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EAST HAMPSHIRE DISTRICT COUNCIL 
 

PLANNING COMMITTEE 
REPORT OF THE DIRECTOR OF REGENERATION AND PLACE 

 
Applications to be determined by the 

Council as the Local Planning Authority 
 

20 May 2021 
 

SECTION 1 – SCHEDULE OF APPLICATION RECOMMENDATIONS  
 

 
Item No.:01 

The information, recommendations, and advice contained in this report are correct as at the 
date of preparation, which is more than one week in advance of the Committee meeting. 
Because of the time constraints some reports may have been prepared in advance of the final 
date given for consultee responses or neighbour comments.  Any changes or necessary 
updates to the report will be made orally at the Committee meeting. 

 

PROPOSAL Outline Application - Extension to existing employment area 
comprising the reception of up to 2,820 sqm. of employment space 
within Class E with associated parking and landscaping (all matters 
reserved except access) (amended and additional information 
received 28/01/21, 11/03/21, and 26/04/21) 

LOCATION: Land to the rear of The Old Stables, Oakhanger Farm, Oakhanger Road, 
Bordon 

REFERENCE : 21876/060 PARISH:Selborne 

APPLICANT:  Purple Beaver Holdings Ltd 

CONSULTATION 
EXPIRY : 

20 January 2021 

APPLICATION EXPIRY : 24 March 2021 

COUNCILLORS: Councillor D A Ashcroft, Councillor K Carter 

SUMMARY RECOMMENDATION: PERMISSION 



This application is being brought before the Planning Committee due to the applicant 
being a Member of the Council. 
 
Site and Development 
 
The site 
  
The application site totals 0.9 hectares in size and comprises open pasture.  It lies on the 
north side of Oakhanger Road, to the south of Oakhanger Village, and approximately 2 miles 
from Bordon and 10 miles from Alton. 
 
The site is within the countryside (outside of any Settlement Policy Boundary) and lies 
approximately 200m from the South Downs National Park boundary. 
 
The site adjoins the Oakhanger Farm site to the east, which itself comprises a number of 
former agricultural buildings which have been converted over time to light industrial units, 
creating a small business park with access from Oakhanger Road.   There is a separate 
complex of Grade II Listed buildings on the western side of the business park, including the 
main farmhouse, which are accessed via a separate entrance.  To the north and west are 
more agricultural fields and to the south is Oakhanger Road. 
 
The site is bounded by low rise wooden post and rail fencing with an area of intermittent 
hedging to the south of the site.  There are no trees protected by Tree Preservation Order 
(TPO) within or adjoining the site. 
 
Ground levels within the site are generally even with a small drop in levels of approximately 
5m from the northern part of the site down to the southern part.   
 
The site is subject to the following designations/constraints: 
 

 In close proximity to the Wealden Heaths Phase II Special Protection Area (SPA)  
 

 In close proximity to the Shortheath Common Special Area of Conservation (SAC),  
 

 Opposite a Site of Important Nature Conservation (SINC) 
 

 Within the Broxhead & Kingsley Commons SSSI 2km Buffer Zone and within the 
Broxhead & Kingsley Commons SSSI Impact Risk Zone 

 

 Within an Area of Medium Contamination Risk 
 

 Within a Major Groundwater Vulnerability Zone 
 

 Within a Mineral Safeguarding Area. 
 
 



 Located within ‘Oaksafe 1’, ‘Oaksafe 2’, and ‘Oaksafe 3’ areas, which restrict the 
maximum height of new development within them. 

 
It is noted that the application site forms part of the development site for previous approval 
ref. 21876/056 in respect of a residential development comprising of 16 dwellings (12 
affordable rent/Shared Ownership homes and 4 market price homes), with garages and 
parking, construction of a lake, landscaping and new vehicular access to Oakhanger Road.  
Approval ref. 21876/056 is still extant and has not been implemented.  If this current 
application were to be approved, only one of the schemes could be implemented due to the 
site overlap.   
 
Development 
 
This is an outline application in respect of the proposed development of the site to provide 
2,820 m2 of employment space within Class E (g(i) and (iii)) with associated parking and 
landscaping.  This application considers only the proposed access in detail; with all other 
matters (appearance, landscaping, layout, and scale) reserved for future consideration. 
 
There were amendments to the Use Classes order in 2020 which resulted in some previous 
‘B’ class uses now falling under the new, wider, use class ‘E’, specifically use classes ‘E 
(g)(i)(Offices) and E(g)(iii) (Industrial processes).  
 
Although only access has been put forward for full consideration, the application is supported 
by indicative details in respect of landscaping and layout.   
 
The development would be accessed via the existing access to the business park and areas 
not of hard-standing would be soft landscaped.  An existing balancing pond at the site would 
be retained and incorporated into the landscaping scheme.  A 5m wide landscaped buffer is 
proposed along the northern boundary of the site, with indigenous planting, to soften views of 
the development from the open countryside to the east. 
 
A total of 115 parking spaces would be provided to serve the existing business park and 
proposed development.  This would be through the reconfiguration of an existing area of 
informal parking to the south and the provision of additional parking spaces within the new 
development.  Three electric vehicle charging points and secure cycle storage are also 
proposed. 
 
The submitted Planning Statement advises that the development is required to facilitate the 
expansion of businesses at the site, which require additional floor space so that their existing 
operations at the site can be retained, in addition to attracting new businesses that have 
expressed an interest in locating to the site 
 
The application is supported by the following drawings/reports: 
 
Application Form 
Covering Letter 



Archaeology Assessment 
Biodiversity Checklist 
CIL form 1 
Contaminated Land Desk study 
Design and Access Statement 
Preliminary Ecological Assessment  
Planning Statement 
Planning Statement Appendix 1A 
Planning Statement Appendix 1B 
Topographical Survey 
Transport Statement 
Travel Plan 
1315.01 – Site Location plan 
1315.02 – Illustrative Site Layout  
ITB16375-GA-003 - Existing Site Access Arrangement and Potential Footway Improvements 
(received 26/04/21) 
EH/483/IE/003 – Root Protection Areas (received 26/04/21) 
Letter to Applicant from P. Gurney (Systems Interface Ltd) (undated)  
Letter to Applicant from M. Seary (Churchod &Co) (dated 01/02/21) (received 11/03/21) 
Drainage Strategy Technical Note by Odyssey (dated March 2021) (received 11/03/21) 
Landscape and Visual Evidence and Appraisal Volumes 1 & 2 by Terra Firma Consultancy 
Ltd) (dated April 2021) (received 19/04/21) 
Habitats Regulations Screening Report by Luken Beck Ltd (received 26/04/21) 
Email to the Council from I. Johnson (Luken Beck Ltd) (dated 19/04/21) 
Email to the Council from I. Johnson (Luken Beck Ltd) (dated 26/04/21) 
Email to the Council from I. Johnson (Luken Beck Ltd) (dated 09/04/21) 
 
 
Relevant Planning History 
 
21876/056 - Outline Application - Residential development comprising of 16 dwellings (12 
  affordable rent/Shared Ownership homes and 4 market price homes), with 

garages and parking, construction of a lake, landscaping and new vehicular 
access to Oakhanger Road (Amended description/plans 20.05.16) – Permission 
subject to a S106 legal agreement (16/08/2019)  

 
There is extensive planning history for various developments within the adjoining Oakhanger 
Farm Business Park and the shop/café use. 
 
Development Plan Policies and Proposals 
 
The Draft version of the Local Plan (2017 -2036) was published under Regulation 18 of the 
Town and Country Planning (Local Planning) (England) Regulations (2012) for public 
consultation from 5 February to 19 March 2019. Paragraph 48 of the NPPF (2019) sets out 
the circumstances when emerging planning policies may be given weight in determining 
planning applications.  



Based on the current early stage of preparation, the draft Local Plan policies are currently 
afforded no weight.  
 
East Hampshire District Local Plan: Joint Core Strategy (2014) 
CP1 -  Presumption in favour of sustainable development  
CP2 -  Spatial Strategy 
CP3 -  New employment provision 
CP6 -  Rural economy and enterprise 
CP19 -  Development in the countryside 
CP20 -  Landscape 
CP21 -  Biodiversity 
CP24 -  Sustainable construction 
CP25 -  Flood Risk 
CP26 -  Water resources/ water quality 
CP27 -  Pollution 
CP28 -  Green Infrastructure 
CP29 -  Design 
CP30 -  Historic Environment 
CP31 -  Transport 
CP32 -  Infrastructure 
 
East Hampshire District Local Plan: Second Review (2006) 
P7 -  Contaminated Land 
HE17 -  Archaeological & Ancient Monuments 
T3 -  Pedestrians and Cyclists 
IB3 -  Industrial or Business Development in the Countryside 
HE12 -  Development affecting the setting of a Listed Building 
HE17 -  Archaeological & Ancient Monuments 
 
 
East Hampshire District Council Local Plan (Part 2): Housing and Employment Allocations 
(2016) 
 
The East Hampshire District Local Plan (Part 2): Housing and Employment Allocations was 

adopted by the Council on the 7th April 2016.  The site does not constitute an allocation in 
this plan. 
 
 
East Hampshire District Council Vehicle Parking Standards - Supplementary Planning 
Document (SPD) (2018) 
 
East Hampshire District Council Planning Contributions and Community Infrastructure Levy - 
(SPD) 
 
 
 



Planning Policy Constraints and Guidance 
 
National Planning Policy Framework (NPPF) June 2019 
 
In this instance the following sections of the NPPF are considered to be particularly relevant 
to the consideration of the development; 
 
2.  Achieving sustainable development 
6.  Building a strong and competitive economy  
9.  Promoting sustainable transport 
12.  Achieving well-designed places 
14.  Meeting the challenge of climate change, flooding and coastal change 
15.  Conserving and enhancing the natural environment  
16.  Conserving and enhancing the historic environment   
 
National Planning Practice Guidance (NPPG) 
 
Consultations and Town/Parish Council comments 
 
Natural England - No objection subject to the SPA mitigation proposed by the applicant in the 
Habitats Regulations Assessment being implemented as part of the development and 
retained in perpetuity.   
 
South Downs National Park Authority – Objection in principle. The area containing the site is 
located within open countryside, only part of the site being previously developed. The 
Development Plan for the area resists development outside settlement boundaries and this 
type of development would only be exceptionally permitted where it requires a countryside 
location. The site is located within the setting of the South Downs National Park beyond its 
northern boundary. 
 
The principle of development in open countryside is not supported as development will 
comprise an area that it is protected as countryside against development strategy of the 
Development Plan (Joint Core Strategy).  
 
In principle objection aside, the SDNPA requests that the following are also considered in the 
determination of the application: 
 

 The landscape and visual sensitivities of the site and surroundings, being the site in 
close proximity to the South Downs National Park 

 

 The impact of the development during construction and operation on the SDNP Dark 
Night Skies Reserve and forms of mitigation for this 

 

 The potential impact of the development on protected habitats and their species, both 
during the construction phase, and also postconstruction, and mitigation for this 

 



 Planting within the development should be native to the locality as native planting 
positively contributes to the enhancement of habitats and to the restoration of 
landscapes 

 
EHDC Planning Policy – No objection in principle.  Any detailed reserved matters 
application/s will need to ensure a high quality of design and landscaping for the development 
in addition to ensuring the development achieves the relevant energy efficiency requirements 
and encourages sustainable travel as far as possible.   
 
EHDC Economic Development – No objection.  Despite the current economic climate, there is 
still large demand for employment space for businesses in the area. The Council currently 
holds enquiries from businesses seeking industrial/office space in East Hampshire in excess 
of 5,000 sqm and needs can’t be met locally.  
 
This proposal would help ease demand without leading to an oversupply. 
 
EHDC Drainage Consultant – No objection subject to conditions being attached to any 
approval requiring details of a scheme for foul and surface water drainage be submitted to, 
and approved in writing, by the Local Planning Authority (LPA) prior to development 
commencing.   
 
EHDC Environmental Health (Contaminated Land) – No objection.  The site does not appear 
to have an historic use other than mainly agricultural/grazing and the likelihood of the 
presence of contaminants of concern is low.  An informative is requested be attached to any 
approval regarding the discovery of any unsuspected contamination.  
 
EHDC Environmental Health (Pollution) – No objection. 
 
EHDC Landscape Officer – Objection.  Given the potential visual and landscape character 
impacts this employment extension area may have on the countryside I would suggest that an 
LVIA is provided to demonstrate the effects that it may have on the surrounding landscape. 
The viewpoint selection should be agreed in advance with the Landscape Officer to ensure a 
comprehensive coverage from sensitive view 
 
EHDC Arboricultural Officer – No objection.  There would appear to be a number of trees on 
or adjacent to the site to the south and a large tree off site to the north however no specific 
details/tree survey accompanies the application.  If these trees are to be successfully retained 
they must be safeguarded throughout any build process.  Details of the proposed protection 
should be submitted to, and approved in writing, by the LPA prior to development 
commencing. 
EHDC Conservation Officer – No objection.  Given the number and size of the buildings on 
the intervening land, there is no objection in terms of impact upon the setting of the listed 
buildings. 
 
EHDC Traffic Team – No objection.  
 



HCC Highways – No objection subject to a S106 legal agreement securing a financial 
contribution to be used on measures to reduce the use of private car. 
 
HCC Lead Local Flood Authority – Final comments awaited. 
 
HCC Ecologist – No objection however requests that a condition be attached to any approval 
requiring that prior to the commencement of development, an ecological mitigation, 
compensation and enhancement plan be submitted to, and approved in writing, by the Local 
Planning Authority.  
 
HCC Minerals Planning Authority – No objection subject to a condition being attached any 
approval requiring that prior to any development commenting, details are submitted to, and 
approved in writing, by the LPA in terms of a strategy for the following: 
 

1. A method for ensuring that minerals that can be viably recovered during the 
development operations are recovered and put to beneficial use; and 

 
2.  A method to record the quantity of recovered mineral (re-use on site or off site) and to 

report this data to the Minerals Planning Authority. 
 
Thames Water – No objection subject to a condition being attached to any approval requiring 
details of the following to be submitted to, and approved in writing, by the LPA prior to 
development commencing:  
 
1. Capacity exists off site to serve the development or  
2. A development and infrastructure phasing plan has been agreed with the Local Authority in 
consultation with Thames Water.  
 
Where a development and infrastructure phasing plan is agreed, no occupation shall take 
place other than in accordance with the agreed development and infrastructure phasing plan, 
or all wastewater network upgrades required to accommodate the additional flows from the 
development have been completed.  
 
Southern Gas Networks – No comments received. 
 
Selborne Parish Council – Objects.  
 
The Flood and Water Management Engineer has already pointed out that the applicant has 
not provided sufficient information on drainage. Selborne Parish Council would like to point 
out that there are already surface water flooding problems in the local area.  
 
Selborne Parish Council submits that the proposed development is in the countryside, outside 
any Settlement Policy Boundary (SPB) and fails to comply with policy.  
 
 
 



CP3 Employment  
 
The Planning statement makes reference to this policy. It is acknowledged that the proposed 
development will provide employment, but CP3 is only about employment “within main 
settlements” and it goes on to list them This development is not on that list; it is in the 
countryside and outside those specified towns.  
 
CP6 Rural economy and enterprise  
 
This policy protects the countryside as development is only permitted for farm diversification 
or conversion of existing buildings.  The proposed development cannot comply with the first 
two sections of CP6 as it is not for an agricultural or tourism need. The only part that could 
possibly be considered is section c. “c) For the reasonable extension of existing firms in the 
countryside and new small scale employment uses within the settlement policy boundaries of 
rural settlements.” However, the developer has not provided any information on his existing 
client base to demonstrate any need for them to be in a countryside location. There is no 
current information provided as to the need to extend.  
 
It is not a “small scale” development as it provides for a floorspace of 2820m2, the buildings 
will be two storey high and it will almost double the floorspace of the existing industrial site. It 
is not “within the settlement policy boundaries of rural settlements”. For all these reasons 
Selborne Parish Council believes that it would be in contravention of CP6 section c.  
 
It is also noteworthy that there are a number of other industrial units nearby. In addition to the 
existing businesses on this site, there are three in Oakhanger itself (Coomers old yard and 
Hartley Mauditt Industrial Yard and at The Old Station). There are also industrial units already 
available, or being built, close by in Bordon which would provide a more appropriate location. 
The developer has not shown any need for this potential expansion of his own units which 
may put at risk the economy of the other sites nearby.  
 
CP19 Development in the countryside  
 
This application is in the countryside and outside any SPB. The Planning Statement 2.2 says 
that the intention is for the expansion of existing tenants “in addition to new businesses”. 
There is no indication that any of the new businesses would have a genuine and proven need 
to be based in the countryside, as required by the policy. The developer has not listed his 
existing tenants, so has not provided any evidence to demonstrate that they have any link to 
the countryside or whether the rural location is essential for their business. The only letter he 
has supplied from a tenant is over a year old from a company called Servero. This is an IT 
hardware sourcing company, which has no countryside connection and could just as easily be 
based within an urban setting. Their website says “they have fast access to motorways so our 
engineers can get to your site fast”.  
 
There is no necessity for this business to be based in the countryside. Selborne Parish 
Council considers that the proposed development should be refused under CP19 as it is not 
essential that this business is based in a rural location and the developer has not supplied 



any other supporting evidence.  
 
CP20 Landscape  
 
The development is an expansion to an already large industrial site in the countryside. It is 
very close to the boundary of the South Downs National Park, and will have a detrimental 
impact upon the designation through light, noise, traffic and appearance. The immediate 
surrounding countryside is generally flat and open, so the development will be visible from 
some distance around. The proposed new industrial area will be incongruous and cannot be 
disguised because of its mass, length and height in the landscape. There is a footpath close 
by to the north east of the existing site. This development will bring the built environment 
much closer to the footpath, to the detriment of users.  
 
CP29 Design  
 
The plans suggest that the buildings are to be designed to look like converted farm buildings. 
The height, size, density, and mass, together with the amount of fenestration to the front (it is 
not clear what windows are proposed to the rear) would be too large to resemble farm 
buildings. There are already a substantial number of buildings on the site, and the new 
development would add to this and create an inappropriate amount of mass and density of 
built environment in this countryside location. The mass and bulk of the new two storey blocks 
will dwarf the existing U-shaped single storey courtyard building (K in previous applications). 
The view from the nearby footpath will be a large solid expanse of the rear of the industrial 
units. It is inappropriate and unsympathetic in this location and does not comply with CP29.  
 
CP31 Transport  
 
It is not a sustainable development in this location as:  
There are no pavements to the nearest settlements;  
 
The narrow rural roads have a 60mph limit and no cycle lanes so are not conducive to safe 
cycling; The nearest bus stop is over one mile away and can only be reached on roads 
without pavements. The bus service from there is sporadic and stops at 1pm thereby not 
allowing people to travel home. Therefore the site is unsustainable as workers, clients and 
deliveries will all come by vehicle. This will be contrary to CP31. The amount of vehicles will 
detrimentally impact upon the rural road network including unclassified lanes through 
Blackmoor and Oakhanger villages, and potentially causing damage to the historic sunken 
lanes.  
 
There appears to be woefully inadequate car parking provision at the proposed site. The 
existing site has a requirement for 96 car parking spaces, which included the area in front and 
to the side of the U-shaped building (unit K on the block plans in previous applications). The 
existing car parks are already often full and overflowing.  
This new development appears to double count and use many of those existing spaces, so in 
reality, it will fall far short of the car parking required for the size of new development under 
CP31.  



Additional information  
 
Although it is not stated on the application, it is noted that Cllr Richard Millard is the sole 
Director of Purple Beaver Holdings Ltd, the applicant.  
 
Conclusion  
 
Selborne Parish Council considers that there is no evidence of justifiable need for this 
development in this countryside location, that it is inappropriate, that it will cause harm to the 
setting and that the proposal fails to comply with policy. 
 
Representations 
 
24 letters of representation have been received in objection to the proposed development on 
the following grounds: 
 

 Some lorries are as wide as the road and turning at the T junctions they have to mount 
the soft verge.  

 Detrimental to Oakhanger Village mainly due to all the extra lorries and cars the 
development would bring. 

 Already suffering an enormous increase due to yet to be completed work in Bordon 
and promised traffic calming has never materialised. 

 The bend approaching the Chocolate Frog is a particularly hazardous. 

 This proposal does not take into real consideration the rural setting, the lack of 
available public transport and roadside pavements will make employees & visitors 
reliant on their own vehicle. 

 Along with the current building proposals for the BOSC, this application will lead to the 
joining up of the two areas and the rural identity will be at risk. 

 The village does not have any public transport. 

 The Chocolate Frog Tea Rooms and its gift shops is a lovely asset but anymore 
development of that piece of land, will spoil its outlook. 

 Since there are many suitable locations in the Bordon and Whitehill regeneration 
scheme that have better links to public transport and cycle paths, it would make more 
environmental sense to develop there rather than Oakhanger Farm. 

 The alleged requirement to provide a larger working environment for an existing tenant 
is called into question.  Aware they are not currently at 100% occupancy and at the 
time of writing there is a billboard outside advertising units for rent.  Is there not 
opportunity to manage the existing units and the space they offer? 

 The proposal claimed to be a form of local employment and has plans to draw 
employment from the local area. Aware of several villagers over the years who have 
been involved with Chocolate Frog but remain unaware of any other village based 
employment to the trading units. Employers select employees on ability not locality. 

 There is a suggestion that the trading estate will have a lower impact on vehicle 
movements over the previous planning for housing.  Fail to understand the rational 
surrounding this claim as the supporting evidence only focuses on staff arriving and 
leaving the proposed premises. No account has been made to delivery, refuse or even 



lunch vehicles. 

 The suggestion that the complex Is linked to both Oakhanger and Bordon with 
pedestrian access is incorrect. 

 The Transport statement fails to consider the potential effect on Oakhanger.  No 
thought has been taken to consider mitigating potential increase in size or volume of 
vehicles through the village. 

 There is a risk of vehicles being backed up out onto the road on a blind corner. 

 Vehicles within the site will be required to spend a considerable time reversing in a 
mixed vehicle and pedestrian area. 

 No thought has been taken for loading and unloading areas. 

 Concerns that the design and layout of the area mixes delivery vehicle of all sizes with 
pedestrians with no segregation or one way system and therefore the additional traffic 
may increase risk if injury or death. 

 This development will be in addition to the existing planning consent for houses, yet to 
be implemented. It would therefore represent yet further expansion of this rural site into 
a commercial complex, with little benefit to the village in which it is situated. 

 The field that is earmarked for development is a very pretty part of a water meadow 
and it would be so sad to see it developed as it is a pretty entrance to the village. 
There are fears from many villagers that this is part of the theme to link with the 
developments in Bordon so that the village is subsumed into the town. 

 The nearest bus stop is 1.9km away. That is a long way down a country lane with no 
pavements. 

 Two electrical vehicle charging points is not sufficient  

 The proposed site borders the South Downs National Park and threatens its dark sky 
policy 

 The proposed site borders protected bird areas 

 A quick internet search showed there is already ample unoccupied 
industrial/commercial units for rent in the immediate area 

 
 
Determining Issues 
 
1.  Principle of development 
2.  Design and layout 
3.  Heritage and archaeology 
4.  Neighbour amenity 
5.  Trees and Landscape 
6.  Ecology  
7.  Foul and surface water drainage 
8.  Pollution and Contamination 
9.  Access and parking 
10. Sustainability 
11. Infrastructure  
 
 
 



Planning Considerations  
 
1. Principle of development 
 
As required by section 38(6) of the Planning and Compulsory Purchase Act 2004, 
applications 
must be determined in line with the adopted development plan for the area, unless material 
considerations apply.  The development plan for EHDC comprises the 'saved' policies of the 
EHDC Local Plan: Second Review (2006), the policies set out in the Local Plan: Joint Core 
Strategy (JCS) (2014), and the Local Plan: Housing and Employment Allocations (2016).  
Material considerations in respect of national planning policy are the NPPF and the National 
Planning Policy Guidance. 
 
The site lies outside of a village with no Settlement Policy Boundary (SPB).  The adopted 
Employment Allocations Plan does not include the site as an allocation of the plan  
 
Whilst the site adjoins a light industrial/commercial site, the site is greenfield land and in 
falling outside of any SPB, is regarded as countryside for the purposes of applying the 
strategic approach to development set out in the JCS and saved Local Plan policies.  In 
particular, that of policies CP1, CP2, CP10, CP19, and IB3 respectively. 
 
These policies operate a policy of general restraint in order to protect the countryside and 
seek to focus development in more sustainable locations.  These policies are consistent with 
the NPPF, including its core principles which note that Planning should recognise the intrinsic 
character and beauty of the countryside.  A proposal, if it harms the character and 
appearance of the countryside, would conflict with these policies and mean that the 
development would not amount to Sustainable Development as referred to in the NPPF. 
 
Policy CP1 of the JCS applies to development within the Settlement Policy Boundary (SPB), 
where there is a presumption in favour of development.   
 
Policy CP2 identifies a sustainable hierarchy of SPBs and sets out five levels of sustainable 
settlements (rated level ‘1-5’, with ‘1’ being market towns and the most sustainable locations 
for new development and ‘5’ being rural villages/hamlets and the least sustainable locations 
due to their often limited services).  The site lies within the parish of Oakhanger which has no 
SPB and is categorised as having the lowest sustainability level of location.   
 
Since the site lies outside of any SPB and is, therefore, within a countryside location, it should 
be assessed against JCS policies CP6, CP19, and saved policy IB3, which only permit new 
commercial development subject to certain criteria.   
 
JCS policy CP6 states that development will be permitted for the reasonable extension of 
existing firms in the countryside and new small scale employment uses within the settlement 
policy boundaries of rural settlements provided that they do not harm the character of the site 
or its surroundings or do not adversely affect natural beauty, wildlife, cultural heritage and 
opportunities for recreation. 



Saved policy IB3 states that: 
 
‘Planning permission for industrial or business development in the countryside will not be 
permitted unless it is for the reasonable expansion or intensification of an established 
industrial or business use within an existing site, provided it would not: 
 
a. result in an over-intensification of use on the site; 
 
b. harm the character or appearance of the site or of the countryside; 
 
c. generate traffic of a type or amount inappropriate to rural roads or, requires 

improvements which would harm the character of rural roads in the area, particularly 
sunken lanes;  

 
d. harm the amenity enjoyed by occupiers of nearby properties; or 
 
e. lead to excessive use of the car.’ 
 
Para. 83 of the NPPF states the following: 
 
‘83. Planning policies and decisions should enable: 
 
a) the sustainable growth and expansion of all types of business in rural areas, both through 
conversion of existing buildings and well-designed new buildings; 
 
b) the development and diversification of agricultural and other land-based rural businesses; 
 
c) sustainable rural tourism and leisure developments which respect the character 
of the countryside; and 
 
d) the retention and development of accessible local services and community facilities, such 
as local shops, meeting places, sports venues, open space, cultural buildings, public houses 
and places of worship’. 
 
The proposed development, within the countryside, would comply with the exception criteria 
contained within policy CP19 since it would be providing commercial units with a genuine and 
proven need for a countryside location since the proposal would form an expansion of an 
existing business park.  The applicant has submitted letter evidence of expression of interest 
in the development from an existing occupier seeking to expand their operations, and a 
prospective occupier.   
 
The EHDC Forward Planning Officer advises the following in their comments: 
 
‘The business park itself has been assessed within a qualitative review of employment sites in 
EHDC’s planning area, to inform work on the emerging East Hampshire Local Plan 2017-
2036.  



This review noted that the site was of relatively high quality, providing accommodation for 
high value businesses operating in the rural area (source: Interim Housing and Employment 
Development Needs Assessment, December 2018). As such, the site was identified as a 
locally significant employment site in the East Hampshire Draft Local Plan 2017-2036. The 
sustainable expansion of  this business park is therefore supported as a positive step for 
increasing the provision of new employment floorspace in the rural area.’ 
 
‘…it is important that existing sites are renovated or redeveloped for employment use, to 
ensure that an adequate supply of modern business premises is available. In this context, it is 
relevant to note that monitoring of employment floorspace development in East Hampshire 
has shown a long-term decline in the provision of new floorspace for employment use in the 
period 2005/6 to 2014/15 (Figure 7.12, Interim HEDNA, December 2018). Although recent 
allocations through Part 2 of the East Hampshire Local Plan (adopted April 2016) and the 
Petersfield Neighbourhood Plan should help to address the needs for modern premises, the 
environment for investment in commercial property continues to be challenging. The provision 
of new employment floorspace at Oakhanger Farm Business Park could therefore help to 
provide much needed high quality employment premises for local businesses.’ 
 
Whilst noting the benefits of the development in principle, the EHDC Forward Planning Officer 
notes that the scheme should also be assessed against the other policy criterion contained 
within policy CP6 and saved policy IB3.  This assessment is made in the relevant following 
sections of this report.  
 
The EHDC Economic Development Officer is in support the proposal and advises the 
following in their comments: 
 
‘Despite the current economic climate, there is still large demand for employment space for 
businesses in the area. We currently hold enquiries from businesses seeking industrial/office 
space in East Hampshire in excess of 5,000 sqm and needs can’t be met locally.  This 
proposal would help ease demand without leading to an oversupply.’ 
 
Comments have been made by consultees regarding the previous approval ref. 21876/056 in 
respect of a residential development comprising of 16 dwellings (12 affordable rent/Shared 
Ownership homes and 4 market price homes), with garages and parking, construction of a 
lake, landscaping and new vehicular access to Oakhanger Road and that if this current 
scheme were to be approved, it would result in an intensification of development at the site.  
Officers would clarify that the location of the proposed commercial units is the same location 
as that of the approved affordable housing units, therefore both schemes could not be 
implemented.  It would be either one or the other and this can be secured through a S106 
legal agreement. 
 
On balance, the principle of the proposed development is considered acceptable and to be in 
accordance with the general aims of policies CP6 and CP19 of the JCS, saved policy IB3, 
and the provisions of the NPPF. 
 
 



2. Design and layout 
 
Policy CP29 of the JCS seeks to ensure that development proposals are of exemplary 
standard of design and architecture, with a high-quality external appearance that respect an 
area's particular characteristics.  It requires that developments are sympathetic to their setting 
in terms of scale, height and massing, and their relationship to adjoining buildings, spaces 
around buildings, and that development should make a positive contribution to the overall 
appearance of the area.   
 
Para. 127 of the NPPF states the following: 
 
‘127. Planning policies and decisions should ensure that developments: 
 
a) will function well and add to the overall quality of the area, not just for the short term but 
over the lifetime of the development; 
 
b) are visually attractive as a result of good architecture, layout and appropriate and effective 
landscaping; 
 
c) are sympathetic to local character and history, including the surrounding built environment 
and landscape setting, while not preventing or discouraging appropriate innovation or change 
(such as increased densities); 
 
d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, 
building types and materials to create attractive, welcoming and distinctive places to live, work 
and visit; 
 
e) optimise the potential of the site to accommodate and sustain an appropriate amount and 
mix of development (including green and other public space) and support local facilities and 
transport networks; and 
 
f) create places that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users; and where crime and 
disorder, and the fear of crime, do not undermine the quality of life or community cohesion 
and resilience.’ 
 
The application is in outline format with only access put forward for detailed consideration at 
this stage, however indicative details have been submitted showing the proposed layout of 
the site.  The existing access would serve the new development, which would be located 
adjacent to existing buildings within the business park. 
 
The submitted illustrative layout plan indicates areas of hard and soft landscaping, which are 
considered acceptable in principle, and with details to be finalised at reserved matters stage 
in the event of an approval of this outline application.  The existing balancing pond would be 
retained and would provide a small, natural water feature.   
 



The units are proposed to be two-storey in height and there is predominately low rise and low 
density development within the surrounding area. Whilst the detailed design, scale, and layout 
of the commercial units would be determined at reserved matters stage, regard would be had 
of the prevailing character of the area and the specially designated areas which the site 
adjoins.   
 
The submitted illustrative master plan and accompanying documents have though, 
demonstrated that the proposed development is of a scale and density which could be 
satisfactorily accommodated on the site to be in keeping with the character of the area subject 
to agreeing details of the layout, etc, through reserved matters.  As such, the development 
would be in compliance with policy CP29 of the JCS and the provisions of the NPPF. 
 
3. Heritage and Archaeology 
 
JCS policy CP30 states that development proposals must conserve, and where possible, 
enhance the historic environment.  
 
Saved policy HE12 states that proposals for development will not be permitted if they would 
harm the setting of a Listed Building.  Saved policy HE17 states that development will not be 
permitted which adversely affects important archaeological sites, buildings, monuments or 
features, whether scheduled or not, or their settings. 
 
The site does not lie within or adjoining a conservation area and the only Listed Buildings in 
proximity to the site are a group on the western side of the Oakhanger Farm Business Park.   
 
Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires 
planning authorities, when considering whether to grant planning permission for development 
which affects a listed building or its setting, to have special regard to the desirability of 
preserving the building or its setting or any features of special architectural or historic interest 
which it possesses. 
 
The development would be located 100m from Oakhanger Farm Barn, which is Grade II 
Listed.  The EHDC Conservation Officer has not raised an objection to the proposal. The 
proposal would not have any impact on the listed building or its setting. 
 
In terms of archaeology, as per the previous approval ref. 21876/0/56, it is appropriate to 
attach conditions to any approval requiring the implementation of a programme of 
archaeological assessment in accordance with a Written Scheme of Investigation that has 
been submitted to and approved by the LPA, the implementation of a programme of 
archaeological mitigation of impact, and a report being produced in accordance with an 
approved programme including where appropriate post-excavation assessment, specialist 
analysis and reports, publication and public engagement.   
 
Subject to the appropriate conditions being attached to any approval, the proposal complies 
with the aims of JCS policy CP30 and saved policies HE12 and HE17. 
 



4. Neighbour Amenity 
 
Policy CP27 of the JCS requires that developments do not have an unacceptable impact on 
the amenity of the occupiers of neighbouring properties through loss of privacy or excessive 
overshadowing.   
 
The application is in outline format however an indicative proposed site layout has been 
provided.   
 
There are no residential dwellings in the immediate vicinity of the site or located close enough 
to the site that are considered would be unduly impacted by a commercial redevelopment of 
the site, in terms of noise, outlook, privacy, or daylight/sunlight.  The Council’s Environmental 
Health Officer has raised no objection in terms of the relationship of the development with 
occupiers of the adjacent commercial estate. 
 
It is considered appropriate to attach conditions to any approval restricting the uses of the 
units to class E (g)(i)(offices) and E(iii)(industrial processes) only and that operating hours are 
Monday - Fridays  08:00 - 18:00, Saturdays 0800 - 13:00, and not at all on Sundays/Bank or 
Public Holidays.  If the occupier of a unit wished to alter the hours of operation, they would 
need submit a formal application to vary the condition and this would be assessed on its 
merits.   
 
From the indicative details submitted, and subject to the appropriate conditions attached to 
any approval, the proposal would be in accordance with the aims of JCS policy CP27. 
 
5. Trees and Landscape 
 
JCS policy CP19 states that the countryside needs to be protected for the sake of its intrinsic 
character and beauty, the diversity and qualities of its landscapes, heritage and wildlife, the 
wealth of its natural resources and to ensure it may be enjoyed by all. 
 
JCS policy CP20 states that new development will be required to, amongst other things, 
protect and enhance natural and historic features which contribute to the distinctive character 
of the districts landscape, such as trees, woodlands, hedgerows, soils, rivers, river corridors, 
ditches, ponds, ancient sunken lanes, ancient tracks, rural buildings, and open areas. 
 
None of the existing trees within or adjoining are proposed to be removed.  The site does not 
include any Tree Preservation Orders (TPOs) and is not located within a conservation area, 
however there are some Oak trees identified as being of amenity value and worthy of 
retention to the southern part of the site.  The EHDC Arboricultural Officer has not raised an 
objection to the proposed development, however requests that details of the proposed tree 
protection measures are submitted with any detailed ‘reserved’ matters application.  A 
condition can be attached to any approval requiring the submission to, and approval in 
writing, by the LPA of an Arboricultural Method Statement and Tree Protection Plan. 
 
 



JCS policy CP20 also states that the special characteristics of the district’s natural 
environment will be conserved and enhanced and that development will be required to 
contribute to this through design, landscaping, and ecology. 
 
The SDNP is located approximately 200m from the site and the SDNPA has raised an ‘in 
principle’ objection to the proposed development.  Principle of development aside, the 
SDNPA has requested that the following are considered in the determination of the 
application: 
 
•   The landscape and visual sensitivities of the site and surroundings, being 
the site in close proximity to the South Downs National Park 
 
• The impact of the development during construction and operation on the SDNP Dark 
Night Skies Reserve and forms of mitigation for this 
 
• The potential impact of the development on protected habitats and their species, both 
during the construction phase, and also postconstruction, and mitigation for this 
 
• Planting within the development should be native to the locality as native planting 
positively contributes to the enhancement of habitats and to the restoration of landscapes 
 
The EHDC Landscape Officer originally raised concerns regarding the potential landscape 
impact of the development in the absence of a Landscape and Visual Impact Assessment 
(LVIA).  Following the submission of a LIVIA, the EHDC Landscape Officer raises no 
objection to the proposal subject to the detailed design of the buildings and landscaping of the 
development.  The proposed landscaping scheme can be secured through an appropriate 
condition attached to any approval and the detailed design of the development would be 
considered at ‘reserved matters’ stage 
Based on the indicative layout plan, the proposal is not considered would result in an overly 
high density or height (the units would be two storey) and would provide ample landscaping 
opportunities to soften and enhance the appearance of the site.   
 
With regard to the SDNP Dark Night Skies Reserve, a condition is recommended be attached 
to any approval requiring details of all windows, doors, and roof lights be submitted to, and 
approved in writing, by the LPA prior to their installation to ensure both lighting and glazing is 
of a sufficient specification to reduce illumination from the site.  A condition is recommended 
to be attached to any approval prohibiting the installation of any external lighting without the 
details being first submitted to, and approved in writing, by the LPA.  A condition is 
recommended be attached to any approval requiring details of a Construction Environmental 
Management Plan (CEMP) to be submitted to, and approved in writing by, the LPA prior to 
development commencing, which would be required to include details of lighting and 
mitigation during the construction phase, in the interests of preserving the integrity of the Dark 
Night Skies Reserve.   
 
Subject to the appropriate conditions being attached to any approval, the proposed 
development is considered to comply with the aims of JCS policies CP19 and CP20. 



6. Ecology 
 
JCS policy CP21 states that development proposals must maintain, enhance and protect the 
District’s biodiversity and its surrounding environment. 
 
JCS policy CP22 states that development will be expected to, among other requirements: 
 

3.     Maintain, enhance and protect district wide biodiversity, in particular the nature 
conservation designations (see Map 2). 

 

     Ensure wildlife enhancements are incorporated into the design to achieve a net gain 
in biodiversity by designing in wildlife and by ensuring that any adverse impacts are 
avoided where possible or, if unavoidable, they are appropriately mitigated for, with 
compensatory measures only used as a last resort. 

 

     Protect and, where appropriate, strengthen populations of protected species; 
 
 
7. Foul and surface water drainage 
 
JCS policy CP25 states that development, including any access, should be safe without 
increasing flooding elsewhere and where possible, should reduce flood risk overall.  All 
development will be required to ensure that there is also no net increase in surface water 
runoff.   
 
JCS policy CP26 states that development will be required to protect the quality and quantity of 
water and make efficient use of water. 
 
The EHDC Drainage Consultant has raised an objection to the proposed development on the 
grounds of insufficient information.  The Lead Flood Authority have yet to confirm their 
comments in writing and an up-date on this will be given at the meeting. 
 
A condition is recommended be attached to any approval requiring details of a scheme for 
foul and surface water drainage be submitted to, and approved in writing, by the LPA prior to 
development commencing.  
 
Thames Water have not raised any objection to the proposed development subject to their 
requested conditions and informatives being attached to any approval.  Officers concur with 
the requested conditions and informatives. 
 
The site is located within a Ground Water Vulnerability Zone, so it is considered appropriate 
to attach the same condition attached to previous approval ref. 21876/056, which requires  
a hydrogeological risk assessment be submitted to, and approved in writing, by the LPA prior 
to development commencing. 
 
 



Subject to the appropriate conditions being attached to any approval, the development could 
be achieved in such a way that it would not result in increased surface water flooding 
in/around the site and that groundwater would not be affected by potential contaminants from 
the construction and operation of the development, in accordance with aims of policies CP25 
and CP26 of the JCS. 
 
8.  Pollution and Contamination 
 
JCS policy CP27 states that development must not result in pollution which prejudices the 
health and safety of communities and their environments.   
 
Saved policy P7 states that an applicant proposing development on or near a site where there 
is contamination, or good reason to believe that contamination may exist, should carry out a 
site assessment and submit a report of the findings to establish the nature and extent of the 
contamination. 
 
The EHDC Environmental Health Officers have raised no objection on contamination or 
pollution grounds subject to an informative being attached to any approval regarding the 
discovery of any contamination within the site.  
 
The proposed development would comply with the aims of saved policy P7. 
 
9. Access and Parking 
 
JCS policy CP31 states that new development should be located and designed to reduce the 
need to travel and development that is likely to generate a significant number of additional 
vehicular movements will normally be expected to be located near existing centres and 
supportive infrastructure. Development proposals will include a range of mitigating measures 
and, where appropriate, will be required to meet the specific criteria set out within the policy. 
 
Access to the proposed development would be through an existing access to the wider site.  It 
is proposed to install a section of footway and dropped kerb on the northern side of the 
access and the same further along the access, on the northern side also. 
 
 
10. Sustainability 
 
Under JCS policy CP24, all new non-residential developments with a floor space of over 500 
m² must achieve a minimum ‘excellent’ BREEAM rating unless proven to be financially or 
technically inviable. 
 
A Sustainability Statement has not been submitted however the requirement for the 
development to achieve a BREEAM rating of not less than ‘excellent’ can be secured by way 
of planning condition to ensure the development meets the requirements of Policy CP24. 
 
 



11. Infrastructure  
 
JCS policy CP32 states that where the provision or improvement of infrastructure is 
necessary to meet community or environmental needs associated with new development or to 
mitigate 
the impact of development on the environment, the payment of financial contributions 
will be required through planning obligations and/or the Community Infrastructure 
Levy (CIL) to ensure that all such development makes an appropriate and reasonable 
contribution to the costs of provision. 
 

EHDC CIL was adopted on the 8th April 2016.  This enables the Council to raise, and pool, 
contributions from developers to help fund additional infrastructure required to support new 
development including roads, schools, green spaces and community facilities.  EHDC CIL 
replaces Section 106 agreements as the principal means by which pooled developer 
contributions towards providing the necessary infrastructure are collected as set out in the 
adopted ‘Planning Contributions and Community Infrastructure Levy’ Supplementary Planning 
Document, which provides further details on the Council’s CIL Charging Schedule and other 
developer contributions.  If approved, the development would not be CIL liable. 
 
Response to Parish/Town Council Comments 
 
Selborne Parish Council objects to the proposed development and on the grounds of the 
development being contrary to policy, the unsustainable location of the site and increased 
traffic, the scale of the scheme, and impact on the surrounding landscape character. 
 
These issues have been covered in the foregoing report. 
 
Conclusion 
 
The NPPF advocates a presumption in favour of sustainable development and as such, any 
adverse impacts of a proposal would need to significantly and demonstrably outweigh the 
benefits. 
 
The site lies adjoining a village with no Settlement Policy Boundary thus is in a countryside 
location, and where there is a presumption against new commercial development other than 
in certain policy circumstances.   The site is not included in the adopted Allocations Plan 
however there is an overriding justification for the development in policy terms.  JCS policy 
CP6 advises that development will be permitted for the reasonable extension of existing firms 
in the countryside provided that development does not harm the character of the site or its 
surroundings, or adversely affect natural beauty, wildlife, cultural heritage and opportunities 
for recreation.  Policy IB3 also allows for industrial or business development within the 
countryside subject to certain criteria, including the development not leading to excessive use 
of cars. 
 
Whilst the site is not served by public transport and walking routes are not readily accessible, 
it is part of an established commercial estate, hosting a range of uses.   



An existing informal parking would be rationalised to provide formal parking spaces and 
occupants of the units would be required to implement a Travel Plan.  Three electric vehicular 
charging points would also be provided.  Furthermore, the proposed uses of the units include 
office uses, and which tend to be less intensive in terms of vehicular movements and 
deliveries.  
 
The application has demonstrated that the development could be achieved in such a way that 
would conserve and enhance the character of the area, that it would not result in a 
detrimental impact on protected species and the SPA, that it would not result in a detrimental 
impact on the amenities of the occupiers of adjoining and surrounding properties by way of 
the density, scale, and siting of the proposed development, and that it would not result in a 
detrimental impact on foul and surface water drainage, or on highway/pedestrian 
considerations, subject to the appropriate conditions being attached to any consent.   
 
In light of the above, the principle of development is, accepted on this site and that the 
development would be sustainable having regard to the provisions of the NPPF and relevant 
policies of the Development Plan.  
 
RECOMMENDATION  
 
That, subject to no objection being raised by the Lead Flood Authority, the Solicitor to the 
Council be authorised to draw up a S106 Agreement and provided that by 20 July 2021 all 
parties enter into the S106 Agreement with the Council to secure: 
 
i).Financial contribution of £(final amount to be confirmed) to be spent on measures to reduce 
the reliance on private car; 
 
ii).Agreement from the applicant that only this planning permission ref. 21786/061/OUT, or 
previous planning permission ref. 21876/056/OUT will be implemented, and 
 
iii). S106 administration and monitoring fee; 
 
then the Director of Regeneration and Place be authorised to: 
 
a) Make minor changes to conditions, as necessary, with agreement of Chairman and Ward 
Councillors, and 
 
b) grant OUTLINE PERMISSION subject to the following conditions. 
 
However, in the event that a satisfactory S106 agreement to secure points i-iii above is not 
completed by 20 July 2021, then permission will be refused under the Councils adopted 
scheme of delegation, unless an extension of time is agreed by Chairman of this Committee. 
 
 
 
 



1 Applications for the approval of the matters referred to herein shall be 
made within a period of three years from the date of this permission.  The 
development to which the permission relates shall be begun not later 
than whichever is the later of the following dates:- 
(i) three years from the date of this permission; or 
(ii) two years from the final approval of the said reserved matters, or, in 
the case of approval on different dates, the final approval of the last such 
matter to be approved. 
Reason - To comply with the provisions of Section 92(2) of the Town and 
Country Planning Act, 1990. 
 

2 No development shall start on site until plans and particulars showing 
details relating to access, appearance, landscaping, layout, and scale of 
the development shall be submitted to, and approved by the Planning 
Authority.  These details shall comprise the 'reserved matters' and shall 
be submitted within the time constraints referred to in Condition 1 above 
before any development is commenced.  
Reason - To comply with Article 5 of the Town and Country Planning 
(Development Management Procedure) (England) Order 2015 (or any 
Order revoking and re-enacting that Order). 
 

3 Notwithstanding any indication of materials that may have been given in 
the application or in the absence of such information, no development 
above slab level shall take place on site until samples / details including 
manufacturers details of all the materials to be used for external facing 
and roofing for the development hereby approved have been submitted 
to, and approved in writing by, the Local Planning Authority.  The 
development works shall be carried out in accordance with the approved 
details. 
Reason - To ensure that the materials used in the construction of the 
approved development harmonise with the surroundings. 
 

4 No development shall commence on site until plans of the site showing 
details of the existing and proposed ground levels, proposed finished floor 
levels, levels of any paths, drives, garages and parking areas and the 
proposed completed height of the development and any retaining walls 
have been submitted to, and approved in writing by, the Local Planning 
Authority.  The details shall clearly identify the relationship of the 
proposed ground levels and proposed completed height with adjacent 
buildings.  The development thereafter shall be carried out in accordance 
with the approved details. 
Reason - To ensure that a satisfactory relationship results between the 
new development and adjacent buildings and public areas.  It is 
considered necessary for this to be a pre-commencement condition as 
these details relate to the construction of the development and thus go to 
the heart of the planning permission. 



5 No development shall commence until a copy of a letter from a person 
that is licensed with the Building Research Establishment (BRE) or other 
equivalent assessors as a BREEAM – Pre-Commencement (New build 
non-residential) assessor that the development is registered with BRE 
under BREEAM (either a ‘standard’ BREEAM or a ‘bespoke’ BREEAM) 
and a Design Stage Assessment Report showing that the development 
will achieve a BREEAM rating of not less than the standards equivalent to 
‘Excellent’ has been submitted to and approved in writing by the Local 
Planning Authority. 
Reason - To ensure that the development achieves a high standard of 
sustainability and makes efficient use of resources.  It is considered 
necessary for this to be a pre-commencement condition as these details 
relate to the construction of the development and thus go to the heart of 
the planning permission.   
 

6 No development shall commence on site until details of a scheme for foul 
and surface water drainage has been submitted to, and approved in 
writing by, the Local Planning Authority.  Such details should include 
provision for all surface water drainage from parking areas and areas of 
hardstanding to prevent surface water from discharging onto the highway 
and should be based on site investigation and percolation tests.  The 
development shall be carried out in accordance with the approved details 
before any part of the development is first occupied and shall be retained 
thereafter. 
Reason - To ensure adequate provision for drainage. It is considered 
necessary for this to be a pre-commencement condition as such details 
need to be taken into account in the construction of the development and 
thus go to the heart of the planning permission. 
Note: The applicant is requested to contact the Council's Drainage 
Consultant as soon as possible to discuss the details required for the 
discharge of the above condition. 
 

7 The development hereby permitted shall not be brought into use until the 
area(s) shown on the approved plan for the parking of vehicles (including 
garages and those areas marked out on the plan as being unallocated) 
shall have been made available, surfaced and marked out. The parking 
area(s) shall then be permanently retained and reserved for that purpose 
at all times. 
Reason - To make provision for off street parking for the purpose of 
highway safety. 
 

8 No part of the development hereby approved shall be occupied until 
details for the on site provision of [bin & cycle] storage facilities have been 
submitted to and approved in writing by the Local Planning Authority.  
 
 



The development shall not be occupied until the [bin & cycle] storage has 
been constructed in accordance with the approved details and thereafter 
retained and kept available. 
Reason - To ensure the adequate provision of on site facilities. 
 

9 The development hereby approved shall not be first brought into use until 
a fully detailed landscape and planting scheme for the site has been 
submitted to and approved in writing by the Local Planning Authority.  The 
works shall be carried out in accordance with the approved details and in 
accordance with the recommendations of the appropriate British 
Standards or other recognised codes of good practice.  These works shall 
be carried out in the first planting season after practical completion or 
first occupation of the development, whichever is earlier, unless 
otherwise first agreed in writing by the Local Planning Authority. 
Any trees or plants which, within a period of 5 years after planting, are 
removed, die or become seriously damaged or defective, shall be 
replaced as soon as is reasonably practicable with others of species, size 
and number as originally approved unless a suitable alternative species 
are otherwise agreed in writing by the Local Planning Authority. 
Reason - In the interests of the visual amenities of the locality and to 
enable proper consideration to be given to the impact of the proposed 
development on existing trees. 
 

10 Prior to first occupation no fewer than three electric vehicle charging 
points shall be installed within the site for use by occupants of, and 
visitors to the development.  The charging points shall be made available 
for use at all times and shall be permanently retained and maintained as 
such. 
Reason - To ensure adequate electric vehicle charging facilities in the 
interests of the sustainability of the development.  
 

11 No development shall take place until details have been submitted to, and 
approved in writing by, the Local Planning Authority in respect of a 
hydrogeological risk assessment, including robust pollution protection 
measures and consideration of drainage design and ground disturbance 
to minimise potential impacts on ground water quality and reduction in the 
availability of groundwater resources. 
 
The development shall be carried out in accordance with the approved 
details. 
Reason - To ensure adequate measures and precautions necessary to 
avoid deterioration in the quality of groundwater below the site. It is 
considered necessary for this to be a pre-commencement condition as  
such details need to be taken into account in the construction of the 
development and thus go to the heart of the development. 
 



 
12 Notwithstanding the changes of use permitted within Part 3 of the 

Schedule 2 Town and Country Planning (General Permitted 
Development) Order 2015 (or any order revoking, re-enacting or 
modifying that Order) the development shall be used for purposes within 
Class E(g)(i) (Offices), Class E (g)(iii)(Industrial processes) of the Town 
and Country (Use Classes) Order (or any order revoking, re-enacting or 
modifying that Order) 1987 only, and for no other purposes. 
Reason - In order to maintain control over future use of the premises in 
the interests of the general amenity of the area and highway safety. 
 

13 The uses hereby permitted shall only be carried out within the site 
between 06:30 and 18:00 Mondays to Fridays and at no time on 
Saturday, Sundays, and Public Holidays. 
Reason - To ensure that the amenities of the adjacent properties are not 
detrimentally affected by the use of the site outside reasonable working 
times. 
 

14 Prior to development commencing, details of three electric vehicle 
charging points (locations and specification) shall be submitted to, and 
approved in writing, by the Local Planning Authority.  The approved 
charging points shall be installed prior to first occupation of the 
development and shall be permanently retained, maintained, and retained 
for use thereafter. 
Reason - To ensure adequate charging point for electric vehicles in the 
interests of the sustainability of the development and to encourage more 
sustainable forms of transport.  
 

15 The parking spaces shown on approved plan ref. 1315.02 shall only be 
used for parking purposes by occupiers and visitors to the site.  The 
parking spaces shall be kept free from obstacles and permanently 
retained and maintained as such. 
Reason - To ensure adequate on-site car parking provision for the 
approved development. 
 

16 Prior to first occupation of the development, details of measures to 
prevent access to, and use of, the car parking areas by those other than 
occupants or visitors of the approved units shall be submitted to, and 
approved in writing, by the Local Planning Authority.  The approved 
measures shall be installed prior to first occupation of the development 
and permanently retained and maintained as such, and used thereafter at 
all times.  
Reason – In order to prevent use of the car parking areas by those not 
occupying or visiting the development, in the interests of maintaining 
parking provision for the development, and to restrict access to the 
Wealden Heaths Special Protection Area.  



17 Prior to first occupation of the development, details of outside seating and 
tables to be provided for occupants and visitors to the site shall be 
submitted to, and approved in writing, by the Local Planning Authority.  
The approved seating and tables shall be installed prior to first occupation 
of the development and permanently retained and maintained as such, 
and kept available for use at all times thereafter.  
Reason – In the interests of providing suitable outdoor spaces for 
occupants of, and visitors to, the site and reducing recreational pressure 
on the Wealden Heaths Special Protection Area.  
 

18 No development shall take place, including any works of demolition, until 
a Construction Environmental Management Plan has been submitted to, 
and approved in writing by, the local planning authority.   
 
The Statement shall provide for: 
 

i. A programme of and phasing of demolition (if any) and 
construction work; 

 
ii. The provision of long term facilities for contractor parking; 

 
iii. The arrangements for deliveries associated with all construction 

works; 
 

iv. Methods and phasing of construction works; 
 

v. Access and egress for plant and machinery; 
 

vi. Protection of pedestrian routes during construction; 
 

vii. Location of temporary site buildings, compounds, construction 
material, and plant storage areas; 

 
viii. Provision for storage, collection, and disposal of rubbish from 

the development during construction period;  
 

ix. Re-use of on site material and spoil arising from any site 
clearance or demolition work; 

 
x. The parking of vehicles of site operatives and visitors; 
 
xi. Loading and unloading of plant and materials; 
 
xii. Storage of plant and materials used in constructing the development; 
 
xiii. The erection and maintenance of security hoarding including 



decorative displays and facilities for public viewing, where appropriate; 
 
xiv. Wheel washing facilities; 
 
xv. Measures to control the emission of dust and dirt during construction; 
 
xvi. Measures to control noise and vibration during construction; 
 
xvii. A scheme for recycling/disposing of waste resulting from demolition 
and construction works; 
 
xviii. Measures to protect, maintain, and enhance ecological value within 
the site; 
 
xix. Measures to mitigate against impacts from lighting on the SDNP Dark 
night Skies Reserve during construction; and 
 
xx. Demolition and construction work shall take place in accordance with 
the approved method statement for the duration of works. 
Reason - To ensure the safety of pedestrians and vehicles, the amenities 
of the surrounding area, and to protect, maintain, and enhance the 
ecological value of the site.  It is considered necessary for this to be a 
pre-commencement condition as these details relate to the construction of 
the development and thus go to the heart of the planning permission. 
 

19 Prior to the commencement of development activities, an ecological 
mitigation, compensation and enhancement plan shall be submitted to 
and approved in writing by the Local Planning Authority. This plan shall be 
in accordance with the outline measures detailed within the Preliminary 
Ecological Appraisal (Vesper, November 2020) unless otherwise agreed 
in writing by the Local Planning Authority. All ecological mitigation, 
compensation and enhancement features shall be installed/implemented 
as per ecologist's instructions and retained in perpetuity in a condition and 
location suited to their intended function.  
Reason - To protect biodiversity in accordance with the Conservation 
Regulations 2017, Wildlife & Countryside Act 1981, the NERC Act (2006), 
NPPF and with Policy CP21 of the East Hampshire District Local Plan: 
Joint Core Strategy. It is considered necessary for this to be a pre-
commencement condition as these details relate to the construction of the 
development and thus go to the heart of the planning permission 
 

20 No development [including demolition] pursuant to this consent shall 
commence until an Arboricultural Method Statement and Tree Protection 
Plan has been submitted to, and approved in writing, by the Local 
Planning Authority and the approved details have been installed. 
   



The details and measures as approved shall be retained and maintained, 
until the completion of all site operations. 
Reason - To protect and safeguard the existing retained trees. It is 
considered necessary for this to be a pre-commencement condition as 
these details relate to the construction of the development and thus go to 
the heart of the planning permission. 
 

21 Prior to development commencing, a statement providing details of the 
following shall be submitted to, and approved in writing, by the Local 
Planning Authority:  
 

1. A method for ensuring that minerals that can be viably recovered 
during the development operations are recovered and put to 
beneficial use; and 

 
2. A method to record the quantity of recovered mineral (re-use on 

site or off site)  
 
The development shall be carried out in accordance with the approved 
details and all data shall be reported to the Hampshire Country Council 
Minerals Planning Authority. It is considered necessary for this to be a 
pre-commencement condition as these details relate to the construction of 
the development and thus go to the heart of the planning permission. 
Reason – To ensure the adequate monitoring and reporting of incidental 
minerals extraction.  It is considered necessary for this to be a pre-
commencement condition as these details relate to the construction of the 
development and thus go to the heart of the planning permission.   
 

22 No part of the development shall be occupied until either:  
 
i) Confirmation has been provided to the Local Planning Authority and 
Thames Water that capacity exists off site to serve the development in 
terms of surface water drainage; or  
 
ii) A development and infrastructure phasing plan for surface water 
drainage has been submitted to, and approved in writing, by the Local 
Planning Authority.  
 
(Where a development and infrastructure phasing plan is agreed, no 
occupation shall take 
place other than in accordance with the agreed development and 
infrastructure phasing plan); 
 
 iii) All wastewater network upgrades required to accommodate the 
additional foul water drainage flows from the development have been 
completed before first occupation and retained thereafter.  



Reason - Network reinforcement works may be required to accommodate 
the proposed development and any reinforcement works identified will be 
necessary in order to avoid sewage flooding and/or potential pollution 
incidents. 
 

23 No part of the development shall be occupied until either:  
 
1. Confirmation has been provided to the Local Planning Authority and 
Thames Water that capacity exists off site to serve the development in 
terms of foul water drainage; or  
 
2. A development and infrastructure phasing plan for foul water drainage 
has been submitted to, and approved in writing, by the Local Planning 
Authority.  
 
(Where a development and infrastructure phasing plan is agreed, no 
occupation shall take 
place other than in accordance with the agreed development and 
infrastructure phasing plan); 
 
3. All wastewater network upgrades required to accommodate the 
additional foul water drainage flows from the development have been 
completed.  
Reason - Network reinforcement works may be required to accommodate 
the proposed development and any reinforcement works identified will be 
necessary in order to avoid sewage flooding and/or potential pollution 
incidents. 
 

24 No external lighting/ floodlighting shall be installed on the site until such 
details have been submitted to and approved in writing by the Planning 
Authority.  The lighting shall be installed, operated, and maintained in 
accordance with the approved details. 
Reason - In the interests of the amenity of the occupants of neighbouring 
properties and the interests of highway safety and the designated 
International Dark Night Reserve, which is part of the special quality of the 
South Downs National Park, in accordance with National Park Purposes 
and the National Planning Policy Framework. 
 
Note: When submitting details for approval, it is requested that a report 
from a competent Lighting Professional is provided, confirming that the 
external lighting installation meets the Obtrusive Light Limitations for 
Exterior Lighting Installations for Environmental Zone (to be specified for 
the circumstances) as set out in the "Guidance Notes for the Reduction of 
Obtrusive Light GN01:2011" issued by the Institute of Lighting 
Professionals. 
 



25 Prior to the installation of any windows, doors, or roof lights within the 
development, details of mitigation methods (in accordance with the SDNP 
Dark Skies Guidance) for the windows, doors, and roof lights must be 
submitted to, and approved in writing, by the Local Planning Authority. 
The mitigation method agreed by the Local Planning Authority shall be 
permanently used and maintained thereafter.  
Reason - To protect the character of the countryside, and the designated 
International Dark Night Reserve, which is part of the special quality of the 
South Downs National Park, in accordance with National Park Purposes 
and the National Planning Policy Framework. 
 

26 No development shall take place until the applicant has secured the 
implementation of a programme of archaeological assessment in 
accordance with a Written Scheme of Investigation that has been 
submitted to and approved by the Planning Authority. The assessment 
should take the form of trial trenching within the footprint of the lake and 
the footprints of the proposed new houses and along the route of the 
proposed new access road. Trial trenching should be a mixture of 
machine excavated trenches to search for archaeological features and 
hand excavated trial pits to test for deposits containing Mesolithic flints. 
Reason - To assess the extent, nature and date of any archaeological 
deposits that might be present and the impact of the development upon 
these heritage assets. 
 

27 No development shall take place until the applicant has secured the 
implementation of a programme of archaeological mitigation of impact, 
based on the results of the trial trenching, in accordance with a Written 
Scheme of Investigation that has been submitted to and approved by the 
Planning Authority. 
Reason - To mitigate the effect of the works associated with the 
development upon any heritage assets and to ensure that information 
regarding these heritage assets is preserved by record for future 
generations. 
 

28 Following completion of archaeological fieldwork a report will be produced 
in accordance with an approved programme including where appropriate 
post-excavation assessment, specialist analysis and reports, publication 
and public engagement. 
Reason - To contribute to knowledge and understanding of our past by 
ensuring that opportunities are taken to capture evidence from the historic 
environment and to make this publicly available. 
 

29 Unless otherwise agreed in writing by the Local Planning Authority, no 
part of the development hereby approved shall be used or occupied until 
a Post-Construction Review Certificate issued by the Building Research 
Establishment or other equivalent assessors confirming that the non-



residential development has achieved a BREEAM rating of not less than 
the standards equivalent to ‘Very Good’ has been submitted to and 
acknowledged in writing by the Local Planning Authority.   
Reason - To ensure that the development achieves a high standard of 
sustainability and makes efficient use of resources. 
 

30 The development hereby permitted shall be carried out in accordance 
with the following approved plans and particulars: 
 
Application Form 
Covering Letter 
Archaeology Assessment 
Biodiversity Checklist 
CIL Form 1 
Contaminated Land Desk study 
Design and Access Statement 
Preliminary Ecological Assessment  
Planning Statement 
Planning Statement Appendix 1A 
Planning Statement Appendix 1B 
Topographical Survey 
Transport Statement 
Travel Plan 
1315.01 – Site Location plan 
1315.02 – Illustrative Site Layout  
ITB16375-GA-003 - Existing Site Access Arrangement and Potential 
Footway Improvements (received 26/04/21) 
EH/483/IE/003 – Root Protection Areas (received 26/04/21) 
Letter to Applicant from P. Gurney (Systems Interface Ltd) (undated)  
Letter to Applicant from M. Seary (Churchod &Co) (dated 01/02/21) 
(received 11/03/21) 
Drainage Strategy Technical Note by Odyssey (dated March 2021) 
(received 11/03/21) 
Landscape and Visual Evidence and Appraisal Volumes 1 & 2 by Terra 
Firma Consultancy Ltd) (dated April 2021) (received 19/04/21) 
Habitats Regulations Screening Report by Luken Beck Ltd (received 
26/04/21) 
Email to the Council from I. Johnson (Luken Beck Ltd) (dated 19/04/21) 
Email to the Council from I. Johnson (Luken Beck Ltd) (dated 26/04/21) 
Email to the Council from I. Johnson (Luken Beck Ltd) (dated 09/04/21) 
 
Reason - To ensure provision of a satisfactory development. 
 

 
 
 



Informative Notes to Applicant: 
 
1 The developer's attention is drawn to the comments made by relevant 

utilities infrastructure providers in respect of the development and to 
ensure the development will not impact on relevant utilities.  
 

2 The developer is made aware that they can request further information to 
support any discharge of condition by visiting the Thames Water website 
at thameswater.co.uk/preplanning 
 

3 The developer is made aware that a Groundwater Risk Management 
Permit from Thames Water will be required for discharging groundwater 
into a public sewer. Any discharge made without a permit is deemed 
illegal and may result in prosecution under the provisions of the Water 
Industry Act 1991.  Thames Water expect the developer to demonstrate 
what measures he will undertake to minimise groundwater discharges 
into the public sewer. Permit enquiries should be directed to Thames 
Water's Risk Management Team by telephoning 020 3577 9483 or by 
emailing trade.effluent@thameswater.co.uk . Application forms should be 
completed online via www.thameswater.co.uk. Please refer to the 
Wholesale; Business customers; Groundwater discharges section. 

4 The developer is made aware that the SDNPA recommends that the 
following document forms part of the applicant's evidence base for the 
lighting assessment: SDNPA Dark Skies Technical Advice Note (2018) 
(document TLL 10): https://www.southdowns.gov.uk/planning-
policy/supplementary-planningdocuments/technical-advice-notes-tans/ 
 

5 The developer is made aware that it is recommended that no invasive, 
non-native species are used in any scheme of landscaping for the 
development. 
 

6 All development shall be stopped immediately in the event that 
contamination not previously identified is found to be present on the 
development site and details of the contamination shall be reported 
immediately in writing to Environmental Health.  An investigation and risk 
assessment should then be undertaken by competent persons and in 
accordance with ‘Model Procedures for the Management of Land 
Contamination, CLR 11’.  A written report of the findings, to include a 
remediation statement, should then be forwarded to the Local Planning 
Authority for appraisal.  Following completion of remedial measures a 
verification report should be prepared that demonstrates the 
effectiveness of the remediation carried out.  It is recommended that no 
part of the development be occupied until all remedial and validation 
works are complete and a Completion Certificate has been issued.  This 
would ensure that no future investigation is required under Part2A of the 
Environmental Protection Act 1990. 



7 The applicant is advised that the development the subject of this outline 
consent is liable to the East Hampshire District CIL Charging Schedule 
which became a material planning consideration on 8th April 2016. On 
approval of the last reserved matter arising from this outline consent, this 
development will be liable to pay the Council’s CIL upon commencement 
of development. For further information, please see the CIL pages online, 
here: 
http://www.easthants.gov.uk/planning-policy/developers-contributions 

8 In accordance with paragraphs 38 and 39 of the NPPF East Hampshire 
District Council (EHDC) takes a positive and proactive approach and 
works with applicants/agents on development proposals in a manner 
focused on solutions by: 
offering a pre-application advice service, 
 
updating applicant/agents of any issues that may arise in the processing 
of their application and where possible suggesting solutions. 
 
In this instance: 
the applicant was updated of any issues after the initial site visit 
 
 

 
 
CASE OFFICER: Ms Sabah Halli 01730 234224 
——————————————————————————————————————— 
 
 
 

 



   Item 01    Land to the rear of The Old Stables, Oakhanger Farm, Oakhanger Road, 
Bordon 

 
 

 
 
 
 

 
 

Proposed site layout 
 





 


