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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 Hybrid Application - (1) Outline (with some matters reserved) for the 
demolition of MoD buildings and redevelopment of Bordon Garrison 
and adjoining Land for:  Up to 2400 dwellings,  Town centre 23000 sq 
meters (Gross) commercial floor space to incorporate a range of uses 
including shops/offices, cafes/restaurants, Care/nursing home, 
Transport interchange, Food store up to 5000 sq metres, Swimming 
pool/gym of up to 3000 sq metres gross, Secondary and Primary 
schools with sports pitches and parking areas.   Replacement sports 
changing/pavilion facility, provision of roads, car parking cycleway 
and footpaths. Public Open Space, informal/incidental open space, 
children's play areas and multi-use games areas, BMX or Skate park, 
Allotments, landscaping/buffer areas, means of enclosure/boundary 
treatments. Sustainable Urban Drainage Systems, Creation of new 
access points at Budds Lane A325 and Station Road.    (2) FULL 
PERMISSION for Sustainable Alternative Natural Green Space 
(SANGS) at Hogmoor inclosure including car parking areas, paths 
and cycle-walkways, fencing Bat bunkers and associated 
landscaping/earthworks.  Southern section of new relief road linking 
to the A325 including crossings, fencing, lighting, drainage and 
utilities  
FOR FULL DESCRIPTION OF PROPOSALS SEE DOCUMENT 
APPLICATION FORMS/CERTIFICATES  

LOCATION: Land at and adjoining Bordon Garrison, Bordon 
REFERENCE  55587/001 PARISH: Whitehill and Bordon 
APPLICANT:  Defence Infastructure Organisation 

CONSULTATION 
EXPIRY : 

18 February 2015 

APPLICATION EXPIRY : 7 April 2015 
COUNCILLOR(S): Cllr P Drury, Cllr C Wherrell & Cllr A Carew 
SUMMARY RECOMMENDATION: PERMISSION 

 
This application is included on the agenda because it is a significant major 
development which will materially impact upon the character of Whitehill and Bordon. 
 
Site and Development 
 
Bordon Garrison is home to the Defence School of Electronic and Mechanical Engineering 
(DSEME) and the Royal Electrical and Mechanical Engineers (REME). The Garrison site has 
been declared surplus in context of the Defence Technical Training Change Programme, with 
Lyneham the new location for future defence technical training, and therefore the garrison will 
be vacated by the Ministry of Defence. The army's departure leaves an extensive area of built 
development available for re-use and potential re-development.  



Whitehill and Bordon is a garrison town of approximately 14,000 residents, situated within 
close proximity of the A3 between the towns of Alton, Farnham and Petersfield and close to 
Guildford, Portsmouth and Basingstoke. Due to its location, immediately to the north of the 
National Park Boundary it is also considered a gateway to the South Downs National Park.  
 
Much of the proposed development site is bounded by public roads. To the east the A325, 
which runs north south through the centre of the town linking the A3 with the A31, and 
Woolmer Training estate / Viking Park forms the boundary. The boundary to the south is 
defined by the limit of Firgrove Road and houses therein. Much of the western boundary 
abuts Hogmoor Road, whilst Defence Training Estate (DTE) land adjoins the northern 
boundaries. The application covers a total land area covering circa 200 hectares. 
 
The application site consists of distinct areas comprising: 
 
 The main Technical Training Area (TTA); 
 Hogmoor Inclosure; 
 Prince Philip Barracks; 
 Budds Lane playing fields; 
 Bordon and Oakhanger Sports Club (BOSC); 
 Louisburg Barracks (eastern end); 
 Martinque house complex; and 
 Havannah Officer's Mess. 
 
The A325 divides Bordon Garrison, housing and industrial areas to the west from the larger 
areas of population, local centre, schools and community facilities to the east. The main 
shopping centre, the Forest Centre, is located in the centre of a large housing area to the east 
of the A325 together with a range community facilities. A secondary group of shops and a 
Tesco store are located on the A325 frontage, near to the junction with Chalet Hill. Other 
small scale retail and community facilities are scattered throughout the town. 
 
The planning application 
 
The application is a hybrid combining both matters of detail and outline proposals.  
 
1. Outline consent (all matters reserved with the exception of some points of access) for the 
demolition of Ministry of Defence (MOD) buildings and redevelopment of Bordon Garrison and 
adjoining land for:  
 
 Up to 2,400 dwellings; 
 Town Centre (up to 23,000 sqm commercial floorspace, a care/nursing home, a transport 

interchange, town park/square, car parking, a food store, a swimming pool/gym of up to 
3,000 sqm (gross). Up to 0.2ha will be set aside for an energy centre within the town 
centre; 

 Secondary School for up to 8 form entry (up to 10,000 sqm including sports hall and sports 
pitches, flood lit all weather pitch and parking area; 

 Employment (up to 10,000 sqm within B1 and B2); 



 Replacement sports changing  / pavilion facilities at Bordon and Oakhanger Sports Club 
(BOSC) (up to 160 sqm); 

 Swimming Pool / Leisure Centre 
 Care/nursing home 
 Associated provision of access roads and parking; Public Open Space (POS) including 

sports pitches, informal POS, children's play areas including multi use games area 
(MUGA) and allotments; 

 SANG network (including ecological mitigation measures such as bat buildings; 
 Landscaping and buffer areas;  
 Drainage provision including sustainable urban drainage systems and flood alleviation 

works;   
 Creation of new access points at Budds Lane, A325 and Station Road; 
 The applicants have indicated that there is potential to retain (either in whole or in part) the 

Sergeant's Mess and the Sandhurst accommodation block, both of these buildings are 
located within Prince Philip Barracks. Their use for alternative purposes would be subject 
to separate planning applications.  

  
2. Full permission for: 
 
1. The Creation of SANGs at Hogmoor Inclosure, including car parking areas, paths/cycle 
walkways, fencing, bat bunkers and associated landscaping / earthworks; and 
 
2. Southern section of the new relief road (including associated pedestrian / cycleways) 
linking to the A325 including associated earth works, fencing, lighting drainage and utilities, 
crossings and surface water attenuation and drainage measures. The relief road will include 
three new junctions where the relief road crosses Oakhanger Road, a link to the new town 
centre and the A325 at the junction with Firgrove Road and Liphook Road. Contributions will 
also be secured towards improvements to off site junctions and improvements to local road 
corridors. 
 
A second application has been submitted to South Downs National Park Authority (SDNPA) 
to deal specifically with a part of the relief road including a double roundabout that falls within 
SDNPA's administrative boundary.  
 
The planning application is accompanied by an Environmental Statement (ES), and various 
supporting documents including: 
 
Design and Access Statement (Parts 1 and 2) 
Planning Statement  
Supporting Plans, including Parameter Plans (Land Use, Town Centre, Residential Density, 
Storey Heights, Green Infrastructure, Building Retention and Demolition Plan) 
Green Infrastructure Strategy 
Transport Assessment, Appendices and Relief Road Plans  
Sustainability and Energy Statement 
Infrastructure Phasing and Delivery Plan  
Statement of Community Participation 



Habitats Regulations Assessment 
Statement on Provision of Community Facilities 
Statement on Education Provision 
Retail Statement 
Housing Statement 
Hogmoor Inclosure SANG Management Plan 
Infrastructure and Utilities Statement 
Draft Heads of Terms for s106 obligations 
Heritage Statement 
Economic Benefits and Employment Strategy 
Town Centre Statement 
Minerals Safeguarding Report 
 
Additionally, confidential Viability Assessment and Badger and Natterjack Toad reports have 
been provided. 
 
The Defence Infrastructure Organisation (DIO) has procured a Development Manager, which 
is a joint venture between Taylor Wimpey / Dorchester Group to co-ordinate the 
implementation of detailed development pursuant to this hybrid application. The development 
will be implemented on a phased basis which will include the subsequent disposal of land in 
parcels to developers and house builders. It is anticipated that the development will be built 
out over an 18 year period, it is anticipated that reserved matters applications will be 
submitted on a phase by phase basis over an 18 year period. Any consent will reflect the 
build out period of the development.  
 
Pre decision amendments received as a consequence of the consultation process and are 
summarised below. 
 
16 January - Additional Plan - Figure 1.6a Town Centre Parameter Plan. 
13 March 2015 - Amec Response to NE - Bat bunkers, car parking, badgers 
Non C3 Development, SANGS / POS. 
20 March - AMEC Air Quality Response to NE. 
20 March - Structuring Plan scope from Barton Wilmore. 
25 March - Indicative sports pitch layouts at the Secondary School, Primary School and 
BOSC. 
1 April - Revised Minerals Safeguarding Report. 
2 April - Updated Draft Heads of Terms for s 106. 
8 April -  Community Development Trust for Whitehill and Bordon -  outline draft proposals. 
8 April - Additional cross sections of Relief Road along the railway corridor and amendment to 
Noise barrier at pedestrian crossing. 
9 April - Bordon Garrison HPA 'Gren Vision'. 
10 April - Amended Town Centre and Employment Strategy. 
 
 
 
 



Relevant Planning History 
 
55587 - Bordon Garrison. Request for Scoping Opinion - Redevelopment of land for a mixed 
use residential led development including supporting open space, new schools, town centre, 
relief road and suitable alternative natural greenspace (SANGs). Environmental Impact 
Assessment Required. 29 May 2014.  
 
28353/004 - Quebec Barracks, Camp Road, Bordon. Residential development comprising 
100 residential units and conversion of the retained buildings for business use all with 
associated car parking, hard and soft landscaping, bin and cycle storage, following demolition 
of the MoD buildings with the exception of the Centurion and Chieftain barrack blocks. 
Permission granted February 2015. 
 
28353/005 - Bordon Inclosure. Change of use of land at Bordon Inclosure to a Suitable 
Alternative Natural Greenspace (SANG) including the following minor works: construction of 
car park with 5 no. spaces, footpaths/boardwalks, boundary treatments/fencing, access gates, 
signposts/way markers, information/interpretation boards, public art, tree planting and 
selective vegetation clearance (woodland management), removal of decommissioned sewage 
treatment works, seating, picnic benches, pedestrian footbridge, dog/litter bins, entrance 
signs, and informal 'natural' play area. Permission granted 2 July 2014. 
 
55369/001 - Louisburg Barracks, Station Road, Bordon. HYBRID APPLICATION: 1) 
Outline application (all matters reserved, with the exception of some access) for a mixed-use 
development comprising: at least 2.94 hectares of employment land with up to 15,288m2 of 
business (Class B1), general industry (Class B2) and training (Class D1) floorspace (GEA) of 
which no more than 3,000m2 is to be within Class D1; up to 13.08 hectares net developable 
residential land comprising up to 500 residential units (Class C3) including the retention of 
Amherst House; laying out of at least 3.38 hectares of public open space including provision 
of play facilities and landscaping; and associated works including demolition of existing 
structures and hardstanding, earthworks, remediation, construction of means of access, 
utilities service diversions, connections and ancillary structures, means of enclosure, car 
parking, street lighting, sustainable drainage systems, tree removal and tree protection areas; 
and 2) Full application for the development of a 970 metre section of highway incorporating 
three roundabout type junctions and associated earthworks, lighting, soft landscaping, surface 
water drainage and utilities conduits. Permission granted 26 November 2014. 
 
SDNP/14/06604/FUL - Whitehill Junction.  Southern section of new relief road (including 
associated pedestrian/cycle ways) linking the A325 including associated earthworks, fencing, 
lighting, drainage and utilities, crossings and surface water attenuation drainage measures. 
Current application SDNPA.  
 
 
 
 
 
 



Development Plan Policies and Proposals 
 
East Hampshire District Local Plan: Joint Core Strategy (2014) 
 
CP1 -  Presumption in favour of sustainable development  
CP2 -  Spatial Strategy 
CP3 -  New employment provision 
CP10 -  Spatial strategy for housing 
CP11 -  Housing tenure, type and mix 
CP12 -  Housing and extra care provision for the elderly 
CP13 -  Affordable housing on residential development sites 
CP16 -  Protection and provision of social infrastructure 
CP17 -  Protection of open space, sport & recreation & built facilities 
CP18 -  Provision of open space, sport and recreation and built facilities 
CP20 -  Landscape 
CP21 -  Biodiversity 
CP22 -  Internationally designated sites 
CP24 -  Sustainable construction 
CP25 -  Flood Risk 
CP26 -  Water resources/ water quality 
CP27 -  Pollution 
CP28 -  Green Infrastructure 
CP29 -  Design 
CP30 -  Historic Environment 
CP32 -  Infrastructure 
CSWB1 -  Strategic allocation 
CSWB2 -  Sustainable economic development 
CSWB3 -  The new town centre 
CSWB4 -  Housing 
CSWB5 -  Design 
CSWB6 -  Sustainable construction 
CSWB7 -  Waste 
CSWB8 -  Sustainable water management 
CSWB9 -  Biodiversity 
CSW10 -  Green infrastructure 
CSWB11 -  New roads and traffic management on the A325 
CSWB12 -  Pedestrian and cycle routes 
CSWB13 -  Public transport 
CSWB14 -  Travel plans 
CSWB15 -  Local transport network improvements 
CSWB16 -  Travel monitoring 
CSWB17 -  Car parking 
CSWB18 -  Low carbon vehicles 
MOD1 -  Buildings or Land Surplus to Requirements within Settlement Policy Boundaries 
MOD2 -  Buildings or Land Surplus to Requirements outside Settlement Policy Boundaries 
HE13 -  Buildings of Local Architectural, Historic or Townscape Interest 



HE17 -  Archaeological & Ancient Monuments 
T2 -  Public Transport Provision and Improvement 
T3 -  Pedestrians and Cyclists 
T4 -  Protection of Public Footpaths 
T5 -  New Recreational Footpaths 
T7 -  Road Schemes 
T13 -  Car Park Allocations 
P7 -  Contaminated Land 
H3 -  Residential Development within Settlement Policy Boundaries 
H6 -  Loss of Residential Accommodation 
H13 -  Accommodation for the Elderly 
IB1 -  Industrial and Business Land Allocations 
IB2 -  Industrial or Business Development within Settlement Policy Boundaries 
IB3 -  Industrial or Business Development in the Countryside 
S3 -  Primary Shopping Frontages 
TM4 -  Hotel Allocations 
LC1 -  Leisure and Cultural Facility Allocations 
HC2 -  Provision of facilities and services with new Development 
HC3 -  Public Services, Community, Cultural, Leisure and Sports Facilities 
R4 -  Open Space Allocations 
  
Objectives for Whitehill and Bordon 
 
Joint Core Strategy objectives have been developed to underpin the strategy that will enable 
East Hampshire to realise its overall spatial vision and deliver the Green Town Vision for 
Whitehill and Bordon: 
 
WB1  To encourage investment by those businesses and industries which share the vision 

of a sustainable, environmentally-friendly community and particularly those within 
local grown markets; 

 
WB2  To improve the image and competitiveness of the town by encouraging the 

development of sustainable schemes to create a low carbon community; 
 
WB3  To provide an attractive and thriving town centre with a mix of uses including 

community facilities; 
 
WB4  To increase local jobs, minimising the need to travel outside the town to work and 

supporting walking, cycling and public transport over the car; 
 
WB5  To provide access to new higher education and training facilities and to improve the 

quality, standards and facilities of schools throughout the community; 
 
WB6  To encourage provision of a wide mix of quality low carbon housing to rebalance the 

socio-economic profile of the town; 
 



WB7  To rebalance the housing mix of the town to meet the needs of residents and a new 
workforce; 

 
WB8  To improve access to services and facilities within the wider area, particularly the 

hinterland villages and invest in public transport and improved cycle/pedestrian links;  
 
WB9  To continue to investigate the potential for a rail link from Whitehill and Bordon to the 

rail network; 
 
WB10  To protect and enhance the landscape setting of the town including the extensive 

areas of land with landscape and environmental designations of international, national 
and local importance; 

 
WB11  To avoid and mitigate against any potential impacts on the integrity of the designated 

sites nearby (see WB10); 
 
WB12  To provide areas of green infrastructure, and networks or corridors of natural habitat 

throughout the town for people and wildlife; 
 
WB13  To ensure that development takes place within the environmental capacity of the town 

and of the surrounding countryside, especially the rural roads and the sunken lanes; 
 
WB14  To monitor and reduce the carbon footprint of the whole town by facilitating 

environmentally sustainable design and planning; 
 
WB15  To create an attractive built environment with a distinctive character and to ensure 

that the development achieves the highest standards of sustainability and design; 
 
WB16  To improve the sustainability and attractiveness of the existing built up area; 
 
WB17  To achieve water neutrality in all development areas and monitor the hydrological and 

hydro-geological regimes to ensure no adverse impact on the nearby European 
Designated sites; 

 
WB18  To deliver a net gain in biodiversity within all development by ensuring opportunities 

to secure biodiversity improvements are built in the design and planning process at all 
stages. 

 
Whitehill and Bordon Masterplan (2012) 
 
The Vision is to: 
 
 Create an attractive town where people want to live, work, shop and play with excellent 

facilities, leisure opportunities, jobs, training opportunities and a balanced mix of housing. 
 Regenerate and improve the built environment in the town so that it complements the 

superb surrounding landscape, whilst protecting the town's heritage. 



 Use innovative, modern, environmentally friendly design, incorporating eco homes and 
modern methods of construction. 

 Ensure that the town is regenerated in a way that encourages and enables us to live and 
work in ways that does not damage the natural resources upon which our society and 
economy depends. 

 Encourage 'One Planet' living (living within the planet's means) and encourage local food 
production and 'grow your own'. 

 Create a town centre that is pedestrian friendly and is well-connected to residential, 
employment and leisure areas. 

 Ensure there is accessible green space and attractive town squares. 
 Encourage investment by businesses and industries and will particularly seek out those 

that share our vision of a sustainable, prosperous, environmentally-friendly community. 
 Enhance and promote public transport so that it is easier to travel around the town and to 

other towns and cities. 
 Create a town where regeneration and on-going management is designed with people and 

nature as our priority. 
 
Whitehill and Bordon Eco-Town Traffic Management Strategy (2013)  
Whitehill and Bordon Eco-Town Parking Strategy (2012) 
Whitehill and Bordon Eco-Town Walking and Cycling Strategy (2012) 
Whitehill and Bordon Eco-Town Draft Public Transport Strategy (2012) 
Whitehill and Bordon Eco-Town Minerals Safeguarding Report (2013) 
East Hampshire District Council Playing Pitches Strategy (2015) 
 
Planning Policy and Guidance 
 
National Planning Policy Framework (NPPF) 
 
The National Planning Policy Framework sets out the Government's economic, environmental 
and social planning policies for England and articulates the Government's vision and 
presumption in favour of sustainable development. The NPPF is a material consideration in 
planning decisions and within this are a set of 12 core land-use planning principles that will 
underpin decision-making (Paragraph 17). 
 
Paragraph 7 of the NPPF sets out three dimensions to sustainable development; economic, 
social and environmental which aim to respond to building a strong, responsive and 
competitive economy, to support a strong a vibrant community whilst protecting and 
enhancing our natural built and historic environment. 
 
Paragraph 29 of the NPPF emphasises the need to maximise sustainable transport modes. 
 
Paragraph 47 seeks to boost the supply of housing based upon an understanding of need 
and identification of deliverable sites. Paragraph 50 describes the need for a wide choice of 
high quality homes. Paragraph 56 refers to the great importance the government attaches to 
the design of the built environment and asserts that good design is a key aspect of 
sustainable development. 



Paragraphs 18 and 21 set out commitments to securing economic growth in order to create 
jobs and prosperity. Paragraph 26 requires assessment of the impact of proposals on town 
centre vitality and viability. 
 
Paragraph 70 refers to the delivery of social, recreational and cultural facilities, planning 
policies should positively provide shared spaces and community facilities and guard against 
unnecessary loss of facilities. 
 
Paragraph 72 attaches great importance to ensuring that a sufficient choice of school places 
is available to meet the needs of existing and new communities and gives great weight to the 
need to create, expand or alter schools.  
 
Paragraph 73 refers to the provision of open space and sport / recreation facilities. Up to date 
assessments should determine what scale and type of new provision is required. Paragraph 
74 seeks to protect existing facilities against the loss of existing or allocated playing pitch 
facilities. 
 
Paragraph 128 requires applications to describe the significance of any heritage assets and 
continues at paragraph 131 in accounting for the desirability of sustaining and enhancing the 
significance of heritage. The loss of heritage assets can be offset if necessary to achieve 
substantial public benefit (Paragraph 133). The effect of an application on non designated 
heritage assets should be taken into account when determining an application.  At Paragraph 
135 the NPPF indicates that a balanced judgement will be required having regard to the scale 
and harm or loss and the significance of the heritage asset. 
 
Paragraphs 114 - 118 seek to conserve and enhance biodiversity and green infrastructure. 
Where significant harm resulting from development cannot be avoided adequate mitigation 
should be provided. 
 
Paragraph 94 requires a positive approach to climate change mitigation. Paragraph 95 states 
that new development should seek to reduce greenhouse gas emissions and actively support 
energy efficiency.  
 
Paragraphs 110, 120 and 124 highlight the need to minimize pollution and other adverse 
effects upon the natural environment. The responsibility for securing a safe contamination 
free development rests with the developer or landowner. 
 
Paragraph 29 highlights the importance of sustainable transport modes, giving people a real 
choice in how they travel. Paragraph 30 encourages solutions that reduce greenhouse gas 
emissions and reduces congestion. 
 
Paragraph 173 advises that the scale of development should not be subject to a scale of 
obligations and policy burdens that threatened the viability of the proposal. 
 
 
 



Hampshire Minerals and Waste Plan 
 
Policy 15: Safeguarding - Minerals resources 
 
Whitehill and Bordon Town Design Statement 
 
Consultations and Town/Parish Council comments 
 
Arboricultural Officer - No objection subject to conditions. The submissions relating to the 
removal and retention of woodland, groups and individual trees as a result of the proposed re-
development of Bordon Garrison and adjoining land, are in line with the parameters 
established at the outset of the planning process. Detailed and finalised Tree Protection Plans 
and Arboricultural Method Statements will be required in due course should the project move 
forward beyond outline stage. On going maintenance, including replacement planting, of 
newly planted areas with particular reference to the urban landscaping elements need to be 
taken into account. The proper establishment and long term survival of new planting are an 
important element in the success of the project.   
 
Landscape Officer - No objection subject to conditions. 
 
Housing Officer - No objection subject to comments below.  
This application proposes a maximum of 15% affordable housing, as detailed in the s106 
heads of terms document, which falls significantly short of the 35% policy requirement.  Whilst 
the NPPG and local plan policies allow for reduced affordable housing provision on viability 
grounds, these must be robustly demonstrated. All efforts to maximise the provision of on site 
affordable housing should be made. The s106 heads of terms should be amended to reflect 
that a minimum, rather than a maximum, of 15% affordable housing will be provided.   
    
The affordable housing should be secured through a suitable legal agreement, with triggers 
for the transfer of the affordable housing land / units to an acceptable Registered Provider. 
The s106 agreement should include an overage mechanism to review development viability at 
regular intervals throughout the 15 year or so construction phase.  Due to the volatility of the 
housing market and fluctuations in housing need it would be wrong to fix the affordable 
housing quantum at 15% at the application stage, without such mechanisms for review 
throughout the development. 
 
This mix of dwelling types is appropriate to the housing need, which is predominantly for 1 
and 2 bedroom dwellings, with a lesser, but still important, need for larger family 
accommodation. This mix is therefore acceptable. The affordable homes must be well 
integrated and indistinguishable from the market homes. The design and quality of the 
affordable homes should be to HCA standards to ensure eligibility for grant, if available.   
 
 
 
 
 



County Ecologist - Overall, the scope and quality of ecological survey effort for this application 
has been very good and has resulted in a sound evidence base for what is undoubtedly a 
highly complex application with the potential for profound ecological impacts, both on site and 
within the wider landscape. There are no significant issues with any of the survey works and 
EHDC can therefore have confidence that the assessment of impact and recommendations 
for mitigation, compensation and enhancement are based on sound baseline scientific 
evidence. There are a small number of issues for which further detail could be provided now, 
in advance of further submissions at Reserved Matters stage, in order to provide clarification 
for the LPA decision makers. As with the Louisburg application, a phased approach to 
ecological mitigation/compensation/enhancement submissions is a sensible approach, 
allowing the specific implications of each development phase to be understood and all 
necessary mitigating measures to be clearly defined and secured. Given the lengthy 
implementation timetable for this site there seems little point in expecting full, unequivocal 
mitigation proposals now when it is highly likely that conditions and mitigation proposals may 
be amended. Therefore in general, final mitigation proposals can be provided in advance of 
each phase of works, albeit with some exceptions. Ecological matters should be embedded 
throughout all stages of this proposal (should it be approved) so as to ensure that the fine 
intentions detailed within, for example, the Green Infrastructure scheme and Planning 
Statement, are realised: this is an opportunity to provide a high-quality development with 
ecology at its core and it would be a shame if that did not occur. 
 
HCC Countryside Planning - Proximity of 326 houses in the area surrounding BOSC is likely 
to impact upon Shortheath Common through increased visitor pressure and vehicular traffic 
along Gibbs Lane. This has not been acknowledged or discussed in the application. 
 
Mitigation suggestions from Countryside Planning team include: 
1.  Design development to discourage residents travelling towards Shortheath Common e.g. 

Barriers, signage directing walkers southwards to SANG link;  
2.  Improve crossing points at B3002 Oakhanger Road; 
3.  Interpretation Boards at Gibbs Lane entrance to Common to encourage cyclist and 

equestrians to keep to bridleway.  
4.  Home owner information packs to educate on the European protected sites and Promote 

SANGS; 
5.  Carry out regular surveys to monitor recreational visitors using Gibbs Lane entrance to 

Gibbs Lane; 
6.  Propose mitigation if unacceptable increase in visitor pressures on Shortheath Common; 
7.  Restrict litter bins, dog waste disposal, parking charges;  
8.  Restrict landscaping introduce bog pool mire. 
 
At European Protected Sites we support dogs on lead restrictions between February and 
August to protect ground nesting birds 
 
1.  SANG provision at Hogmoor Inclosure inadequately re-creates experience of visiting 

European Protected sites. 
2.  Adequate monitoring of SANG use required to ensure it performs sufficiently well to 

prevent increased visitor pressure on European Protected sites. 



3.  Concern that the noise and street lighting from the Road will have a negative impact upon 
users of the SANG. 

4.  Proximity of Relief Road to pedestrian and cycle routes in SANG link could impact upon 
its effectiveness to encourage visiting SANG instead of Shortheath Common. 

5.  No information concerning increased equestrian users and pressure on European 
protected sites. 

6.  Advice provided on management of public rights of way within the site. 
 
Natural England - Requested further information relating to the SANG and SAMM delivery 
(phasing), management and maintenance (including finances to secure delivery of Hogmoor 
Inclosure. In terms of Habitats Regulation Assessment (HRA) further details of the air quality 
impacts on SPA and Woolmer Forest SAC have been submitted and the comments of Natural 
England shall be reported to committee as a supplementary matter.  
 
Royal Society for the Protection of Birds - Objection. Question the effectiveness of the SPA 
mitigation measures for the following reasons: 
1.  Overall SANG provision is bare minimum area of SANG.  
2.  Capacity discount for existing SANG not sufficiently robust. Question visitor survey 

figures, further clarification required. 
3.  Further capacity discount required due to noise intrusion from Relief Road. RSPB against 

the alignment of road due to damaging effect this would have on the attractiveness of 
Hogmoor Inclosure SANG. Substantial area of SANG on eastern boundary of SANG will 
experience noise levels in excess of 55dB with some areas closest to the road 
experiencing levels as high as 62 dB. All parts of the SANG exceeding 55dB noise 
disturbance should be discounted from the overall SANG capacity.  

4.  SANG quality compromised by cycle / pedestrian path, we believe this is unnecessary 
intrusion and will reduce its attractiveness to dog walkers. Route should be closer to relief 
road otherwise further discounting should be made. 

5.  SANG provision double counted as informal natural POS, also question logic of locating 
informal play area within SANG.  

6.  Need to clarify/identify managing body for the SANG, critical to success of the mitigation 
scheme, application should not be determined before such time as the suitable body is 
identified. Ideally such body should have a proven track record of SANG site 
management.  

7.  Funding only secures SANG mitigations for 80 years, this is not consistent with the 
Habitats Regulations. We fundamentally disagree with NE on this matter and should be 
secured in perpetuity.  

8.  No measures in place to protect Annex 1 heathland birds (Woodlark and nightjar) 
populations within the Heathland SINCs to the west of Hogmoor Inclosure. Without 
measures likely to cause disturbance to these extant populations.  

 
 
 
 
 
 



Hampshire and Isle of Wight Wildlife Trust - Objection. The Trust objects to this application as 
it will fail to protect the European designated sites and the Hogmoor Inclosure Local Wildlife 
Site.  The application fails to meet the requirements of the Conservation of Habitats and 
Species Regulations 2010 (as amended) and also fails to meet the requirements set out in 
Policy CSWB9 (Biodiversity) of the adopted East Hampshire District Council and South 
Downs National Park Joint Core Strategy (adopted 2014). We set out our reasoning below: 
1.  Object to the use of Hogmoor Inclosure which is a Site of Importance for Nature 

Conservation (SINC) as a SANG as we believe this will compromise its nature 
conservation integrity.  

2.  Question the capacity calculations for the SANG.  
3.  Loss of land to facilitate Relief Road and cycle path and consideration of their impact on 

the quality of SANG.  
4.  Wish to see discounting for the nature conservation interests for the site.  
5.  SANG will not be fully created prior to occupancy of first dwelling. SANG will take 5 years 

and minimum level of SANG will need to be created prior to occupancy of any residential 
dwellings. If not available in full, residents will more likely use the European Designated 
sites.  

6.  Long term funding and management of Hogmoor Inclosure is not secured. Should be 
secured in perpetuity with rangers allowed on site to ensure delivery of mitigation 
measures. 

7.  Inadequate bat surveys undertaken. 
8.  Impact upon the Invertebrate colony on site not fully considered. 
 
EHDC Drainage Consultant - No objection subject to conditions. 
 
Environment Agency - No objection subject to conditions.  
 
Hampshire County Highway Authority - The mitigation measures proposed ensure that the 
impact of development will not be severe and therefore the Highway Authority raises no 
objection to the to this application subject to securing Section 106 obligations to secure on 
and off site highway improvements, a financial contribution, Travel Plan and construction 
management commitments.  
 
The Section 106 requirements of the development are set out below; 
 
 Implementation of an improvement scheme at the junction of B3004/A325 under the terms 

of a S278 Agreement as shown indicatively on drawing 00900001/GA/013; 
 Contribution of £75,000 to enable delivery of improvements to the junction of Papermill 

Lane/Ashdell; 
 Completion of Whitehill Bordon Relief Road project; 
 Contribution of £3,078,000 towards Whitehill Bordon Delivery Strategy, including delivery 

of the Relief Road, Traffic Management measures in surrounding villages and A325 
integration measures; 

 Initial contribution of £4,300,000 towards public transport rising to £7,250,000 after five 
years; 

 Provision of a public transport interchange and bus stops within the development; 



 Contribution of £416, 275 towards walking and cycling improvements; 
 Travel Plan with surety to cover measures in addition to approval and monitoring fees of 

£16,500; 
 Construction Traffic Management Plan for each phase of development. 
 
Surrey County Highway Authority - Seek contributions towards off site highway improvements 
at Coxbridge Roundabout, Wrecclesham (A325/School Hill), Echo Barn Lane (A325/B3384) 
and Hickley's Corner together with a contribution towards Traffic Management Study for 
Surrey section of A325. 
 
Thames Water - No objection subject to conditions to secure foul and surface water drainage. 
 
South East Water - No Objection - Adequate supply over development period. The Water 
Acts ensure that any reinforcements and new mains can be secured through developer 
contributions. SEW support the JCS water neutrality policy. SEW also supports the inclusion 
of SUDs, SEW also support potential for grey water and rainwater recycling within the 
development.  
 
Environmental Health Pollution Control - Outstanding clarification required regarding noise 
implications of the relief road upon existing neighbours. Further details shall be reported to 
committee in the supplementary matters sheet. 
 
Environmental Health Contamination Officer - No objection subject to conditions. 
 
Conservation Officer - Holding objection. The understanding of the built heritage is carefully 
considered and well articulated in the Heritage Statement. While there are some encouraging 
phrases in the related Design & Access Statement (Parts 1 & 2), it is not translated into a 
sufficiently robust commitment. Statements such as  “The potential to retain one or two key 
buildings should be considered in order to anchor the new development with the history of the 
town’s past and enrich the character of the place as a whole” (page 38) is too weak and not in 
accord with the Heritage statement.  
 
Similarly under the ‘Resultant Opportunities and Constraints’ (page 50). The desire to retain a 
number of buildings of merit and their setting within the site. These include Sandhurst Block, 
Sergeant’s Mess and Sports/Cricket Pavilion”.   The acknowledgement, particularly the 
reference to setting is good, but it otherwise lacks sufficient clout. 
 
Section 5 (page 59) starts to put some flesh on the proposals setting out a general urban 
design framework. However, the proposals fall between two stools. On the one hand it is 
limited in detail due to the outline form of the application with virtually everything within the 
sphere of the built environment held as a reserved matter. On the other hand a commendable 
attempt to consider possible new uses but limited by the narrow context in which these are 
considered.  
 
 
 



Part 2 – Principles & Parameters 
The Key Design Parameters and Principles (page 7) are a critical component of the 
application. “Developers wishing to take a different approach to that set out in this document 
will need to fully evidence and justify any changes to this benchmark position as part of their 
reserved matters applications” 
 
The wording of these principles and the related information contained in this section will 
determine the shape and control the LPA has over subsequent applications. This is 
fundamental as the applicant is securing permission for others to implement. Accordingly the 
first principle is too weak and conflicts with the Heritage Statement and should be re-worded 
to provide greater commitment to retention. 
 
Such a commitment together with a more robust evidence base concerning Martinique House 
(MH) and the potential wider benefits to place making to be gained through redevelopment, 
could possibly justify its (MH) loss.  
 
County Archaeologist - No objection subject to conditions.  
Chapter 11 of the Environmental Statement and the Heritage Statement have a good grasp of 
the archaeological context of development, its archaeological potential, significance of the 
archaeological assets and the review of impacts of the development proposals. Further 
evaluation works are necessary within each area of the application where potentially intrusive 
development is proposed to be undertaken. Further archaeological mitigation will be required 
to address the impact of development on archaeological assets revealed by the evaluation. A 
written scheme of investigation has not yet been submitted with the application and will need 
to be subject to review by the County Archaeologist.  
 
English Heritage (EH) - A number of scheduled Bronze Age barrows (burial mounds) will 
potentially be affected by the scheme. Areas that are zoned for housing at and near to the 
barrow cemetery at Bolley Avenue could cause harm to some of the barrows. In one case 
there is the potential for substantial harm. Detailed design of the scheme should address 
these concerns and seek opportunities to enhance the setting of the monuments.  The impact 
on other monuments is assessed to be neutral. EH would welcome further involvement in any 
future development of the scheme. 
 
EH does not oppose this development overall, but the detailed design, and particularly the 
location, size, density and associated landscaping of some areas currently zoned for housing, 
should be carried out with reference to bronze age barrows so as to mitigate the potential 
harm. Opportunities should be sought to enhance the condition and setting of the barrow 
cemetery at Bolley Avenue, including the inclusion of appropriate interpretation. 
 
EH notes the comments made on this scheme by the Hampshire County Council 
Archaeological Service and endorses its advice that archaeological evaluation should take 
place at an early stage, taking account of the phased nature of the development. 
 
Hampshire Fire and Rescue - No objection. Informatives suggested for compliance with 
building regulations, Hampshire Act and Fire and Rescue Services Act.  



Sport England - Holding objection subject to; 
1. Submission of indicative plans to demonstrate area of land for provision of sports pitch 
provision at the Secondary School, Primary School are now considered to be acceptable. 
Further clarification regarding the relationship to proposed properties at BOSC sought.  
2. Confirmation of S106 matters to secure:  
 
 Provision of the playing fields within a defined timescale; 
 Community Use Agreements;  
 Maintenance and Management if schools not delivered;  
 Definition of sports facilities provided at BOSC;  
 Timescale for delivery of Swimming Pool land and contributions. 
 
Discussions with SE are continuing. The outcome will be reported to committee in the 
supplementary matters sheet. 
 
Crime Prevention Design Advisor (Hampshire Constabulary - Indicative location of allotments 
very vulnerable to crime. Low level planting required adjacent to pedestrian and cycle routes 
to maintain good visibility. 
 
County Mineral Authority - No objection subject to condition.  
 
The County Council, as Minerals Planning Authority (MPA) initially provided comments in 
relation to the above planning application on 29 January 2015 after receiving and reviewing a 
version of the Mineral Safeguarding Report (DIO/HPA/DOC/24) prepared on behalf of the 
Defence Infrastructure Organisation (DIO) (November 2014). The response addressed a 
number of issues including:  
 the definition of prior extraction;  
 the omission of reference to silica sands;  
 the absence of mineral exploratory data (i.e. borehole, trial pit data representations); 
 misrepresentation regarding the availability of soft sand deposits in Hampshire; and 
 reference to outdated hydro geological data.  
 
A revised version of the mineral safeguarding report (dated March 2015) has been submitted 
and the MPA acknowledges that this recognises and addresses many of the observations 
made in the initial response.  
 
The revised report acknowledges that soft sand and silica sand resources are present across 
the site and that there is potential for this material to be used for construction uses. The report 
also recognises the potential for limited recovery of minerals incidental to the development 
and the importance of making beneficial use of any suitable minerals in appropriate 
circumstances where the delivery, development and phasing of the project is not impeded.  
 
The report also outlines how during the construction stage, opportunities for extraction of 
minerals incidental to the development can be incorporated through early contractor 
engagement and the production of a Material Management Plan and a Construction 
Environmental Management Plan (CEMP).  



The MPA encourages the developers and contractors to undertake further engagement with 
local mineral/aggregate operators to fully ascertain the practicability of recovering incidental 
minerals for reuse on site as construction material, or for the use of the material off site 
through up cycling. The MPA also welcomes the DIO’s commitment to reviewing findings in 
relation to mineral safeguarding throughout the planning process supports the planning 
authority including a condition in the planning permission requiring the submission of further 
details relating to incidental extraction, as set out in the revised report.  
 
The MPA would encourage the requirement for incidental recovery of viable minerals in order 
to reduce the extent of sterilisation of mineral deposits. As suggested through the submitted 
revised Mineral Safeguarding Report, this requirement could be incorporated within the 
development’s CEMP or Material Management Plan. It is important that this statement 
outlines:  
 
i.  a method for ensuring that minerals that can be viably recovered, during the development 

operations, are recovered and put to beneficial use, such use to be referred to the 
Minerals Planning Authority for agreement and such agreement not to be unreasonably 
refused; and  

ii.  a method to record the quantity of recovered mineral (for re-use on or off site) and report 
it to the Minerals Planning Authority.  

These requirements would need to be secured by either condition or legal agreement.  
 
Whitehill Town Council - No objection to the application. 
 
The Town Council's comments are as follows: 
 
Relief road 
There is limited detail on the mitigation required for the south of the relief road on residents 
and Cllrs are concerned about the impact of the relief road on local residents in Whitehill. 
There is a need to monitor the effect on wildlife and residents during the construction stage. 
 
The Town Council is pleased to see that there is no compulsory purchase required. Residents 
and the Council should be informed of the progress of the road building programme. There 
should be restricted times that construction can take place and the monitoring should 
determine the impact on residents and whether any compensation requires to be paid. 
 
SANG 
There is less information on the management of the SANG than there was on the Bordon 
Inclosure SANG planning application. There is concern at the radio mast on the site and 
whether this needs to be retained. 
 
Transport 
There needs to be proper provision made on a long term basis which the residents will need 
to use and a connection to Liphook railway is required. 
 
 



Town Centre 
Who will manage the car parks and will there be a charge for parking? The Council would 
wish to see free car parking in the town to attract people to the new town centre. The Town 
Council is keen to see the development of a 'cultural' quarter in the town centre. 
 
Education 
The Town Council is disappointed that there will be no 6th form/adult education provision. 
With the new secondary school being built on Budds Lane, there needs to be continuity of 
skate park provision. The Town Council has concern at changing facilities at the new school 
for community use particularly for playing fields and they should be separate to the secondary 
school building. The Town Council has a concern at the proposed community use agreement 
at the two new schools (who is this with?) and who pays the subsidy for this community use. 
The Town Council would like to see a stadium retained (Daley Stadium) to enable clubs to 
develop their sporting performance into better leagues. 
 
Leisure facilities 
There needs to be continuity of swimming pool provision and the new facility should address 
the needs of those with disabilities. 
 
Green Infrastructure 
The Town Council would wish to be involved in the management of green infrastructure and 
be involved in the design at an early stage. The allotments should be closer to the new homes 
to service their residents and to be positioned where there is good soil. 
 
Other infrastructure 
The Town Council is disappointed that there is no additional GP surgery to be near and 
support the new homes/residents and it is hoped that new provision could be made. The 
Guadalupe car park at the top of Chalet Hill in the 2012 master plan was to be a place to 
integrate the old with the new, as this will be the entrance from the old town centre to the new 
town centre. This would act as a gateway to the new town centre. The Town Council suggests 
that this work should be completed along with the development of the new town centre in the 
first phase of construction. The plans do not show an improved access to the Household 
Waste Recycling Centre. Will developer's contribution be used to extend the facility and 
provide better access? 
 
Business 
Assistance needs to be given to local business who may suffer from the development with the 
possibility of compensation being paid. 
 
It was also 
 
RESOLVED  
The following are the suggested priorities (in no particular order) for developers contribution 
a)    Swimming pool 
b)    Improvement of existing sports pitches and facilities 
c)    Education provision 



d)    A cultural quarter in the new town centre 
e)    Bus subsidies and link to other towns and railway stations 
 
Kingsley Parish Council - Object to the current application on the grounds of increased risk to 
safety and the environmental impact that will be caused by increased volume of traffic along 
the B3004 Alton corridor. In recent years there have been numerous accidents and several 
deaths along this stretch of road. Villagers, especially those with children, are fearful of the 
speed and volume of cars, vans and HGVs going through the village on this road. 
 
The proposed allocation of funding for Traffic Management measures in and around Kingsley 
is very welcome. However, what is completely unacceptable is the nebulous wording in 
section 7.12 of the Traffic Assessment document concerning the triggering and timing of the 
implementation of these measures. 
 
The council most strongly requests that a condition for giving permission for this application is 
that the traffic safety measures are implemented in full during the initial 3 year phase of the 
development, in parallel with building the relief road infra-structure. Such a condition would go 
a long way towards negating the council's objection.  
 
Selborne Parish Council - Objects to the application.   
The Council objects to the failure properly to consider the impact of roads and traffic upon the 
National Park, upon Shortheath Common, upon the villages of Oakhanger and Blackmoor 
and upon the network of ancient sunken lanes between Blackmoor and Selborne. 
 
In the several meetings the Parish Council has held over recent years with Hampshire County 
Council with regard to the redevelopment of Bordon, we have always been assured that 
measures will be put in place to discourage traffic from a redeveloped Bordon from using the 
roads through Oakhanger and Blackmoor. This does not seem to be the case with the 
application as presented. 
 
1.  Oakhanger 
 
The County Council has already recognised at the PC's meetings that Oakhanger village 
requires traffic calming and advised us to plan accordingly. We therefore instructed Hamilton-
Baillie Associates who have now designed for this. His report is available and his 
recommendations are implementable once the necessary funds have been raised. Therefore 
the PC hopes that sufficient developers’ contributions from the redevelopment of Bordon can 
be made available so that the scheme can be built without delay. 
 
In the light of HCC’s recognition that traffic needs to be discouraged from using Oakhanger, it 
is therefore of concern that the current plans appear to indicate that Oakhanger Road is to be 
treated as a major route rather than a road not to be used for through-traffic.   
 
 
 
 



The Green Infrastructure and Key Biodiversity Proposals displays a large map at Figure 12.4 
indicating that the proposed Inner Relief Road would give prominence to the Oakhanger 
Road, making this a major illuminated crossroad intersection with additional turning lanes that 
would positively encourage traffic to go through Oakhanger rather than discourage it from 
using the Oakhanger Road. Traffic travelling north towards Alton on the new Relief Road 
would be steered towards using this junction as a short cut through Oakhanger, to the 
detriment of the amenity of the village and to the detriment of the South Downs National Park 
and Shortheath Common which enjoy national statutory protection and international 
protection for the conservation and enhancement of their natural beauty. 
 
In the interests of protecting Shortheath Common and the National Park, we would ask that 
the junction be designed in such a way that Oakhanger Road is given an entrance gateway to 
discourage traffic from using it and that it should display no road signage towards Alton. 
 
We would also ask that Gibbs Lane be provided with a coded entry gateway and dead end 
sign to discourage traffic from using the Common as a short cut. 
With these measures in place, the Shortheath Common SSSI and SAC and the South Downs 
National Park should have adequate protection, reflecting the assurances we have been 
given over the years by Hampshire County Council.  
 
2.  Blackmoor   
 
We are equally concerned about Blackmoor and about the network of narrow pre-Roman 
sunken lanes between Blackmoor and Selborne, namely Honey Lane, Sotherington Lane and 
Bradshott Lane. These hollow lanes are a valuable recreational resource for walkers and 
cyclists and have protection via the first and second statutory purposes of the South Downs 
National Park.  
 
The lanes are used mainly by local residents and by local agricultural farms. These lanes are 
totally unsuitable for through-traffic, their width being restricted by their high banks. In order to 
conserve and enhance the natural beauty, wildlife and cultural heritage of these lanes and to 
provide opportunities for the enjoyment of their special qualities by the public, it is necessary 
to prevent their use by the through-traffic that can reasonably be expected in the area as a 
result of the redevelopment of Bordon.  
 
It is imperative that vehicles travelling en route to Alton or Basingstoke be positively 
discouraged from using Drift Road as a means of accessing the B3006 at Selborne via 
Sotherington Lane and Honey Lane as an alternative to taking the new Relief Road and 
travelling to Alton via the Sleaford Junction. To facilitate such ‘short cuts’ would result in the 
wanton destruction of one of the most delightful parts of the National Park enjoyed by people 
for its natural beauty and recreational amenity.  
 
For this reason, there is a need for sympathetic traffic calming at the two Blackmoor junctions 
and through Blackmoor itself, with only small signage being installed at the new roundabout. 
The Hamilton-Baillie Associates report details the design for Blackmoor, and the PC asks that 
funds be set aside from the Bordon development for this purpose.   



In order to prevent rat running down the country lanes, the PC asks that the proposed 
roundabout at Firgrove Road be deleted altogether to make it more difficult to access 
Blackmoor.   
 
Finally, for the proposed relief road to allow traffic proper access between major routes the 
PC asks that provision be made for slip roads onto the A31 from the B3004. This will 
discourage traffic from using unsuitable village and country lanes. Protection of the South 
Downs National Park is paramount in all decisions made by local authorities and statutory 
undertakers. The PC hopes that EHDC will therefore have regard to their suggestions as 
being helpful to achieving the statutory purposes of the National Park. 
 
Headley Parish Council - Headley Parish Council does not wish to make representations on 
this complex and detailed application, other than to comment upon the highway aspects of the 
application as far as it affects Headley Parish and other surrounding parishes, villages and 
hamlets around the application site. 
 
HPC notes that the Transport Assessment Appendices (A-G) state that the "Without Scheme" 
forecasts show that Tulls Lane (Standford) will apparently attract 8 more vehicles in the A.M. 
peak hours, and 5 in the P.M. peak hours, whilst the "Preferred Route AADT" forecasts an 
extra 24 vehicles (2.8%). The PC questions how these figures were arrived at, and why any 
motorists driving to or from Bordon should wish to use Tulls Lane? 
 
HPC notes table 8.5 of the B3002 to Hindhead Corridor Traffic Management Strategy, and the 
costed proposals selected: They request a further meeting with a traffic consultant to discuss 
these proposals in order to prioritise the proposals, and reduce expenditure on inappropriate 
proposals. They also point out that the traffic impact on the B3002 applies equally to Headley 
and Headley Down, which are both within Headley Parish. 
 
Bramshott and Liphook Parish Council - BLPC request the following measures to be 
implemented: 
1. The sign for Haslemere should be removed from the A3 & traffic should be directed 
towards Hindhead; 
2. There should be clear signs at the Liphook Road/Petersfield Road junction directing traffic 
towards the A3 at the Greatham Junction, and at the Lindford crossroads directing traffic 
towards the A3 via Farnham & the Hogs Back; 
3. Consideration should be given to measures to encourage traffic away from the Bramshott 
lanes; 
4. The Parish Council would seek contributions towards improvements for parking at Liphook 
Station in view of the anticipated increase in usage. 
 
Feedback from Task and Finish Group meetings. 
 
 
 
 
 



Viability 
 
The group recognised that not everything is affordable and the scheme has significant 
abnormal costs. They were keen to support value-generating early investment in a secondary 
school and high quality public realm and recognised that "savings" can be made from reduced 
affordable housing numbers. 
 
Inward investment / Business and Economic development 
 
Agreed on the need to work together to clarify the economic offer, to support existing 
business and supply chains, including retailers, and promote  the town creatively. 
 
Community Facilities 
 
Broad agreement on proposals, including no need for significant new facilities (see sport and 
leisure below), but better use of existing facilities, which may need improvement, and support 
and training to staff and governors. 
 
Sport and Leisure Facilities 
 
Broad agreement on proposals including 6-lane pool and retention and enhancement of 
playing pitches.  Need to consider other sports (including in schools) and leisure facilities for 
young people. 
 
Relief Road 
 
Generally supported.  Concern about local impact, provision of safe crossing points, and 
transport impact on surrounding villages. 
 
Other Transport Issues 
 
Need for more investment in alternatives to private car trips including rail (if possible) or 
“secure” bus provision to adjoining stations at appropriate times, as well as improved cycling 
and walking provision. 
 
Ecology and Green Infrastructure 
 
There was support for the green infrastructure and SANG plans.  The suggestion that 
Whitehill Town Council manage the spaces was welcomed. 
 
Town Centre 
 
There was general support about what is proposed but detailed questions asked about certain 
aspects.  These have been passed to DIO and will be raised and discussed with the 
developer partner. 
 



Louisburg Barracks 
 
The progress that was made during the determination of this application related to heritage, 
ecology, design and community issues was welcomed. 
 
Education 
 
There was support for the new secondary school and other improvements but a request that 
pre-school and post-16 activity be looked at. 
 
Health 
 
The focus on Chase hospital was recognised but re-assurance was sought that other issues 
would be fully addressed. 
 
Housing 
 
The group were re-assured by the primacy given to Whitehill and Bordon residents with 
respect to affordable housing allocations. 
 
Representations 
 
67 representations were received, making the following comments: 
 
6 letters of Support 
 
a)  Would attract new businesses; 
b)  Would be an enhancement to the town; 
c)  Would like to see inclusion of a new larger theatre/cinema; 
d)  Would like to see proposals which cater to the older generation; 
e)  Level walking areas and cycle paths required; 
f)  Concern with on-street parking. 
 
9 letters of Comments 
 
a)  Delivery of mobile network coverage and broadband services;  
b)  Concern with adequate traffic management; 
c)  Increase in traffic through the town and road safety issues to all road users; 
d)  Fly tipping issues need to be resolved; (not a material planning consideration) 
e)  Provision of adequate public transport; 
f)  Provision of community facilities integrated into public open spaces; 
g)  Would provide the opportunity to improve the town; 
h)  Supports proposed traffic calming measures affecting Kingsley; 
i) Questions retention of radio mast at the southern end of Hogmoor Inclosure which is not 

in keeping with surrounding area. 
 



52 letters of Objection 
 
Planning General  
 
a)  Does not adhere to housing allocation as set out in the Joint Core Strategy; 
b)  Provision of housing being used to safeguard other towns and villages from larger 

housing developments; 
c)  No local housing demand/need; 
d)  Inadequate provision of affordable housing; 
e)  Little net gain for the town in regards to leisure or shopping facilities; 
f)  Need for appropriate safeguards and trigger points; 
g)  Need for a commitment to construction of adequate infrastructure and services prior to 

development of the scheme; 
h)  Submitted documents inadequately address problems; 
i)  Detail of proposals are limited and essentially notional, aspirational, un-committed and 

vague; 
j)  ES is not objective; 
k)  Benefits of development have been exaggerated; 
l)  Does not take into accounts concerns of residents those amenity will be affected by the 

southern section of relief road; 
m)  Lack of public consultation and community involvement; 
n)  Representations of public consultation and community involvement are biased; 
o)  Values held by the community have not been prioritised; 
p)  Questions political and financial motivations behind the development. 
 
Green Credentials 
 
a)  Green vision and all proposed benefits for the town have been lost; 
b)  Development remains dependent on private car use; 
c)  Questions the carbon neutrality of the construction of homes; 
d)  Loss of Budds Lane playing fields. 
 
Place Making 
 
a)  Unsuitable location; 
b)  Size, scale, layout and density of development would change the semi rural character of 

the area;  
c)  Questions the quality of the proposed houses; 
d)  Reduced quality of living for all; 
e)  Will result in planning blight, stagnation and a undeliverable scheme; 
f)  Will not attract a balanced social demographic. 
 
Employment and Town Centre 
 
a)  Concerned with the ability of the development to create jobs and attract people and 

employment to the town, the b) example at Viking Park exacerbates this concern; 



b)  A large anchor supermarket would impact upon existing retail centres, discourage small 
businesses, the supply of which is already adequate and the need of which does not 
exist; 

c)  Lack of regard to small local businesses which would be adversely affected by the new 
town centre; 

d)  Will set a precedent for another Forest Centre which is discouraged; 
e)  Proposed traffic calming measures and through traffic along A325 being diverted to relief 

road would result in loss of existing service stations and associated jobs. 
 
Ecology 
 
a)  Concerned with adverse impact on and loss of biodiversity, habitats, woodlands/trees, 

SSSIs, SACs, SINCs and allotments; 
b)  More specifically in relation to the impact of proposed flood lighting on new school sports 

fields in Budds Lane on biodiversity; 
c)  Proposed demolition of buildings and removal of trees would in particular impact upon 

protected bats and their roosts; 
d)  Impact of relief road and highway drainage proposals on amphibians which need to be 

taken into consideration; 
e)  Changes to the informal paths would adversely impact upon ground nesting solitary bees 

and wasps; 
f)  Proposed wildlife mitigation inadequate; 
g)  Lack of sensitivity for the wildlife recorded; 
h)  Impact of proposed housing on Shortheath Common; 
i)  Lack of assessment of Shortheath Common in relation to biodiversity surveys; 
j)  No development or landscaping should take place in Hogmoor inclosure; 
k)  Non-compliance with JCS Policies CP21, CSWB9, CSWB11, CSWB12 and CSWB18. 
 
SANG 
 
a)  Object to conversion of a SINC into a SANG; 
b)  Transformation of Hogmoor Inclosure not welcomed, would be out of keeping with 

surrounding area and urbanised;  
c)  Integration of community facilities within SANGS unsuitable and will lead to increased anti 

social behaviour in these areas; 
d)  Calculations for discounting of proposed SANG for biodiversity value are inaccurate; 
e)  SANG areas are required in perpetuity and not only for the proposed 80 years. 
 
Transport 
 
a)  Route of relief road is contrary to JCS; 
b)  Relief road will not provide relief to the A325 and enhance the environment;  
c)  Increase in local traffic issues, congestion and grid locking; 
d)  Suggests A325 should be improved to deal with the increased traffic; 
e)  Suggests relief road should be routed to come out between the garage and Viking Park 

slip road; 



f)  Suggests realignment of Liphook Road to be moved further south to reduce impact on 
existing dwellings with access directly onto Liphook Road; 

g)  Relief road will have unintended traffic consequences and rat running through Oakhanger 
whose transport network is already problematic inadequate and under pressure which will 
in turn impact on localised air quality; 

h)  Greater commitment to protect Oakhanger from increased traffic issues is required; 
i)  Inadequate provision for sustainable transport; 
j)  The provision of an integrated railway should be provided to achieve the greatest 

sustainability; 
k)  Too many roundabouts and crossing points proposed on the relief road which will lead to 

an increased use of the A325. 
 
Neighbour's Amenity  
 
a)  Noise, vibration, light and air pollution implications of the road for existing residents; 
b)  Road in too close proximity to some existing houses. 
 
Heritage 
 
a)  Possible loss of all army heritage; 
b)  Questions the lack of commitment to retain buildings; 
c)  Limited archaeological survey reports impact upon mesolithic barrows and later 

structures;  
d) Concerns for the rich presence of bronze age and Roman artefacts’ found within the 

locality. 
 
Contamination 
 
a)  Concerned with lack of clear contamination report  and mitigation which is particularly 

important given the military use of the site; 
b)  Location of ecological mitigation and receptor sites in possible pollution areas flawed; 
c)  Discharge of polluted water may adversely impact upon amphibians in ponds and 

watercourses; 
d) Increased air pollution from additional traffic generated by the development. 
 
Determining Issues 
 
1. The Development plan and planning policy 
2. Principle of development and overall accordance with the Development Plan 
3. Housing 
4. Employment 
5. Transport/access 
6. Education 
7. Open space, sport and community facilities 
8. Green Infrastructure and sustainability 
9. Design, including trees and landscaping 



10. Heritage 
11. Biodiversity and Ecological Implications 
12. Minerals 
13. Viability and s106 provisions 
14. Other issues: Pollution, contamination, drainage 
15. Impact on the South Downs National Park 
 
Planning Considerations  
 
1. The Development Plan and Planning Policy 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that when 
determining a planning application, regard is to be had to the development plan, and the 
determination shall be made in accordance with the development plan, unless material 
considerations indicate otherwise. The development plan for the application site includes the 
EHDC/SDNPA Joint Core Strategy (JCS), along with the remaining 'saved' policies of the 
2006 Second Review: Local Plan and the Hampshire Minerals and Waste Plan (HMWP).  
 
The JCS was adopted in May 2014 and sets out the planning policies for development within 
East Hampshire for the next 15 years. Within the JCS there are 18 policies that specifically 
relate to Whitehill and Bordon. With the Army's relocation from Bordon, there is a once in a 
lifetime opportunity to ensure a sustainable regeneration of the town. The area requires 
investment and the objectives of the JCS policies are aimed at regenerating and improving 
the built environment within the town as a strategic objective to create an attractive town 
where people want to live, work, shop and play with excellent facilities, leisure opportunities, 
jobs, training opportunities and a balanced mix of housing. 
 
The Whitehill and Bordon Strategic Allocation covers about 340 ha within which land is 
identified for up to 4000 dwellings and associated infrastructure. There are four policies that 
relate specifically to the Strategic Allocation. CSWB1 (Strategic Allocation), CSWB3 (the new 
town) centre, CSWB9 (Biodiversity) and CSWB11 (New Roads and Traffic Management on 
the A325).    
 
Policy CSWB1 is the key JCS policy that relates specifically to the strategic allocation and 
requires the new development to be '..designed to create a green town ..(that is) an exemplar 
of a modern sustainable community in terms of the places of work, schools, travel planning, 
promoting and supporting healthier lifestyles, provision of local services and sustainable use 
of resources.'  
 
Policies CP2, CP10 and CSWB1 indicate 2,725 new dwellings over the plan period (i.e. by 
2028) are to be provided within Whitehill and Bordon with the remainder of the up to 4,000 in 
total to be planned beyond the plan period.  
 
 
 
 



CP8 and CSWB2 relate to sustainable economic development and identify a total of 12.3ha 
gross employment land within three sites across the strategic allocation. The policies provide 
that Louisburg barracks will deliver the largest proportion of land (7.94 ha gross) with the 
remainder coming forward at Viking Park and Quebec Barracks. Policy CP3 of the plan 
requires about 9.5 ha to be delivered by 2028. Policy CP7 and Policy CSWB3 identify scope 
for up to 23,000 square metres (gross) retail floorspace in the new town centre out of which 
up to 16,000 square metres (gross) could come forward in the plan period. A range of other 
cultural, recreational, leisure and office facilities are promoted to improve the vitality and 
viability of the town centre. Policy CSWB2 also requires proposals to be accompanied by an 
economic strategy to show how access to work opportunities will be achieved. Policy CP5 
seeks to improve workforce skills, training and employment provision. 
 
Policy CSWB4 sets a 35% target for the provision for affordable housing in Whitehill and 
Bordon This level is subject to individual site circumstances such as viability. The residential 
proposals must also include a mix of housing types including a proportion of family and 
executive homes that will help correct the town's current housing imbalance. 
 
Policies CSWB5, CP29, CP30 and HE13 relate to design and require development to 
demonstrate an integrated approach to sustainable design and to reflect character area 
design codes. Where possible development must conserve or enhance the District's historic 
environment and where opportunities arise, proposals should incorporate locally distinctive 
ex-military buildings. 
 
Where financially viable, policy CSWB6 seeks innovative sustainable development, whereby 
the carbon footprint of the whole town will not exceed the footprint of the existing settlement. 
This will include the provision of localised energy centres and where financially viable connect 
to any district heating systems and ensure the orientation of new homes is maximised to 
make best use of solar power. All new development must also comply with the district wide 
Sustainable Construction policy CP24 corresponding to thresholds for achieving the Code for 
Sustainable Homes.  
 
Policy CSWB7 seeks details of a sustainable waste and resource plan covering both 
domestic and non-domestic waste. CSWB8 requires all development to contribute to the 
overall target of achieving water neutrality to limit the impact of new development on water 
resources, water quality and quantity. 
 
Policy CP21 and Policy CSWB9 relate to biodiversity and requires all development to show a 
net gain in biodiversity, secure existing and create new wildlife habitats which can be 
supported by long term management plans and show that there are no adverse significant 
effects on the integrity of any European designated site. It also requires integrated access 
management provision to be delivered throughout the local European designated sites and 
other greenspaces, such as SANGs over a period of time as determined by Natural England 
and the planning authority, but not less than 80 years. 
 
 
 



Policy CP28 requires green infrastructure networks to be maintained, managed and 
enhanced. Policy CSWB10 specifies that green Infrastructure utilising new and existing 
greenspaces will be part of a well-managed, high quality, green infrastructure network as set 
out in the Whitehill and Bordon Green Infrastructure Strategy and Habitats Regulations 
Assessment. A comprehensive network (Green Grid) of walking and cycling routes is required 
within the town by policy CSWB12 linking new development with the town's school, service 
and employment areas.  
 
Policy CSWB11 requires the development proposals to deliver an Inner Relief road through 
the new development area to provide access to the development sites and enable the 
redesign of the A325 and provide a scheme of traffic management works on the existing A325 
corridor. Policy CSWB12 requires a comprehensive network (Green Grid) of walking and 
cycling routes linking the development, where possible, to the existing town. 
 
The remaining policies CSWB13 - 18, CP31, T2 and T3 seek to improve public transport and 
provide an innovative and comprehensive package of measures to promote sustainable travel 
including a transport hub within the town centre, an attractive public transport system and 
improvements to the local transport network including measures within the local villages. 
 
Policies CP14 - 18 seek to protect and provide appropriate levels of open space, sport and 
recreational facilities, with alternative or better facilities provided in an equally accessible 
location when the development results in a loss of such facilities. The policies also seek to 
ensure that appropriate levels of public open space are provided on site and that 
improvements and enhancements are made to the existing community and recreation 
facilities.   
 
Policy CP20 requires development to be sensitive to its context, particularly the South Downs 
National Park (SDNP) and to protect and enhance settlements in their wider landscape 
context by applying the principle of Landscape Character Areas.  
 
Policy CP24 relates to sustainable construction and requires all residential development to 
meet the Code for Sustainable Homes level 4, and commercial development to meet 
BREEAM 'excellent' standard, and also refers to energy requirements. 
 
The background to the JCS originates with the 2012 Masterplan, which outlines the vision for 
the regeneration of the town and the way the infrastructure, including integrated transport and 
community facilities should be planned and delivered to ensure that development is properly 
co-ordinated and maximises the regeneration opportunities. 
 
At the JCS examination the proposals were revised by agreement to reflect a more realistic 
approach to delivery, while maintaining the aspirations of the original masterplan. In March 
2014 the project was re branded 'Whitehill and Bordon - Hampshire's Green Town ', to 
recognise these changes. Thus the statutory strategic policies provide a degree of flexibility to 
be tested through the consideration of consequent planning applications.  
 
 



The other development plan document relevant to these proposals is the County Minerals 
Plan, which is more fully considered later in this report. 
 
2. Principle of development and overall accordance with the Development Plan 
 
This is a large and significant planning application that will have a decisive bearing on the 
future of the town. Bordon has been an Army Camp and training base, for over 100 years. 
Defence restructuring has resulted in the Army's decision that the Garrison will leave the town 
completely before the end of 2015. This has provided an opportunity to regenerate the town. 
The overall regeneration is proposed to follow the aspirations of the 2012 Masterplan, which 
proposed the construction of up to 4000 new homes, and the creation of 5500 jobs to be 
delivered over approximately 20 years. 
 
This application is the last of three applications relating to the redevelopment of the former 
army barracks. An application for the redevelopment of Quebec Barracks for 100 homes and 
an employment hub for 100 jobs and a hybrid application for the redevelopment of the 
Louisburg Barracks for outline mixed-use development comprising employment land (at least 
2.94 hectares) and residential land (up to 500 residential units), along with a full application 
for phase 1 of the relief road have both been approved. 
 
This application provides for the delivery of the main proportion of development land to come 
forward from the Masterplan area and will provide the core infrastructure, particularly the 
road/access network, provision of schools, public open space and sports provision and the 
new town centre. Given the objective of the JCS for the town it is important to ensure that the 
resulting compendium of proposals are mutually consistent, and provide a cohesive, well 
planned community as a basis for the regeneration of the area. This is particularly important 
for infrastructure provision and the provision of shared community facilities such as play 
space and new schools. Consequently, the development is required to contribute to 
infrastructure needs of the wider strategic allocation. This is addressed in section 13 of this 
report. 
 
The proposal is considered to be broadly consistent with JCS policies and the 'saved' policies 
of the 2006 Second Review: Local Plan. The site is allocated for the use, and all of the policy 
requirements are addressed, to some degree. It is necessary to consider the extent to which 
policies are not entirely satisfied or mark a departure from the Local Plan, and whether any 
other material considerations weigh against the requirement to determine the proposals in 
accordance with the development plan. 
 
The key policy is CSWB1, which aims to secure the regeneration of the area, and sets out the 
standards to be aimed at. It applies to all sites within the strategic allocation (SA), and 
requires them to support the delivery of the essential regeneration components. These are set 
out in the Infrastructure Delivery Plan (IDP), which also provides estimates of site 
development costs, including provision for; 
 
 
 



 Relief road 
 New schools 
 A new town centre 
 Open space 
 Green infrastructure 
 Transport investment to ensure there is capacity in the infrastructure to accommodate new 

development, but also to achieve a modal shift in transport use, to move towards the 
aspiration of establishing Whitehill and Bordon as 'Hampshire's green town' 

 Community facilities, including a replacement swimming pool  
 Biodiversity mitigation measures, particularly the provision of suitable natural alternative 

green spaces (SANGS) 
 
While the Masterplan proposals were subject to viability assessment to ensure they were 
realistic, viability is sensitive to fluctuating market conditions, and current, more detailed 
assessments underpinning the planning applications have resulted in further refinements of 
the infrastructure costs, and has also allowed more detailed, hence more reliable viability 
assessments to be made. For development to be delivered, viability thresholds need to be 
accepted, and this is recognised in government policy, as well as being a recognition of the 
role the market needs to play in securing development albeit with public investment eg 
through Local Enterprise Partnership (LEP) grant. The submitted viability assessments are 
being independently verified, and this must play a role in the requirements being made of 
developments towards infrastructure costs. 
 
In broad terms, the hybrid planning application as submitted, generally conforms to the 
quantitative policy requirements and provides many positive and essential elements that 
contribute to the objectives of policy CSWB1. In particular the provision of the SANG 
measures, a new secondary school, the new relief road (phase 2), and the ecological 
mitigation measures in general are significant benefits that are guaranteed to be delivered 
(subject e.g. to a successful bid to the Department of Education on secondary school 
funding). 
 
As submitted, however there were concerns about the extent to which it could be depended 
upon to deliver necessary elements of the strategic objectives such as employment, the town 
centre and other qualitative aspects of the proposals, as well as integrating the proposals to 
achieve a cohesive, well planned community over the duration of the implementation period. 
These concerns are expressed in a number of representations.  
 
 
 
 
 
 
 
 
 
 



Routinely, planning applications cannot be required to provide positive measures. However, 
the wording of CSWB1 provides the basis for a wide range of requirements to support a 
satisfactory outcome in meeting the policy objectives. The justification of this in planning 
terms is that the value of the residential development is the key resource for securing the 
regeneration of the town. If the town is not successfully regenerated as a result of the 
planning application, the policy will not have been complied with. While there are other 
agencies supporting successful delivery, for the planning policy to be complied with, they 
need to be tied to the planning application in a secure manner. Measures submitted by the 
applicant as additional information since submission have addressed these concerns as 
described below, specifically a legal commitment to the establishment of a Community 
Development Trust (CDT). There will be further discussion on this prior to determination, 
following Committee consideration, in parallel with the section 106 discussions. 
 
As proposed, the aims of the community development trust are to: 
 Ensure the effective implementation of key local strategies including Heritage, Recreation 

and Arts & Culture; 
 Initiate, coordinate and deliver community development and cultural activities to create a 

thriving integrated community; 
 Encourage a green lifestyle amongst residents and businesses; 
 Own, maintain and effectively manage the endowed community land and buildings  
 
Policy CSWB1 provides the general competence which ensures that these measures are 
capable of being CIL regulation compliant. 
 
Succeeding sections of this report examine elements of the proposals more fully, to draw out 
the extent to which they comply with policy.  
 
3. Housing 
 
The JCS policy is for up to 4,000 dwellings within the strategic allocation with up to 2,725 new 
homes provided within the plan period up to 2028. The application proposes up to 2,400 
dwellings which, when combined with the 600 homes approved at Louisburg and Quebec 
Barracks, other assumed housing on windfall sites within the strategic allocation and around 
150 dwellings to come forward from the redevelopment of the Mill Chase Academy means an 
overall capacity of c. 3,350 dwellings is likely to emerge. Whilst this is short of the upper 4000 
dwelling threshold of the JCS, background documents submitted with the application 
demonstrate that it is a realistic capacity taking into account the retention of substantial 
proportion of trees within the strategic allocation as well as delivering an appropriate and 
marketable density of development, averaging 40 dph compared to the 60-70 dph average 
underpinning the 2012 Masterplan. The town centre provides the potential for a somewhat 
higher density of housing including some housing above retail units at a scale of up to four 
storeys. The level of housing proposed complies with the JCS policy for 'up to 4,000 
dwellings'. It will be for reserved matters consideration to ensure that the full capacity of 2400 
dwellings is achieved, as far as possible. The "structuring plan" referred to in the design 
section (section 9) below also has a role to play in ensuring optimal capacity is achieved. 
 



Policy CP11 requires new residential development to maximise the delivery of affordable 
housing and Policy CP13 sets this target to be 35% in Whitehill and Bordon. However, the 
National government's recent policy on Vacant Building Credit, which was introduced in 
November 2014 and updated in March 2015, provides that, where vacant buildings are being 
redeveloped, affordable housing contributions can now only be applied to the net increase in 
floorspace. 
 
Concern has been raised regarding the housing allocations not being adhered to as set out in 
the Joint Core Strategy. The provision of housing has further been seen by objectors as a 
strategy to safeguard other towns and villages in the District from larger housing 
developments. Letters of objections have also questioned the local housing need and the 
inadequate provision of affordable housing. 
 
The submitted proposals included provision of only 15% affordable housing, justified on 
viability grounds. Viability is discussed below, but applying the Vacant Building Credit policy, 
and assuming all current on-site floor space can be credited (notwithstanding that it is mostly 
not currently vacant), would reduce the policy-compliant affordable housing to below 10%. 
However, the applicant has agreed to maintain the commitment to providing 15% affordable 
housing, which is welcomed.  
 
It is also considered that a lower affordable housing quotient has a role in placing emphasis 
on providing aspirational housing for the town.   
 
The mix of dwelling sizes for the affordable housing is indicative at present and will be 
finalised at reserved matters stage. The majority of the affordable homes are proposed as 
one and two bedroom dwellings reflecting the local housing needs and this approach is 
supported. The tenure split is proposed as 60% affordable rent to 40% intermediate housing. 
Whilst this is not the more usual 70 / 30 split, the applicant has indicated that this tenure split 
would further impact upon the viability. The affordable housing should be secured through a 
suitable legal agreement, with triggers for the transfer of the affordable housing land / units to 
an acceptable Registered Provider. 
  
The housing policies also require housing to be provided as an integrated approach to 
regeneration and community development, and the respective discussions below on 
employment provision, open space and community facilities, and green infrastructure all 
address these requirements. 
 
4. Employment 
 
The relocation of the MoD away from Bordon will result in the loss of some jobs which is likely 
to have an impact upon the local economy. The Masterplan has an aspirational target of 
5,500 jobs based on one job per new home created and an additional 1,500 jobs, replacing 
the jobs lost through the closure of the garrison. Policy CSWB2 requires 7.94ha of 
employment land to be provided at Louisburg Barracks and identifies business development 
will be supported by four principal sources of employment land. 
 



 Reuse of former MoD buildings; 
 Establishing new business parks; 
 Town centre employment, including public sector services; and 
 Home working supported by a local skills centre/business support unit.  
 
The policy also requires a strategy to be submitted to underpin delivery. There is little 
commercial value in employment land, so the objective of the employment approach is to 
commit to positive measures to ensure a realistic prospect of delivery. A draft strategy has 
been submitted as additional information since the initial application submission. It covers 
both employment and town centre delivery and addresses the following areas: 
 
 Delivery Capability and Experience; 
 Vision and Place-Making; 
 Phasing/ Timing; 
 Design Development; 
 Planning Obligations; 
 Governance and Accountability; 
 
With regard to planning obligations in the draft strategy, the following are proposed: 
 
Town Centre: 
 
 To develop a town centre strategy; 
 To market the town centre land (and reserve/restrict its use for only town centre uses) for 

a period no less than 5 years; 
 To reserve land for future bus interchange, energy centre, leisure centre/swimming pool 

and day nursery for a period to be defined; 
 To explore the technical and financial feasibility of retaining parts of the Sandhurst Block 

and Sergeants' Mess; 
 To explore opportunities to accelerate the delivery of town centre public realm/bus 

interchange and open space. 
 
Employment: 
 
 Develop a strategy for the employment site in liaison with the HCA to ensure 

comprehensive approach to the overall Louisburg employment allocation; 
 Employment Workspace (Louisburg Barracks) - to market the employment land (and 

reserve/restrict its use for only employment uses) for 5 years.  
 Maximise and market meanwhile uses for employment purposes; 
 Employment and Skills Plan - to require the preparation/execution of a plan in similar 

circumstances to a planning obligation imposed on the HCA Louisburg Barracks consent; 
 Implement construction practices which maximise the reuse of materials on site, minimise 

waste and which create a safe environment in accordance with the Green Strategy for the 
development; 
 



 Work with the HCA and Radian on implementing construction skills training programmes 
for local people during the life of the development;  

 Commit to homeworking in the HPA development; 
 Commit to high speed broadband; 
 The employment strategy aims to create 3,000 sustainable new jobs over the 

development period focussing on developing the engineering heritage of Bordon as well 
as IT and emerging technological companies in the town.   

 
This application proposes 5ha of employment land east of Louisburg Barracks, which, when 
considered in addition to the 2.94ha of employment land approved on the adjacent Louisburg 
Barracks site, meets the JCS target for employment land within the combined development 
proposals.  
 
The application indicates that the 5ha site will provide up to 10,000 sqm of employment land 
to accommodate B1/B2 uses. As submitted, the employment proposals meet the policy 
requirements in quantitive terms, but the employment strategy under discussion will need to 
review the capacity of the employment area, and in particular whether greater capacity can be 
achieved. The strategy will also address the scope for potential B2 class (general industrial) 
development within this area. Officers consider that B1 class (light industrial) class uses 
should predominate, with some flexibility to accommodate B2 if located away from the 
residential areas. The Council recognises the need for modern, quality business space that 
can be used in flexible ways to reflect diverse business process and practices. The strategy 
needs to demonstrate how the application's approach will secure quality and flexibility in the 
development.  
 
The scheme estimates that 479 jobs could be accommodated in the technical training area 
and the temporary reuse of the buildings and facilities for economic / commercial activity is 
fully supported. Retaining the existing occupiers on the TTA is also very important and 
welcomed. The effective delivery of these uses is one of the elements of the employment 
strategy which is under discussion. The strategy will be expected to demonstrate a significant 
commitment to delivering these uses, and also to demonstrate how they will move from 
temporary jobs to permanent jobs located in the town.  
 
The HPA proposes that the appointed delivery partners will dispose of individual parcels and 
the rate of this will be market led.  An indicative phasing for housing is given as Phase 1 – 
2016-2020; Phase 2 – 2021-2028 and Phase 3 – 2029-2033.  It is proposed in the Design 
and Access Statement that in phase 1 the town centre commences and existing MoD 
buildings on the technical training area are reused for employment.  Phase 2 would include 
further phases of the town centre and the Louisburg employment land, but no further detail is 
given as to how the employment land will come forward, i.e. what trigger points.    
 
There is little commercial value in employment land, so the objective of the employment 
approach is to commit to positive measures to ensure a realistic prospect of delivery. 
Straightforward planning measures such as requiring employment development to be 
completed by a specific trigger point in the residential development have been accepted as 
unrealistic, as they would have further undermined the viability of the scheme.  



Whilst recognising that investment will be in response to business and economic growth, the 
finalised employment strategy will need to address how it proposes to capture and encourage 
growth. 
  
For example, how will sites be promoted and when; how will occupiers be identified; how will 
sites be made market ready; what will be the approach to disposal of plots.  The employment 
strategy needs to provide details on the approach to attracting investment and securing 
employment generating development.  
 
Although the submission of the employment strategy broadly satisfies the terms of policy 
CSWB2, it is considered that the strategy needs to be revised to satisfactorily demonstrate 
effective delivery across all employment elements of the proposals. The recommendation on 
the application is therefore being made subject to a satisfactory employment strategy meeting 
these requirements being submitted. Implementation of the strategy would be a requirement 
within the section 106 agreement. 
 
A key risk to employment delivery is any long term residential "hope value" for the proposed 
employment land. This should be guarded against in the form of a covenant within the section 
106 agreement,  and this has been agreed in principle with the applicant. 
 
The provision of broadband infrastructure and the need to ensure the new community, 
residential and business, is fully connected is considered to be a crucial element of 
employment delivery. It is expected that this should be fibre to the premises throughout the 
development. Securing broadband is considered to be a key element of employment delivery 
and should be secured with the proposals either by planning condition or through the section 
106 agreement. 
 
Representations on employment issues include concerns about the ability of the development 
to create sufficient jobs and attract people and employment to the town. Viking Park and the 
Forest Centre are seen as cases in point, which fail to boost economic development in the 
town; residents and businesses do not wish to see this experience replicated. The impact of 
the proposed large anchor supermarket upon existing retail centres, as well as its ability to 
discourage small businesses in particular has been raised as a point of concern. It has been 
expressed that the provision of food stores is currently adequate and is not needed. It is felt 
that the new town centre in particular would have an adverse effect on small local businesses, 
and there has been a general lack of regard to these businesses in this respect. There is 
further concern that the proposed traffic calming measures and through traffic along the A325 
being diverted to the relief road would result in loss of existing service stations and associated 
jobs. There are clearly inherent risks in any regeneration strategy, but overall, particularly 
subject to a satisfactory and proactive employment strategy being agreed, the employment 
proposals are considered to be satisfactory not with standing the concerns of objectors. 
These concerns are addressed in the Town Centre section below. 
 
 
 
 



Town Centre 
 
The new town centre is proposed on the corner of A325 / Budds Lane and extends to an area 
of circa 6 ha. The applicant has submitted proposals for the delivery of retail provision in 
Whitehill and Bordon, as detailed in their Retail Impact Assessment and Town Centre 
Statement. 
 
The HPA Parameters Plans (Figures 1.5 - 1.10) and illustrative Masterplan (figure 1.15) 
indicate the following: 
 
 Location of the new town centre 

 
 Maximum amount of new commercial town centre floorspace (residential parameters 

include maximum building heights and footprint areas) 
 Three different town centre development zones (core centre which accommodates the 

majority of commercial uses including a new foodstore; mixed use transitional area 
containing mix of commercial and residential uses (c. 120 units) and a residential zone to 
the north west of centre fronting Budds Lane to accommodate c. 512 units) 

 Indication of green/blue infrastructure in the centre 
 Indicative access points. 
 
The application proposes a new town centre accommodating up to 19,000 sqm of gross retail 
floorspace of which 5,000 sqm will comprise a new foodstore (this would be double the size of 
the existing Tesco store) with an assumed net sales area of 3,250 sqm which will occupy a 
1.5ha site within the Town Centre. The application seeks flexibility with regard to the potential 
use of the remaining floor space (14,000 sqm) and proposes a 'flexible' permission which 
allows interchangeable uses within classes A1, A2, A3, A4 and A5. 
 
The applicants consider that a full JCS compliant retail provision of 23,000 sqm of floor space 
could only be provided at the expense of a reduction in the amount of housing proposed in 
the application, and furthermore that such retail provision would be excessive for the town, 
while as proposed, the town centre is considered to be deliverable and appropriate to serve 
the needs of the town. The proposed scale of new town centre floorspace therefore attempts 
to provide a balance to ensure adequate retail floor area and housing provision. 
 
The planning application also provides for the following uses within the town centre: 
  
 Up to 0.25ha within the town centre for a new leisure centre primarily comprising a 

swimming pool, gym, dance workshop and cafe with a total floor area of 3,000 sqm. The 
swimming pool will be delivered by EHDC and would replace the facility at the Mill Chase 
Leisure Centre; 

 Energy Centre, up to 0.2ha of land within the town centre is allocated for an energy centre 
use; 

 A Transport Interchange will be incorporated into the town centre to an agreed, high 
quality, specification with details to come forward at reserved matters stage; 
 



 Town centre square to provide a sense of place and area of open space within the Town 
Centre, again this will be a matter of determination at Reserved Matters Stage, although it 
is anticipated that the town square will be delivered within the early stages of 
development. 

 
The land use parameter plan (fig. 1.6) shows the potential to retain both the Sergeants Mess 
and Sandhurst block building, subject to the removal of later extensions to the original 
buildings. While as submitted there were no references to cultural uses that could be 
accommodated in the town this is now proposed to be addressed in the town centre 
implementation strategy, subject to continuing discussion as referred to above. This will set 
out a commitment to delivering a town centre that can serve in the long term as a vibrant 
community focus and how it will accommodate uses that contribute to the night time 
economy, the role of public art and other design features. The strategy should include a 
strong commitment to a high-quality public realm, for which funding is set aside in the s106 
contributions. As for the employment strategy, the committee recommendation will be subject 
to a satisfactory delivery of a town centre strategy prior to the determination. 
 
The application is accompanied by a retail impact assessment, which concludes that the 
market share attracted to the retail proposals would not significantly adversely affect existing 
shopping areas. The main adverse impact is likely to be on the Co-op at the Forest Centre, 
but the forest centre as a whole is sustained by strong trading at Lidl. 
 
The Council commissioned Nathanial Litchfield and Partners (NLP) to provide a high level 
assessment of the Retail Impact Assessment. NLP corroborated the conclusions of the 
submitted retail impact assessment in relation to retail impact on existing shopping areas. 
They were also asked to advise on the appropriateness of the proposals to provide high 
quality retail provision sufficient for the town as a whole in 20-25 years time and also a 
community focus of quality and vitality commensurate with the aspirational objectives of the 
regeneration proposals.  A summary of the NLP assessment is provided in appendix A. In 
broad terms, the assessment concludes that the new town centre can and should provide for 
main and bulk food shopping and for increasing convenience goods retention levels within 
Whitehill and Bordon. The approach to an anchor store is supported. Advice is also given on 
appropriate unit sizes and mix to complement the retail provision, including non retail and 
community uses.  
 
The application proposes a 'flexible' planning permission in relation to uses within the town 
centre, providing for changes of use between retail and non retail uses without the need for 
planning permission. The NLP report considers that this would be damaging, and 
recommends a specific approach to retail/non-retail uses which would require control, and 
may be the subject of planning conditions. The balance between retail and non retail uses, 
unit sizes etc will be determined in the town centre strategy. To reflect the NLP advice against 
a flexible approach to retail uses, a condition is proposed to preclude flexibility from the 
planning permission. 
 
 
 



There has been a concern raised by objectors that there is little net gain for the town in regard 
to leisure or shopping facilities. Representations have also called for the inclusion of a new 
larger theatre/cinema and would like to see proposals which cater to the older generation. 
The creation of a new town centre is considered to be of significant benefit for the town as a 
whole. The town centre strategy is expected to address the cultural issues of concern. 
 
5. Transport/access 
 
The transport/access policy requirements fall into various categories: 
 
 Relief road 
 Travel Plan 
 A325 calming measures in Whitehill and Bordon 
 Off site junction improvements 
 Traffic Management in Villages 
 Walking and Cycling facilities 
 Bus Subsidy 
 Transport Hub 
 Parking Standards 
 
Relief road  
 
The relief road is a critical element of the regeneration infrastructure for the strategic 
proposals. The relief road proposals are expected to be provided through LEP grant funding. 
The first phase of the relief road has full planning permission, consented through the 
Louisburg Barracks application. It is fully funded and preparatory works have commenced on 
site. 
 
It should be noted that the JCS refers to an 'inner relief road', and the Masterplan envisaged a 
route that threaded through the proposed strategic development. The proposed scheme now 
largely by-passes the strategic development areas, apart from the phase already approved 
that travels through the Louisburg Barracks and a small section at the southern section that 
follows the route of the former railway line and has boundaries with existing properties. The 
remainder of the route through this application site separates the residential elements from 
the SANG provision at Hogmoor Inclosure. 
 
Hampshire County Council adopted the emerging transport strategy in September 2011. This 
stated the need for the delivery of the relief road in order to ease existing pressure upon the 
A325. The existing A325 which runs north / south through the centre of Whitehill and Bordon 
would be down graded to facilitate the creation of the new town centre by reducing severence 
and encouraging pedestrian movement.  
 
 
 
 
 



The purpose of the relief road has been defined by the HCC as follows: 
  
 Relieve congestion on the A325: which currently carries heavy traffic flows causing 

localised issues within town (congestion, severance, driver delay and pollution).  
 Enable the new town centre: Delivery of the relief road would reduce significantly traffic 

levels on the existing A325 by some 35%. 
 Provide access to the development: 
 Reduce severence: By reducing traffic flows on the A325 and through further proposed 

calming measures on the existing A325 this will provide conditions to improve access 
across the A325 to encourage a permeability and links between the new development and 
the existing town areas.  

 
This second phase of the relief road includes three junctions, the first junction is located within 
the South Downs National Park and is subject to a parallel planning application to the 
SDNPA. The second junction will provide a link into the town centre whilst the third provides a 
new junction as the relief road crosses Oakhanger Road. The road is designed as a 30mph 
road in its southern section with the speed limit increasing to 40 mph in the middle section 
and returns to 30 mph before it links to the first phase at Louisburg. Both the Town Centre 
and Oakhanger junctions (J2 and J3) will be signalised. 
 
Objections note that the route of proposed relief road contradicts the JCS policy for an 'inner 
relief road'. There has been the concern that the relief road will not provide satisfactory traffic 
solution for the town and it is feared that the scheme will increase local traffic issues leading 
to congestion and grid locking. Objections have also been raised in regards to the provision of 
too many roundabouts and crossing points proposed on the relief road which will lead to an 
increased use of the A325. Concern has been raised generally in regards to the provision of 
adequate traffic management. There have been suggestions and requests to improve the 
A325 as well as re-routing the relief road. The realignment of Liphook Road has also been 
suggested to reduce its impact on existing dwellings that front onto Liphook Road. There has 
also been objections by residents backing onto the relief road at the southern end because of 
the noise and disturbance likely to be caused. 
 
The design has been prepared by the County Council's design consultants. The creation of 
the new road will inevitably have a visual and noise/disturbance impact locally, especially at 
the southern end where the road alignment is closest to neighbours including existing 
residents in Sutton Fields, Champney Close, Morse Close, Peel Close and Firgrove Road, 
where the road is as close as 14m from some of the existing properties. Further details 
showing true sectional representations of the impact upon residents have been submitted and 
demonstrate an acceptable visual relationship to the existing neighbouring properties. More 
specific details of measures to mitigate road impact in terms of noise and disturbance and its 
visual impact have been requested. There are on going discussions between the applicant 
and Environmental Health Officer to determine the level of mitigation, this shall be reported as 
a supplementary matter update.  
 
 
 



The design of the roundabout at Junction one has been subject to considerable assessment 
jointly with the applicants, County Council and the South Downs National Park Authority 
(SDNPA). The aim has been to ensure that the impact on the National Park is as limited as 
possible, and that adequate mitigation measures are provided. Procedurally, as the SDNPA 
will be determining this part of the proposals, any permission granted by the District Council 
should be subject to the approval of these proposals, to ensure the integrity of the proposals. 
 
With regard to the concerns of some Liphook Road residents, these relate to the adverse 
impact on their properties in terms of propensity for traffic to speed, glare from headlights due 
to the road alignment and unsatisfactory frontage access. These objections have been 
subject to discussion between the applicants, the County Council and the SDNPA, and it is 
concluded that some mitigation could be provided in relation to screening to lessen the 
headlight glare, and this can be required by planning condition. The County Council considers 
that the concerns about traffic speed and poor frontage access do not justify amending the 
scheme. 
 
The operation of the relief road, including its junctions, has been considered in the Transport 
Assessment which shows that the junctions should operate within capacity in the future, both 
in isolation and on completion of the further phases of the road. A Travel Plan has also been 
supplied in support of the application.  
 
Travel Plan 
 
Initial work on the Travel Plan was carried out in the Town Framework Travel Plan (2011) and 
the draft  Public Transport strategy (2012). This work was recently reviewed by the Council's 
Transport  consultant and the revised Travel Plan will be financially supported by all four 
strategic developments in the town. DIO have agreed to contribute £688,000 towards the 
delivery of the Travel Plan. 
 
The plan covers a wide range of projects  including: cycle hire, cycle parking ,a railway station 
travel plan,  residents  welcome  packs, electric vehicle charging  points and the funding for a  
half time Town Transport Manager to oversee all of the public transport  projects. 
 
The County Highway Authority consider that the document does not presently meet the 
minimum requirements set out in HCC's "A guide to development related travel plans".  Prior 
to completion of the Section 106 Agreement, it will be necessary for a stand alone Framework 
Travel Plan to be provided.  The document should be updated to include the following; 
 
 Evidence of discussion with local Operators; 
 Commitment to set up a steering group including the Travel Plan Co-ordinator, Highway 

Authority, Local Planning Authority and additional officers as necessary; 
 An overview of existing and proposed conditions, including the identification of deficiencies 

in infrastructure and services and how these will be mitigated; 
 Bespoke targets which are measurable and a clear action plan as to how each target will 

be achieved; 
 



 A range of both physical and soft measures which should be costed and supported by a 
funding surety to be secured by Section 106 Agreement; 

 A commitment to the County Council's Travel Plan approval fee of £1,500 and five year 
monitoring fee of £15,000. 

 And amended travel plan will be required to meet these objectives. 
 
A325 calming measures in Whitehill and Bordon 
 
A study by Halcrow has identified a scheme of improvements along the A325 within the town 
with a cost of £6m. The County Council's highway consultant has confirmed that the 
proposals will achieve a substantial scheme of works to discourage through traffic from using 
the existing A325. The proposed improvements are subject to a £4.5m bid for funding from 
the LEP. The applicants have now agreed to provide a proportionate match funding 
contribution for this scheme. The need for traffic calming measures are supported by the 
regeneration principles at the core of policy CSWB1 of the JCS. 
 
Off site junction improvements 
 
The development will inevitably result in an increase in traffic levels which will impact upon 
the wider road network outside the strategic allocation. The application has identified six off 
site junctions improvements which are required, four of which are located in Surrey 
(Coxbridge Roundabout, Hickley's Corner, Echo Barn Lane and School Hill, the later two are 
on the Wrecclesham section of the A325) and two in Hampshire at Mill Lane in Alton and near 
Kingsley at the junction of B3004 and A325.  The District Council's independent transport 
consultant has confirmed that this is a sound assessment of the impact of the proposals on 
the wider highway network, as do both Hampshire and Surrey County Councils as Highway 
Authorities. 
 
Agreement has been reached with the applicant to fund the necessary improvements as 
follows: 
 
 Coxbridge Roundabout: £404,640 
 Hickley's Corner:  £270,000 
 Echo Barn Lane:   £90,000 
 School Hill:   £131,040 
 Mill Lane:    £54,000 
 B3004/A325:   £283,680 
 
Traffic Management in Villages 
 
Other off site improvements include the need to implement village mitigation measures which 
have been identified in the Whitehill and Bordon Traffic Management Strategy (TMS) 
prepared by WSP. Other than one scheme proposing A325 corridor improvements in Surrey, 
the remainder are in and around the strategic allocation. 
 
 



Concern has been raised by objectors in regards to the unintended traffic consequences the 
relief road would bring specifically to Oakhanger. It has been felt that increased traffic would 
put a burden on the village, whose transport network is already under strain and a greater 
commitment to protect the village from these issues are required. It has also been felt that the 
increase in traffic generated would further impact on the Villages' air quality. 
 
The traffic management strategy identifies nine corridors where improvements are considered 
appropriate. This view is endorsed by consultation responses received from a number of 
parish councils who have expressed concerns regarding increased traffic affecting their 
parishes. The strategy has identified measures for each traffic corridor and aims to address 
long term traffic management issues on the local highway network resulting from the 
development proposed. At this stage the finalised calming measures have not been 
determined and would be subject to further consultation between the highway authority and 
local stakeholder groups, with an emphasis upon community engagement at the heart of the 
design process. The measures will include a variety of village gateway improvements, speed 
limit reduction and speed awareness measures, pedestrian crossing improvements, 
environmental improvements. 
 
The corridors identified within the TMS are: 
 
 A325 Corridor north of Whitehill and Bordon, stretching from Wrecclesham down to the 

A3.  
 B3004 Corridor to Alton. This is the strategic route for vehicles travelling between A325, 

Alton and A31. The strategy looks to address concerns relating to speed of traffic through 
Kingsley and East Worldham.  

 B3004 Corridor to Liphook. This is the strategic route for vehicles travelling between 
Bordon and Liphook, the strategy aims to reduce of traffic travelling along this route and 
proposes works in Lindford, Standford, Passfield and Liphook. 

 B3002 Hindhead Corridor This is a strategic route for vehicles travelling between Whitehill 
and Bordon, Hindhead and the A3. The strategy aims to reduce traffic along this corridor. 

 Blacknest and Bentley Corridor. Located to the north of Whitehill and Bordon with Frith 
End Road and Blacknest Road running north south and provides an alternative route for 
traffic between the A325 and A31 avoiding Wrecclesham and the Croxbridge Roundabout 

 Blackmoor and Oakhanger. Located to the west of the Whitehill and Bordon and provides 
a link to B3004, Kingsley and East Worldham avoiding traffic congestion on the A325. 

 Blackmoor to Selborne. This is a route along either Sotherington Lane or Honey Lane to 
Selborne and the B3006. The strategy aims to reduce the level of traffic using such routes 
and reduce the impact of traffic in Selborne and Blackmoor.   

 Greatham Corridor. This is a link from the A325 to the B3006 and A3 roundabout through 
Greatham. The strategy aims to discourage the use of Petersfield Road and discourage 
the use of the Greatham Corridor by through traffic 

 Whitehill and Bordon Area. This is the highway network through and surrounding Whitehill 
and Bordon, taking account of the area from Hogmoor Road to the west and Hollywater 
Road to the East. This does not include the A325, which is covered in the A325 corridor. 
The strategy aims to discourage use of alternative routes to the east and west of the 
A325, along Hogmoor Road, Hollywater Road and Conde Way. 



The applicant has agreed to fund an appropriate proportion of the traffic management 
strategy to the sum of £1,998,720. 
 
Particular concerns have been expressed by Councillors and local communities about the 
potential for rat running via Oakhanger from the Relief Road junction with Budds Lane. 
Junction prioritising measures and sign posting measures will be implemented to discourage 
this, and the traffic lights at the junction provide a means of routinely monitoring traffic flows. 
These will be reviewed periodically, and in response to any representations suggesting 
increased traffic flows. Should problems transpire, the funding provided will be used to 
implement mitigation measures. 
 
Walking and cycling facilities 
 
The County Council has previously developed and adopted a Walking and Cycling Strategy 
for the town, and has also adopted an A325 Urban Design and Traffic Management Strategy. 
These strategy documents identify a number of improvements to walking and cycling facilities 
in the town that would directly benefit the site and promote sustainable travel. 
 
The applicants have agreed to fund walking and cycling facilities in the sum of £416,275. This 
has been agreed with the Council's independent transport consultant who advises that this 
sum should provide for all the identified pedestrian and cycling road crossings and other 
strategic connections. It is also accepted by the County Council. 
 
Representations note that level walking areas and cycle paths are required. This concern will 
be dealt with at reserved matters stage. 
 
Bus Subsidy 
 
The need for phased financial support for bus services was identified in the Whitehill and 
Bordon Public Transport Strategy 2012. The aim is to provide an attractive alternative to the 
private car use and so achieve a significant modal shift in local forms of transport use. The 
strategy identifies a series of bus service improvements at town, local and sub-regional levels. 
 
Concern has been raised about the inadequate provision for sustainable public transport, and 
that the scheme will remain dependent on private car use. Representations also suggest that 
the provision of an integrated railway in particular should be provided to achieve the greatest 
sustainability. 
 
 
 
 
 
 
 
 
 



The Transport Assessment submitted with the application includes substantial measures for 
public transport subsidy amounting to £4.3 million. The evidence submitted shows that this 
would fund increased frequencies for services on routes around the town and from the town 
to surrounding areas for a 20 year period. Evidence is awaited from the County Council on 
this point, but the County Council has suggested that funding of £7.25 million would be 
required to achieve sufficient modal shift. The applicant has agreed, subject to the provision 
of evidence from HCC, to the difference between these two sums being made available as 
part of the Section 106 agreement but within a review clause which provides for additional 
funding if land proves in future to have more value than assumed in the viability model. 
 
Further discussion is necessary on how the bus subsidy would be best utilised. Members 
have expressed concern that provision needs to be made for access to stations, access to 
employment locations, and for late night services from surrounding towns. The Section 106 
agreement can provide for such flexibility.  
 
The aim of the bus subsidy is to provide sufficient, but reducing, revenue to the bus operators 
as housing numbers (and therefore bus users) increase. It will be important to establish that 
at the end of the 20 year period the measures to be implemented achieve lasting travel 
change behaviour patterns. 
 
Transport Hub  
 
Policy CSWB13 requires the provision of a transport hub, and this is considered to be an 
important element of the town centre. The applicants have agreed to provide this in 
accordance with a specification which provides that the interchange should be of high quality 
and an integral part of the town centre, set within high-quality public realm and should include: 
 
 Pull in spaces for  3-4 buses and small driver rest room 
 Comfortable seating with shelter from wind, integrated with the overall roofed structure 

(see below) 
 Journey planning information on travel links within and outside the town 
 A parking area for a car club 
 Provision for two electric car charging points 
 A 'Brompton' or 'City Bike' dock, or similar cycle hire facility 
 Secure cycle parking for public transport users 
 Real time passenger information displays on bus routes and local rail connections 
 Taxi rank 
 Map-type and local area pedestrian signing, fully integrated with other new signage, 

including Green Grid/Green Loop. 
 
This will be provided for within the Section 106 agreement. 
 
 
 
 
 



Parking Standards 
 
Concern has been raised in regard to the provision of on-street parking.  This will be a detail 
to consider at the relevant reserved matter stage. Parking will be required to be provided at 
the standard which prevails at the time of reserved matters determination. 
 
6. Education 
 
Paragraph 72 of the NPPF attaches great importance to ensuring that a sufficient choice of 
school places is available to meet the needs of existing and new communities and gives great 
weight to the need to create, expand or alter schools. 
 
Education provision is considered to be a key requirement of a successful regeneration 
strategy, and investment in a new 8 form entry secondary school with a 1,200 capacity is 
considered to be essential to the regeneration of Whitehill and Bordon. The County Council 
has taken a lead in this and advise that the school is likely to come forward in two main 
phases with the initial phase being a six form entry, with the remaining two forms coming 
forward when demand is reached. The applicants will provide the land for the school site 
together with contributions towards the build and infrastructure costs to fit out the school. The 
County Council intends to build the school to its own specification. The site is located on the 
northern side of Budds Lane adjacent to the existing primary school site. The replacement 
school will play an important dual role in terms of providing community access to the school 
pitches and school sports hall. The provision of the sports pitches largely incorporates 
existing MoD pitches, although it is recognised that an area of MoD woodland will be required 
to be removed at the northern boundary of the field to facilitate the required number of 
pitches. The existing secondary school at Mill Chase is likely to be redeveloped for residential 
purposes in due course. This will be subject to a separate planning application.  
 
Investment funding is reliant upon a package that depends on Department for Education 
funding, investment from the County Council, together with developer contributions to ensure 
that a school of quality can be constructed, equipped and open in the early phase of 
development. Previous regeneration schemes have demonstrated that this results not only in 
improved educational outcomes, translating into improved employment prospects, but it can 
also lift property values, and provide a key catalyst to wider confidence and regeneration 
investment across the community. The funding contributions from development amount to 
£4,000/dwelling for the committed proposals in the Strategic Allocations - both Louisburg and 
Quebec barracks have contributed to this requirement.  
 
Primary school provision is also met through a combination of s106 funding to secure 
extension of the existing Primary School, together with the introduction of a new Primary 
School site within the development site, south of the proposed Town Centre. The required 
s106 contributions will be fully met. 
 
 
 
 



7. Open space, sport and community facilities. 
 
Policy CP18 of the JCS requires that all new residential development will provide, as a 
minimum standard, the equivalent of 3.45 ha of public open space (POS) per 1,000 
population. There is also a requirement to contribute to built facility provision to meet the 
various standards depending on the facility being provided.   
 
Representations raised the need for a commitment to the construction of adequate 
infrastructure and services prior to development of the scheme. The integration of community 
facilities into public open spaces has further been noted by representations made and the 
loss of the Budds Lane playing fields has been an issue of concern in particular. 
 
The scheme is required to provide 19.872 ha of public open space, which is broken down into 
5 categories, informal open space, natural green space, parks, sports and recreation, 
allotments and children's play. The application proposes 53.45 ha of on site provision which is 
a significant surplus of provision within the site to support the 'Green town' vision. Within each 
category the on site provision exceeds the JCS requirements with the most significant over 
provision falling within informal and natural green space provisions.   
 
The proposal includes 24.7 ha of Natural Green Space, which is predominantly comprised of 
retained woodland and tree cover. The informal open space covers an area of 14ha and 
comprises a network of multifunctional green corridors whose key purpose is to provide 
attractive and high quality spaces to be enjoyed by future residents. They contain a mix of 
landscape features such as meadow, heathland, surface water SuDS features such as 
swales and ponds. They also include children's play areas.    
 
The public open space within the development area has been designed to optimise the 
retention of existing mature tree cover and to provide a linked network of key green spaces 
and corridors connecting residential areas with community facilities to reduce the need to use 
the nearby European protected sites. The POS strategy should be read in conjunction with 
the Green Infrastructure strategy, which is considered in the next section of this report. When 
also considering the SANG provision on site an area of in excess of 100 ha of green space is 
provided within the development area.  
 
The applicants have adopted a town wide approach to the provision of POS, which allows for 
the provision of the 1.68 ha shortfall of POS required by the HCA's proposal at Louisburg 
Barracks and a small short fall of provision at the Radian Development at Quebec Barracks. 
There is also scope and capacity to provide for any potential POS shortfall in provision from 
any future housing sites, such as Mill Chase school, within the strategic allocation if there are 
circumstances whereby an on site provision cannot be directly provided. 
 
The development will incorporate a small town park/civic space (0.2ha) within the town 
centre. A larger linear park (4.39ha) is located within the heart of the residential development 
and will provide a multi functional green space for informal play as well as providing an 
attractive safe route connecting the new schools. The Oxney drain will be remodelled to 
meander through the linear park providing an attractive feature for both wildlife and residents. 



The park will also include pedestrian and cycle paths together with a Neighbourhood 
Equipped Area of Play (NEAP) and Local Equipped Area of Play (LEAP) proposed at its heart 
to enable good connectivity and active use by the residential areas.   
 
The applicant's will provide and lay out public open spaces areas including two NEAPs, 7x 
LEAPs and Local Areas of Play (LAP), 1.39 ha for allotment, multi-use games area, incidental 
and informal areas of public open space, and the replacement of the existing skate board 
park. The applicant has indicated that the open spaces and children's play areas shall be 
designed to reflect the distinctive character areas within which they are located. The 
application also takes into account the costs of providing and managing and maintaining the 
provision of POS within the scheme for a 20 year period.  
 
The applicant has provided estimated costs of £4.34M for the laying out of the various POS 
elements described above and also estimated 20 year maintenance costs of £6.12M. Full 
specifications for both of these have been submitted to the Council and are considered to be 
reasonable. The maintenance lump sum will be updated annually by an inflation factor to 
ensure that the budget provision will be sufficient for 20 years. 
 
Planning practice guidance advises that public open space should not be subject to "in 
perpetuity" maintenance planning requirements, but can reasonably be required to be 
accompanied by a pump priming approach to maintenance. After the initial pump priming 
period it is then expected that the assets should be maintained by the body in which they are 
vested. The Council's policy for Open Space (Policy 14, Asset Management Strategy & Policy 
2012-17) states that it will not normally acquire open space as a result of a planning approval 
unless there are exceptional circumstances. Provision for maintenance of the open space 
beyond the initial 20 year period therefore needs to be subject to further discussion. 
 
The proposed location of allotments at the southern edge of the residential area is not 
satisfactory, being too isolated and has been subject to a number of adverse comments. The 
provision should be better integrated into the residential development area rather than being 
on the periphery of the development. A better integrated allotment provision would be more 
conducive both to reduced car use, and increased allotment take up/retention. Not 
withstanding the illustrative location of the allotments, the location of the allotments shall be 
secured as part of the reserved matters submission and an informative is attached specifically 
as a detailed Reserved Matters detail.  
 
Sports Facilities 
 
The application also includes a sports pitch proposal which is based upon the 
recommendations of the Council's Whitehill and Bordon playing pitch strategy. The details of 
how the pitches will be provided and secured in the long term will need to be secured through 
the legal agreement. However there is a clear strategy in place to ensure adequate and 
appropriate sports pitch provision within the development site.  
 
In summary, the HPA Sports Pitch strategy focuses on three key locations: 
 



1. FACILITIES at BOSC 
 
The existing provision comprises two adult football pitches and a cricket square. BOSC had 
also previously provided two tennis courts. The application proposes the upgrade of the 
football pitches and tennis courts together with the reinstatement of the cricket pitch (to 
standards to be agreed with EHDC and Sport England. 
 
Additionally the associated facilities at BOSC will require major improvement including the 
changing facilities and pavilion. The details of these proposals will be agreed with the Council 
in consultation with Sport England at a future reserved matters stage. 
 
 
The heritage assessment identifies the BOSC pavilion as a building of Heritage interest. This 
should be taken into account in the proposed improvements. 
 
The section 106 agreement will need to provide for an future ownership/management and 
maintenance strategy for the facility. 
 
2. FACILITIES at NEW SECONDARY SCHOOL 
 
The proposed site of the Secondary School at Budds Lane currently provides MoD with 
several playing pitches, including the Daly Ground with flood lights, grassed football pitch, 
changing facilities and small spectator stand. None of these facilities are available for 
community use. This land area will be integrated into the replacement secondary school site 
and will provide a range of facilities to support the adopted Whitehill and Bordon Playing 
Pitches Strategy.  
 
This new secondary school site will include 4.4ha of pitches, one of which will be a floodlit 
third generation artificial pitch suitable for Step 7 competitive football.  HCC have provided an 
illustrative layout plan to Sport England showing how the pitches will be provided on site, 
specifically 3x junior 11v11 pitches, 2x junior 9v9, pitches, 2x 7v7 pitches, 1X 5v5 pitch, and 
1x rugby pitch. The existing Daly ground facility is proposed to be demolished to facilitate the 
provision. Two tennis courts will also be provided.  
 
The sports pitches will be managed and maintained by Mill Chase Academy and a community 
use agreement is proposed to allow public use of these facilities, together with the use of the 
new school sports hall (6 court facility) outside of school opening times. The public access will 
be secured as part of the legal agreement. 
    
3. FACILITIES AT NEW PRIMARY SCHOOL 
 
A new sports pitch is included within the new primary school site which will be capable of 
accommodating a junior 9v9 football pitch. A community use agreement will be secured to 
control its availability through the legal agreement. 
 
 



4. OFF SITE PITCH IMPROVEMENTS 
 
The applicant has also agreed to provide proportionate contributions towards improvements 
and facilities to existing sport pitches outside the application site area. These improvements 
have been identified from detailed pitch surveys by Agronomists commissioned by EHDC. 
The proposals are mainly focussed upon drainage improvements and cover Mill Chase 
Recreation Ground, Laundry/Knaves Mire football pitch, Hollywater grass pitches, Lindford 
sports association football pitch and Headley Parish Council's cricket square and outfield. 
 
The details listed above have been reviewed in context of the Whitehill and Bordon Playing 
Pitches Strategy by the Council's Leisure Consultant and Sport England who, subject to the 
resolution of the relationship between proposed housing (to the north of the housing at 
BOSC) and the BOSC pitches, are comfortable with the overall proposals. Further comments 
shall be reported in the supplementary matters sheet. A legal agreement is being prepared 
which secures the provision of all elements of open space. Overall the Whitehill and Bordon 
regeneration proposal will include a strategy to ensure that a generous open space provision 
is provided within the strategic allocation area. 
 
5. SWIMMING POOL 
 
With the expected closure of the Garrison Swimming Pool and the proposed re-siting of the 
Mill Chase school, including the existing leisure centre and swimming pool, the District 
Council is committed to relocating this with a larger leisure facility which will provide for a 6 
lane 25m swimming pool together with gym, dance studio and cafe within a new building 
located within the town centre. The applicants will provide a proportionate contribution to the 
new pool and also make land available within the town centre for this facility. 
 
6. ARTS, CULTURE AND COMMUNITY FACILITIES 
 
In addition to the £2.7M contribution agreed with DIO towards the new leisure centre, a 
contribution of £846,000 has been agreed towards the provision of Arts, Culture and 
Community facilities. This will be combined with contributions from Quebec and Louisburg 
developments to implement a programme of building improvements to existing community 
centres in the town as well as some public art in locations such as the town centre and the 
Green Loop. A project is also being developed to scope and pump prime the funding of a 
possible arts and cultural facility in the town centre, ideally in a retained heritage building. 
Such a facility will make the town centre more attractive and will support the development of a 
vibrant evening economy.  
 
8. Green Infrastructure and sustainability 
 
Policy CSWB10 sets out the policy for green spaces and networks, and other green 
infrastructure elements are dealt with by policies CSWB 6 (Sustainable construction), CSWB7 
(Waste), CSWB8 (Sustainable water management), and CSWB9 (Biodiversity). 
 
 



Paragraph 93 of the NPPF is particularly clear in stating that planning plays a key role in 
mitigating the impacts of climate change and supporting the delivery of renewable and low 
carbon energy and associated infrastructure. This is central to the economic, social and 
environmental dimensions of sustainable development. 
 
The development will need to successfully integrate social infrastructure, sustainable 
construction methods and wider environmental measures that promote sustainable lifestyles, 
including minimising energy usage, achieving good energy performance in design, 
incorporating passive heating and cooling. 
 
Open space and recreation is a key component of green infrastructure (GI), and the proposal 
would bring forward a significant mixed use development with opportunities to create an 
effective, comprehensive green space network throughout the site to provide recreation areas 
as well as semi natural green corridors which provide more of a 'passive' type of amenity but 
incorporate a range of functions such as land drainage, ecology / biodiversity, walking and 
cycling routes. 
 
The Council has set out its strategic aims and priorities for the district wide green 
infrastructure within its Green Infrastructure Strategy 2011-2028, which at site specific level, is 
set out in the Whitehill and Bordon Green Infrastructure Strategy prepared by Halcrow in 
2011. There are three key structuring components for this strategy, the Green Loop, local 
habitat improvements and Blue Corridors. The Green Loop is a circular route of footpaths and 
cycleways linking green spaces, sports facilities and the town centre. Local habitat 
improvements will provide an opportunity to restore heathland, wetland and woodland 
habitats in corridors to the east and west of the town and Blue Corridors provide for new and 
restored watercourses, pools, swales and ponds with the dual aim of providing wildlife 
habitats and managing surface water. 
 
The application masterplan proposes a strong green infrastructure and public open space 
network, which in response to additional survey and design work aims to further develop the 
Council's GI strategy. The GI proposals will connect to the existing town through the Green 
Loop which utilises a network of pedestrian and cycle links and connects the Hogmoor 
inclosure SANG with the Bordon Inclosure SANG and the Deadwater Valley Local Nature 
Reserve. Following negotiations during the consideration of the application, the applicants 
have now agreed to contribute to the wider green loop connection via a s106 contribution. 
 
There are a number of statutory sites, including European designations, located within 5km of 
the site that have played a key role in the design of the site and its proposed green 
infrastructure which include: 
 
 Woolmer Forest SSSI and SAC 
 Wealden Heaths Phase II SPA(Including Broxhead and Kingsley Commons SSSI and 

Local Nature Reserve) 
 Shortheath Common SAC 
 East Hampshire Hangers SAC 
 Binswood SSSI and Deadwater Valley LNR 



There are also non statutory designations within 2km of the site, five of which are located (at 
least in part) within the site boundary: 
 
 Oxney Farm Grassland SINC 
 Oxney Woodland SINC 
 Hogmoor Inclosure SINC 
 Land South of Firgrove Road SINC  
 Woolmer Forest - Round Hill Area 8 SINC 
 
The proposed expansion of the town, and the resultant population increase has the potential 
to result in significant adverse effects on the nearby European (wildlife) designated sites due 
to increased recreational pressures and urban edge effects. The application Masterplan 
seeks to minimise the impact on all statutory and non statutory designations through a 
combination of ecological mitigation works, minimising the land take or through compensatory 
reprovision. A key mitigation component is the provision of Hogmoor Inclosure SANG and 
ecological mitigation areas such as The Croft, which will be considered in the Ecology section 
later in this report. 
 
The location of the proposed BOSC residential development within close proximity to 
Shortheath Common and Broxhead Common, has raised concerns from neighbours living in 
Oakhanger who are concerned that the residents will be naturally drawn to Shortheath 
Common rather than using the Hogmoor Inclosure SANG. To mitigate against increased use 
of Shortheath Common, the development includes provision of SANG Link at The Croft. The 
SANG link is a new natural green space that provides an attractive off road route for 
pedestrians and cyclists from the new residential community to travel towards the SANG and 
on to the Green Loop. It will be important to monitor the success of the SANG Link as an 
alternative to use of Shortheath Common through visitor surveys. Other measures that could 
be implemented include the installation of barriers which were recommended by the County's 
Countryside Team, however, in the first instance monitoring of the future use of the Common 
is considered to be an appropriate approach.  
 
In summary the key Green Infrastructure proposals are:  
 
 Provide the required quantity and quality of SANGS, including enhancements to 

biodiversity (as detailed in SANG Management Plan) 
 Mitigate adverse impact upon the non statutory designations i.e. loss of 11.8ha of 

Hogmoor Inclosure SINC through the provision of a compensatory Ecological Mitigation 
Area covering 12.4 ha at The Croft. 

 Development areas designed to make use of existing built up landscape and to avoid 
where possible and minimise loss of valued habitats through focussing development upon 
previously developed areas such as the Technical Training Area and Prince Philip 
Barracks.  

 Provision of a network of habitat network links throughout development site. 
 Incorporate wildlife crossings under the Relief Road. 
 Minimise lighting within the development e.g. within the ecological mitigation areas, 

SANG. 



 Incorporate dark corridors along Relief Road to connect to green corridors. 
 Provide habitat management programme for ecological mitigation area. 
 Retain foraging habitat areas e.g. for badgers, bats and reptiles  
 Increase biodiversity through the introduction of native fruit and flower bearing species 
 
Blue infrastructure proposals 
 
The existing watercourse (Oxney Drain) flows through the centre of the site and includes a 
number of smaller sub tributaries. Historic developments have modified the route of the 
watercourse to the extent that the majority of the watercourses are now man made. The 
development will incorporate improvements to the discharge of surface water into Oxney 
Drain through the replacement of the MOD drainage system. The provision of a Sustainable 
Urban Drainage System (SuDS) will also improve the flow of run off through controlling peak 
run off rates. Additionally a replacement culvert at Budds Lane and new channelling adjacent 
to Woolmer Trading Estate will further add to the drainage within the site. There will also be 
opportunities to integrate the blue infrastructure into multi functional green spaces, although 
the precise details will be subject to determination at the respective Reserved Matters stage 
of the development.  
 
The blue infrastructure proposals are summarised as:  
 
 Retain and enhance the existing ponds and watercourses within the green infrastructure. 
 Enhance and retain the Oxney Drain to improve flood capacity to form a part of a large 

multi functional green space. 
 Retain and enhance Forey Pond within Hogmoor Inclosure. 
 Provide a new section of stream adjacent to Woolmer Trading Estate. 
 Introduce a range of surface water management solutions such as ponds and swales 

within the green infrastructure network. 
    
Objections have been received in regards to the lost of the 'green vision' and 'green 
aspirations' for the town. These issues are addressed in topic sections such as transport and 
sustainable construction. However, in general, the green infrastructure provision for the 
development is exemplary. 
 
Landscape and Trees 
 
JCS Policy CP20 seeks to protect and enhance settlements in the wider landscape through 
the protection of trees and landscape features and the integration of new planting to enhance 
the landscape setting of new development. 
 
 
 
 
 
 
 



The applicant's tree strategy underpins their green infrastructure proposals and places an 
importance on retaining and reinforcing tree coverage within the strategic green spaces. 
There is a balance to be struck between retaining tree coverage and the need for built 
development to achieve the delivery of housing and infrastructure in accordance with the JCS 
provisions. As a consequence there will inevitably be a significant proportion of tree removal 
within the site. The overall strategy seeks to retain the highest quality woodland and tree 
coverage (i.e. category A trees) and to retain the wooded tree character and setting of the 
heritage assets at the Scheduled Monuments (i.e. the Round Barrow cemeteries).  The 
applicants have undertaken a process of design and Environmental Impact Assessment (EIA) 
evaluation in order to avoid and minimise the potential for adverse environmental effects. The 
applicants have engaged in consultation with the Council's Tree Officer during the preparation 
of the application in order to agree the extent of tree removal to facilitate the development. 
The development will also include new planting within strategic green spaces which will see 
the introduction of local native tree species to reinforce the wooded character and setting of 
the site and the surroundings. The design of strategic open space networks will be large 
enough to enable the introduction and growth of large native tree stock within the site. 
 
The Council's Arboricultural Officer has confirmed that the strategy for removal and retention 
of woodland and individual trees is in line with the parameters established at the outset of the 
planning process. A condition is attached to secure the submission of finalised Tree 
Protection Plans and Arboricultural Method Statements. The Arboricultural Officer has 
highlighted the importance of on-going maintenance, including replacement planting, of newly 
planted areas as they will play an important role in establishing and securing the long term 
survival of urban landscaping elements. This maintenance scheme is also secured by a 
recommended condition. 
 
Hogmoor Inclosure provides the largest area of woodland within the site, covering the majority 
of the southern section of the application area. There are other smaller woodland areas that 
help define both the setting and character within the site. The total area of woodland coverage 
within the site is approximately 118ha which is significant and will help contribute to the visual 
setting and character of the development, whilst also providing a high level of amenity to 
support the new town. The retention of a significant proportion of the woodland will also 
provide active movement corridors and form a network of links for wildlife. The presence and 
abundance of woodland, when read in context with the gently undulating land levels across 
the site, acts to restrict views both into and out of the site. The existing woodland will help to 
integrate the development into its surroundings providing a pleasant setting for new 
residential development to sit within context to the wider locality. 
 
 
 
 
 
 
 
 
 



The application is supported by a Landscape Visual Impact Assessment (LVIA). The LVIA 
provides a comprehensive record of the views both local and distant that supports the 
applicant's view that the wider landscape impact of the development is primarily localised and 
will therefore have limited impact on the surrounding area. The proposal seeks to retain 
woodland and tree coverage on the edges of the site in order to protect and screen 
development from wider and distant views into the site, including those from within the 
neighbouring National Park which adjoins the site at its southern tip. The proposals have 
attempted to minimise the land take required for the southern junction of the relief road to 
minimise the visual impact upon the National Park. The Council's Landscape Officer has 
confirmed that the landscape aspects of the development are all acceptable. 
 
The greatest visual change will be the introduction of built form into areas that are currently 
natural landscape, including residential development east of Hogmoor Inclosure, in the BOSC 
site and Budds Lane Green Space site and associated with the relief road. However, this is 
offset by positive change from redevelopment of the garrison for housing and creation of a 
new landscape structure as set out in the GI Strategy. 
 
The Landscape Incorporated Measures Plan has been agreed by the Council's Landscape 
Officer and shows the retention of woodland and trees within the town and on its edges 
including features such as the round barrows and water bodies within the site. The minimal 
intrusion and proposed habitat enhancement within the SDNP is also welcomed. The 
Arboriculture Officer also supports the Hogmoor Inclosure SANG Management Plan including 
the Detailed Design Information. As a precaution to protect the overall visual amenity a 
condition is attached to protect the retained trees.  
 
The proposed landscape planting for the Relief Road is also considered to be acceptable in 
principle, including the provision of noise barriers in Section 1.  However, more information 
will be required showing the detailed location of the noise barriers in relation to the existing 
back garden fences and road boundary with Morse Close, and the landscape treatment of the 
spaces between the fence and the kerb. These details can be controlled through condition. 
 
Sustainable Development 
 
JCS policy CSWB1 sets high standards for sustainable development, requiring the 
development to be "exemplary".  
 
The application as submitted included substantial investment in a centralised "green water" 
recycling system. This would have provided for water "harvesting" and recycling within the 
site and would have cost c. £6.6 million. While this would have been radical, it was at 
significant risk of not being implementable due to the reliance on the uncertainty of Thames 
Water's future capital programme in relation to Sewage Treatment Works. Furthermore this 
only addressed one element of building sustainability for the development. 
 
 
 
 



The application as submitted proposes all new homes are built to the Code 4  level of the 
Code for Sustainable Homes. The applicant is now offering to achieve building standards that 
will always exceed the carbon reduction measures provided for in the prevailing building 
regulations by at least 10%. This is likely to include measures such as significant building 
fabric energy efficiency features, as well as Solar PV and Solar Thermal to further reduce 
energy use and CO2. 
 
This commitment has been included within a draft "Green Vision" strategy, which aims to 
respond to all ten "One Planet Living" principles to ensure a comprehensive approach to 
sustainability. This will need to be assessed alongside the measures offered above in order to 
deliver a comprehensive package of sustainability measures including, for example, 
measures to reduce water consumption.  
 
The JCS, at policy CP24 and supported by policy CSWB6 aims to achieve Code level 5 from 
2016. However the Code for Sustainable Homes (CSH) has been superseded by national 
changes to building regulations which has resulted in the withdrawal of the CSH. 
Furthermore, the applicant's agreement to higher sustainable building standards than those 
required by the building regulations meet the objectives of this policy.  
 
The objective of the applicant's enhanced offer is to meet the higher standards "irrespective of 
cost". As the actual package of measures to achieve this 10% target will be agreed upon on a 
phase by phase basis, it is not possible to accurately value it. It will be necessary for full 
details of this approach, including effective monitoring measures, to be finalised during the 
s106 process following the committee meeting. 
 
An update on this topic will be included in the Supplementary Matters sheet.  
 
The provision of a Town Centre Decentralised Energy Scheme with low levels of CO2 
generated is a key feature of the Whitehill and Bordon Masterplan and would strongly support 
the requirements contained within Local Plan Policy CP24 relating to Sustainable 
Construction. The current proposal provides land for an Energy Centre. The town centre 
strategy is likely to include measures to bring forward a form of decentralised energy system 
serving the main energy users in and around the town centre such as the retail/commercial 
uses, the Swimming Pool / Leisure centre, Secondary school and other public buildings. 
 
Representations have been made questioning the carbon neutrality of the construction of 
homes. However, the measures to which the application is committed will ensure that carbon 
performance and other sustainability measures are of a very high standard. 
 
9. Design 
 
The relevant JCS design policies are CP29 and CSWB5. These policies seek exemplary 
standards of design and architecture that is responsive to local character and distinctiveness 
and incorporates opportunities for landmark/locally distinctive buildings.  
 
 



Policy CSWB5 specifically requires an integrated approach to sustainable design to achieve 
energy, water, transport, green infrastructure and biodiversity objectives. 
 
The application is supported by a Design and Access Statement (DAS) that discusses the 
approach to setting parameters to the development, although the supporting documents and 
parameter plans are mainly identified as 'illustrative' and as a result few of the main elements 
of the scheme are 'fixed'.  
 
The proposed SANG and the relief road are the only detailed matters within this application.  
 
The location of blue and green infrastructure are fixed only by the extent of the existing 
woodland and associated core and secondary anchor points, but generally consist of the 
proposed SANG to the west of the town, areas surrounding BOSC and a spinal green core 
running though the town. The form and location of the Oxney Drain is however fixed, although 
some flexibility is available to some of the enhancement measures. 
 
The location of each major land use covering residential, employment, community, education 
and sports uses are indicative and their size and form are to be agreed at Reserved Matters 
stages. However, conditions are attached to this application that seek to secure development 
in accordance with the proposed parameters. 
 
The town centre parameter plan illustrates core retail and mixed use town centre to be 
located off the A325 with a view to retaining Sandhurst block and the Sergeants Mess. The 
proposed primary and secondary schools are indicated to be located on Budds Lane and to 
the south of the town centre. Residential areas are indicated to be located within and to the 
west of the town centre with densities and storey heights increasing as they approach the 
town centre. 
 
As an outline application, it is important that in considering the proposal, the LPA has a good 
understanding of the implications of the proposals on design outcomes - it is to expected that 
the proposals will have demonstrated that key design challenges can be successfully 
overcome and can satisfy the design provisions of the statutory policies. However, as an 
outline application it is not possible to require particular design approaches to be determined - 
these must be left to the Reserved Matters proposals. 
 
There are design benefits from taking into account the heritage background of the proposals, 
integrating heritage considerations into the design approach, as advised in the NPPF. This is 
more fully considered in the heritage section below. 
 
The parameters for which consent is applied for, identified in the GVA Planning Statement, 
are very broad, due to the intent of the planning statement parameters to achieve a flexible 
consent. However, the Environmental Statement (ES) is very clear in that the parameters that 
are set out in Part 2 of the DAS have been taken into account by the ES chapter authors so 
the envelope of the consent is set by Part 2 of the DAS. 
 
 



The applicants have, however, agreed to a planning condition which provides for a further 
'structuring plan' to be agreed prior to any Reserved Matters approvals. This plan will take 
forward the principles established in the Design and Access statement, but will go further by 
"fixing" key elements including:  
 
1. The block structure;  
2. The streets and spaces hierarchy;  
3. The blue and green infrastructure; and  
4. The retained heritage assets. 
 
The structuring plan will provide a high level but scaled plan setting out the main structuring 
elements of the scheme within which Reserved Matters applications can come forward in a 
joined up way which is designed to fit within the envelope of the permission. It requires a 
greater commitment to the main elements of the scheme and ensures connectivity and 
integration with adjacent sites and can provide an agreed context against which Reserved 
Matters applications can be determined. The structuring plan will be required by condition to 
be prepared and submitted by the developer prior to the submission of any Reserved Matters 
application and would be adopted by the Council as the plan against which Reserved Matters 
applications will be determined. 
 
The structuring plan will be accompanied by strategic codes to pick up on the key issues that 
need to be addressed in the application. The codes could address the following issues:  
 
1. Sustainability: set out the essential sustainable development structure for the scheme - 

e.g. retained heritage buildings, strategic SUDS, permeability and sustainable 
accessibility. 

2. Defining Green Town: show how green town objectives are embodied in the design of 
the main structuring elements of the scheme. 

3. Town Centre: define the basic urban structure and flexible urban plots for the town 
centre. 

4. Residential neighbourhoods: define broad character areas and show specifically how 
these character areas might be differentiated through the design of the main structuring 
elements. 

5. Main streets/ spine streets; fix the main structuring streets and define typical sections. 
6. Relief Road to Town Centre routes: as above. 
7. Woodland corridors/ Green Corridors: define key green corridors and woodlands and 

edge conditions of these. 
8. Phasing and levels of flexibility: be designed to allow flexible phasing sequences. 
9. Street section details: give clarity as to the typical design of key streets and spaces. 
 
A draft structuring plan has already been prepared and is subject to continuing discussion. 
This demonstrates a satisfactory approach and commitment to providing for firm control over 
Reserved Matters submissions, tying them appropriately to the DAS analysis, and providing 
for an overarching urban structure that ensures coherence between different development 
phases, and establishes how main place making elements can be created consistently over 
an extended build out period. 



Concern has been raised in regards to the size, scale, layout and density of the development 
which is felt would change the semi rural character of the area. Objectors have further 
questioned the quality of the proposed houses, although the quality of the DAS submission 
and background evidence submitted go along way to establishing a sound framework for 
design quality across the site as a whole. 
 
10. Heritage implications 
 
Policy CP30 of the JCS states development proposals must conserve and, where possible, 
enhance the District's historic environment.  
 
Policy HE17 of the Second Review of the Local Plan in particular protects against adverse 
affects on the setting of important ancient monuments and Policy HE19 protects against 
adverse affects on the character, setting or historical, ecological and archaeological value of 
ancient tracks and lanes. 
 
Concern has been raised over the possible loss of important army heritage within the town 
and the lack of commitment to retain buildings. Objectors have also noted that archaeological 
survey reports assessing the impact upon mesolithic barrows and later structures have been 
limited. There are also concerns for the rich presence of bronze age and Roman artefacts’ 
found within the locality. 
 
Building Retention 
 
The application is supported by a Heritage Statement. Additional commentary on the Heritage 
implications is contained within the DAS and the Environmental Statement (ES) at Chapter 11 
and Appendix 11 (A –E).  In considering Heritage Assets it is necessary to evaluate the 
significance of the structures in their own right and their future role in place making. The latter 
has particular resonance here as part of the wider regeneration project. 
 
The application envisages the removal of the majority of existing buildings, with only those 
notable buildings such as Sandhurst Block and Sergeants Mess potentially being retained, 
providing a viable use can be found.  There are very few buildings on site that merit retention, 
if there is no long term suitable use. It should also be noted that none of the buildings on site 
are listed for their special architectural or historic interest and the site does not fall within a 
conservation area.  However, heritage assets need not be formally designated and the NPPF 
states that: 
 
'It is important that the significance of the heritage assets are identified in the heritage 
statement and that their merit and weight be reflected in the development proposal, including 
the positive opportunities that the development offers to enhance the historic environment' 
 
 
 
 
 



The quality and thoroughness of the research work covering the assessment of heritage 
assets is well structured with sound reasoning. A strong case is made for the retention of the 
Sandhurst block and Sergeants mess in this respect. The BOSC pavilion and the Martinique 
building are also identified to have heritage merit.  However, while the proposals include an 
intention to retain the Sergeants Mess and Sandhurst block, their retention is not guaranteed. 
There is no equivalent intention to retain the Martinique building or the BOSC pavilion. 
 
The identified Heritage Assets offer a positive means of place making, helping to create a 
sense of place. 
 
The Conservation Officer strongly advocates the retention of the Sergeants Mess and 
Sandhurst Block, and while this is consistent with the proposals, they do not guarantee their 
retention. However, planning conditions can establish the principle that the buildings should 
be retained, and provision for their retention can also be made in the town centre strategy that 
is to be agreed prior to Reserved Matters submissions affecting these buildings.  
 
Martinique house is not considered to be of sufficient quality to merit retention. The BOSC 
pavilion has some heritage merit that might reasonably be reflected in any proposals affecting 
it. This might include e.g. interpretation, rescued elements, design reflection of the original 
building in any new proposals etc. This might be addressed in the structuring plan addressed 
in the previous section, as well as by a planning condition and through the heritage strategy 
that is awaited. 
 
Ancient monuments 
 
There are designated heritage assets either within or close to the development area in the 
form of Bronze Age barrows (burial mounds) that are scheduled monuments and can be 
expected to retain archaeological remains. English Heritage consider that their distinctive 
form provides an aesthetic value with significant value placed in the setting of the 
monuments. In all cases the barrows have been subject to development occurring in close 
proximity affecting their setting to some degree whether it be from woodland planting or urban 
developments in the form of housing or highway infrastructure. At Bolley Avenue, English 
Heritage has identified potential harm to two of the barrows, the south western most barrow 
and the north easterly barrows, due to the potential proximity of residential development. 
English Heritage do not oppose development, but detailed designs and particularly the 
location, size, density and associated landscaping of some areas zoned for housing will need 
to have due regard to the barrows so as to mitigate the potential harm. The comments of 
English Heritage are noted and the potential impact will be a matter to be considered in detail 
as part of the particular Reserved Matters phase of development. 
 
 
 
 
 
 
 



The recording of the site's history and heritage could have a positive contribution in forging 
the town's future and could be integrated into the green infrastructure, including the 
management and setting of the important sites (e.g. barrows). There is scope to integrate and 
protect the barrows through management and by improving their setting. Their relevance and 
preservation could be enhanced through education and publicity to play some part in how the 
new community engage with the heritage of their new homes.  These are matters for the 
heritage strategy, and also for the structuring plan documents. 
 
The archaeological implications of the proposal have been considered by the County 
Archaeologist who has reviewed and endorsed all of the relevant supporting information, 
including the heritage statement and the relevant heritage chapter of the ES. The County 
Archaeologist strongly advises that further archaeological mitigation will be required to 
address the impact of development on archaeological assets revealed by the evaluation. 
Consequently, it is recommended that a programme of archaeological evaluation work be 
undertaken in accordance with a written scheme of investigation (WSI). Future archaeological 
requirements are secured through the conditions attached to the recommendation.  
 
11. Biodiversity and Ecological Implications 
 
Policy CSWB9 of the JCS seeks to protect and enhance the biodiversity of Whitehill and 
Bordon. All development will need to demonstrate a net gain in biodiversity which can be 
secured by long term management plans to demonstrate there is no long term degradation of 
any European protected and other designated conservation sites. There are also EU Habitats 
Regulations compliance provisions relating to protected areas and species. 
  
The provision of SANG mitigation is critical to meeting the NPPF and EU requirements for 
protected areas for the development proposals. The application is supported by a sound 
evidence base. The applicants propose a phased approach to the ecological mitigation / 
compensation / enhancement (other than for the SANG provision) which the County Ecologist 
has accepted allowing for the specific implications of each development phase to be 
understood and appropriate mitigation secured. Given the twenty year build out, final 
mitigations can be provided in advance of each development phase with the exception of the 
SANG, which will be delivered within five years. 
 
The demolition of buildings requires a European Protected Species Mitigation (EPSM) licence 
from Natural England and a licence will only be granted if surveys are complete and mitigation 
is acceptable. Under the Conservation Regulations 2010, all competent authorities (which 
includes EHDC as planning authority) must have regard to the requirements of the EU 
Habitats Directive in the exercise of their functions. The NPPF also requires this approach. 
 
A detailed submission for the proposed change of use of Hogmoor Inclosure as a SANG is 
included as part of this application.  The delivery of the Hogmoor Inclosure as a high quality 
SANG serves as an avoidance and mitigation strategy in response to otherwise likely 
significant recreational disturbance impacts resulting from proposed development upon the 
European Protected Sites surrounding Whitehill and Bordon. 
 



Royal Society for the Protection of Birds had questioned the effectiveness and the size of the 
proposed SANG. It is considered that the methodology used for calculating SANG 
requirement is appropriate and has been agreed by NE. It is worthwhile noting that the SANG 
provision is specifically designed to support the delivery of the strategic allocation in Whitehill 
and Bordon.  
 
They note that Annex 1 birds have been previously recorded on land outside of the Special 
Protection Area (SPA) boundary. This land is to the west of the SANG on land will remain in 
the ownership MoD with limited public access from the western edge of the town. It is not part 
of the proposed development area. In terms of recreational pressure from the proposed 
development, Hogmoor Inclosure SANG will act as an effective buffer between these areas. 
On-going ecological and visitor surveys of these areas will identify where action may need to 
be taken in the future in partnership with landowners and land managers to ensure the SANG 
is working effectively.  
 
Whilst the RSPB concerns regarding the proximity of the road and its noise implications are 
noted, it is not uncommon for Special Protection Areas to be located close to roads, as is the 
case with the proximity of the A325 to Broxhead Common. Therefore it is considered that due 
consideration of the relief roads impact has been considered. Similarly the introduction of 
cycle pedestrian path provide a positive contribution in that they provide connectivity to Green 
Loop and Green Grid which is considered to be an essential aspect of the green infrastructure 
strategy.  
 
Whilst it is recognised that there are on going discussions regarding the future management 
of the SANG, these details together with the long term mitigations measures will be secured 
as part of the section 106 agreement. The Council will play an active role in securing the 
formation of the management company to ensure the long term provision and success of the 
SANG. Without the provision of a SANG, no investment in the conservation integrity of the 
site will be made so the overall solution provides a good balance between recreation 
provision and wildlife benefit. The objective of the SANG is to ensure no net increase in 
recreational pressure is created as a result of the development on the local European 
Protected Sites. 
 
The SANG will be incorporated into the first phase of development and would be available 
prior to first occupation of any development phase, supported by a robust management 
structure. 
 
Hogmoor Inclosure has been used as an MoD training ground for off road tracked vehicle 
training. The use of Hogmoor Inclosure as a SANG is considered acceptable as it has 
sufficient capacity and is sufficiently convenient to absorb additional visitors and operate 
effectively as part of the avoidance and mitigation strategy for the residential development. 
The method of calculating the SANG capacity was agreed with Natural England in advance of 
the submission of the current applications, using standards that make an allowance for any 
existing recreational use, and on this basis, the site provides just over 53 ha of effective 
SANG, which is 7 ha above the requirement. 
 



The proposals seek to provide a variety of safe and attractive routes and trails through a 
variety of habitats within Hogmoor Inclosure and also integrate new signage in other parts of 
woodland and information boards, to inform and educate local residents of ecological benefits 
of the area.  
 
The site lies within close proximity to Wealden Heaths Phase II SPA together with the 
Woolmer Forest and Shortheath Common Special Areas of Conservation (SAC). Policy 
CSWB9 identifies that SANG provision should be based upon a minimum requirement of 8 ha 
per 1000 new population. For 2400 new dwellings (based on an average household 
occupancy of 2.4 persons per dwelling) there would be a requirement for 46 ha of SANG. 
Hogmoor Inclosure covers an area of 54.61 ha and even taking into account discounted areas 
there is a total of 53.056 ha of available SANG. There have been objections from local wildlife 
groups who consider further discounting should apply to take into account the proximity of the 
relief road and pedestrian and cycle routes, however, Natural England have agreed that such 
discounting is not applicable or appropriate here. Therefore there is a comfortable surplus of 
useable SANG provision at Hogmoor Inclosure, which will also provide capacity to facilitate 
other developments, that would require SANG provision to mitigate against further visitor 
pressures on SPAs, such as Mill Chase School that may come forward in the future. 
 
The Inclosure also has potential value as a SINC with Heathland and a population of 
important features. 
 
The SANG will provide the following features:  
 
 2.8km circular walk and new network of footpaths offering increased recreation areas; 
 Improved access for less mobile including wheelchair users 2m wide all user route within 

the most level part of the site; 
 3m wide cycle/pedestrian route on eastern edge of SANG; 
 Informal Natural play area; 
 Creation of large area of acid grassland within a 3ha area towards the north of SANG to 

benefit the reptile population; 
 7.1ha of restored heathland (1.2ha currently exists); 
 Creation of more structurally diverse woodland habitat; 
 Retain sandy paths and banks support important invertebrate population; 
 Installation of 8 bat bunkers; 
 Car park 24 spaces overspill up to 48; 
 Connectivity through the Green Loop, Green Grid and SANG Links to provide a town wide 

SANG of circa 76ha when combining the total area of SANG at Hogmoor and Bordon 
Inclosures; 

 New seating /rest points at regular intervals and points of interest; 
 Legibility through signage scheme across site, improve awareness - entrance signs info 

boards, key facts and key routes and trails. Interpretation boards (ecology and 
archaeological interest). 

 
 
 



In addition to SANG provision, a significant contribution will be secured through the s106 to 
provide further mitigation and access management for the European Protected sites (See 
SAMM reference below).   
 
Natural England (NE) had initially raised a holding objection to the proposals, however 
following a meeting between Natural England, the applicants and the LPA, further details 
have been submitted by the applicants to address the outstanding NE concerns. A response 
from NE is awaited and shall be reported as a supplementary matter.  
 
As a general approach a legal agreement will need to secure how the SANG management 
and maintenance will be secured in perpetuity together with securing the management 
company. Step in rights will also be necessarily secured as part of the s106 to allow EHDC to 
assume control of the SANG should the management company fail.  
 
NE had expressed reservations concerning the creation of 8 bat bunkers within the SANG as 
they may prejudice the semi rural appearance of the area. Additional information has been 
provided by the applicants indicating that the bat bunkers have been designed so that they 
are principally subterranean. NE have indicated that the bunkers as now proposed are 
acceptable and can be located within the SANG. 
  
NE also expressed concern regarding the quantity of car parking at the SANG (25 spaces 
including 10 disabled with overspill hardstanding doubled up as a dog training area). The 
number of disabled spaces is proposed to be reduced to 5 spaces and the grasscrete 
overspill parking area will be incorporated into the general parking area to provide 40 general 
spaces. This alteration can be controlled by way of a planning condition rather than require 
the submission of a further car park plan. A dog training area should be provided and can be 
incorporated into the surrounding area and controlled through a condition that will require 
details on the relocation of the dog training to an area adjacent the car park. Use of the car 
park can be monitored through the access management and monitoring measures within the 
Hogmoor Inclosure SANG Management Plan. The proposed alterations have been accepted 
by Natural England, provided conditions are secured as detailed above. 
 
Notwithstanding the signage included within the SANG Management Plan (DIO/HPA/DOC/16) 
a condition is attached to secure a town wide signage strategy to promote connectivity and 
use of the green infrastructure that supports the application.  
 
NE expressed concern about the potential effects from the construction phase including those 
from changes to air quality and hydrology specifically and also about the effect of commercial 
development in the Louisburg employment area that is located within the 400m zone of the 
SPA. They are concerned about any potential effects that might result from any non-
employee car parking provision and potential visitor use of the local European Protected sites 
by those using this area.  
 
 
 
 



Chapter 6 of the HRA Screening Report (DIO/HPA/DOC/08) - Predicted Effects on European 
Site Features - represents Stage 3 in the screening process, which serves to identify any 
potential effects that may occur as a result of the development. This chapter provides 
information on the nearest distance to the European Protected sites (at Table 6.1) and 
potential effects from the construction phase of the development that includes the 
employment area. Due to the distance of the European Protected sites from the Bordon 
Garrison and Relief Road sites no direct or indirect effects are anticipated as a result of 
construction activities. 
 
With regard to the Louisburg employment area, only a small area is within 400m of the local 
European Protected sites, and this is on the western side of the A325. The two Louisburg 
employment areas combined cover 0.62 ha and are surrounded by 3.1 ha of 
greenspace/green infrastructure, which should provide for alternative recreational space for 
employees. However, if not restricted, there is potential for the employment car parking to be 
used by the public including dog walkers, who might access the European Protected sites 
from it. It will be important to guard against this either by planning condition, section 106 
agreement or as an element of the employment strategy. The planning condition might 
provide for a car park management strategy (e.g. through deployment of a barrier restricting 
use to employees only), and employee lunchtime outdoor arrangements (e.g. provision of 
outdoor lunch areas/benches for employees). In addition, signage/ information on how to 
access both Hogmoor and Bordon Inclosure will be provided. Furthermore, road crossings 
proposed as part of the development will result in easier and safer access to the two SANG 
sites compared to the European Protection Area to the north.  
 
In addition to the provision of the SANG, other measures need to be delivered on the local 
European Protected Sites. These are access management measures, which recognise that 
some people will still choose to visit these sensitive areas as they do so now based on 
information provided in the recent Visitor Surveys in support of the Habitats Regulations 
Assessment. A financial contribution towards the access management measures is delivered 
through a mechanism called Strategic Access Management on Monitoring (SAMM), which 
takes a payment covering 80 years from the development to support the management and 
maintenance of these sites, together with the delivery of minor capital improvement works e.g. 
to move footpaths or provide additional interpretation material. 
 
It is very important that the SANG and SAMM approaches work together to enable collective 
monitoring of the SANG's effectiveness and the actual impact of the development on the 
European Protected Sites. This approach has drawn on experiences shared from Thames 
Basin Heaths European Protected Sites. 
 
 
 
 
 
 
 
 



Bats  
 
The County Ecologist advises that the proposals provide a comprehensive and sound 
approach to evidence collection. A large number of bat roosts have been recorded across the 
site. Key species present include common pipistrelle and brown long eared. There are several 
maternity roosts as well as hibernation roosts within bunkers, and the bat population is of 
County importance. The scale of land use change is likely to impact on bats at least in the 
short term. Mitigation proposes 8 new underground bunkers within HI, a bespoke bat shelter 
at The Croft, use of 150 bat boxes on trees and use of bat access/egress/roosting features on 
new and retained structures. 
 
The County Ecologist is supportive of the 8 bat bunkers in HI. Over time the concern that they 
detract from semi natural character of SANG will diminish as buried bunkers will blend into the 
wooded setting and will add to the biodiversity resource of the SANG. Overall there is no 
overriding reason why European Protected Species Mitigation (EPSM) Licence should not be 
granted.  
 
A number of mitigation measures can be provided through planning conditions, including: 
 
 Increasing the proportion of buildings exhibiting bat access/egress and roosting features 

from 5%. This has been accepted in principle by the applicants ecology specialist;  
 No felling of trees without requisite surveys being carried out and all necessary licences in 

place. See tree works proposed in 12.16.30 and 31 of ES); 
 Lighting strategy required prior to each phase of development, including lux contours and 

3D data so that predicted spillage can be assessed; 
 Directional, hooded, low level and motion activated LED lighting acceptable subject to 

compliance with current ecological mitigation guidance; 
 RM submission of bat crossing points over relief road; 
 Monitoring and Mitigations submitted on phase by phase basis to check the efficiency 

mitigation measures; 
 Ecological Mitigation Plan to be secured by condition. 
 
Badgers 
 
Confidential Badger reports confirm presence of badgers across the site. It is proposed to 
permanently close a main sett and a total of 22 subsidiary setts under licence. Two sub setts 
will be temporarily closed. The County Ecologist considers that the mitigation proposals are 
acceptable. A mitigation and enhancement strategy will be employed for the Hogmoor 
Inclosure SANG and should focus on provision of appropriate habitat linkages and safe 
crossing points and preventative measures to avoid crossing elsewhere. This strategy will 
include measures to prevent any unnecessary disturbance to the main sett from SANG 
management activities and will require regular updates of surveys in recognition that badger 
setts status can change rapidly. The mitigation measures can be secured by a planning 
condition.  
 
 



Reptiles 
 
The site supports all four common reptile species. Slow worm are found to occur in 
exceptional numbers in several areas, Common Lizard and Grass Snake in good numbers 
and Adders in low numbers. Unsurprisingly the largest numbers recorded in woodland / 
grassland interface such as in Hogmoor Inclosure. There will be an inevitable impact on 
reptiles due to the net loss of habitat (5ha) although this should be off set by habitat 
enhancements c. 5ha. The County Ecologist has questioned the size of reptile population that 
is often greater than estimated and not apparent until well into translocation exercise. 
Mitigation entails habitat manipulation and active capture and translocation. For translocation 
suitable habitat is required and will need to be prepared/created at the earliest opportunity. 
The LPA requires full detail of proposed reptile mitigation in advance of each phase, including 
definitive receptor sites, together with on going management and details of monitoring. A 
condition is attached to secure the preparation/creation of translocation sites (The Croft 
currently houses a building and hardstanding and a Oxney Ecological Mitigation Plan has yet 
to be assessed for suitability as a receptor) so a back up strategy is required, with part of HI 
identified as a potential site. 
 
Dormouse and Great Crested Newts 
 
No evidence found. No further action required. 
 
Amphibians 
 
Surveys have recorded the presence of the Natterjack Toad within pond habitats to the south 
of the application site. The records, from 2014, relate to ponds within Woolmer Forest 
SAC/SSSI, a known stronghold of the species. There is no indication that this species occurs 
anywhere else within the application site and so it can be safely assumed that direct impacts 
to Natterjacks Toads are unlikely.  
 
The proposed major junction improvements at the southern end of the relief road have some 
potential to impact upon the adjacent Woolmer Forest Natterjack habitat although, the 
Ecologist has visited the site and is confident that the footprint of the proposed works contains 
no suitable Natterjack ponds with the proposed works some distance from known populations. 
The risk of encountering Natterjacks is very low and the ES states that should the species be 
encountered, works will cease and the necessary advice taken. In any case, the proposed 
works would need to be undertaken with care so as to minimise any physical disruption to 
areas outside the immediate works footprint - the use of clearly defined working areas will be 
essential as will ecological input and good site management. 
  
 
 
 
 
 
 



It is highly likely that Forey's Pond located within HI will, when containing water, support very 
good amphibian populations (especially common toad) and therefore there is a definite risk 
that the proposed relief road works will impact significantly on this species, as well as the 
commoner newt species. Toads will travel, en masse, between terrestrial habitat and 
breeding sites and are very much susceptible to road deaths - the relief road presents a 
particular hazard to toad populations in HI and adjacent areas, both from road deaths and 
from killing/injury during physical construction works. Although common toad has been 
scoped out of the ES provision will be made for further discussion in respect to common 
amphibian impacts - especially for the relief road construction phase where impacts may be 
significant. This can be provided for through the mitigation measures secured by condition. 
  
Birds 
 
A detailed bird survey has been carried out, providing sound evidence base. Good range of 
woodland bird species have been identified. The Impact upon nesting birds are not likely to be 
significant, especially considering the quantum of semi natural habitats that will be retained 
and created. The generic measures for protecting birds is considered to be acceptable (eg 
vegetation removal outside nesting season/only after supervision). Additional features can be 
secured through condition include the use of artificial nest boxes recommended through HI 
and other wooded habitat as well as building into new dwellings and other buildings.  
 
Invertebrates 
 
Hogmoor Inclosure is an excellent site for scarce / notable invertebrate species although no 
legally protected species have been noted. Whilst there will of course be disruption to the 
eastern edge of HI, there are opportunities to create new areas of invertebrate habitat within 
the HI SANG, e.g. by fabricating bare sand/soil banks, heathland restoration, dead wood 
retention etc. The absence of routine soil churning by military vehicles may promote 
vegetation colonisation of invertebrate bare ground habitats and so there will be a need to 
actively manage such habitat to ensure continuity. The provision of footpaths/tracks should 
provide new sources of bare ground. Overall, locally-relevant native plant species should be 
used throughout the application site, thereby providing a continued source of invertebrate 
resources. This accords with JCS Policy CSWB10 in requiring permeability of the built 
environment for wildlife. Such details should be agreed on a phase by phase basis prior to the 
commencement of development. 
 
Overall Protected Species 
 
The County Ecologist advises that there is a good evidence base for protected species so 
there is confidence that mitigation measures have a sound basis. The level of detail provided 
is considered appropriate at this stage and can be sharpened through submission of an 
Ecological Management Plan (EMP) for each phase of works. The EMP should be clear and 
concise with unambiguous guidance on the mitigation works for each phase, and can be 
secured by planning condition. 
 
 



Designated Sites  
 
SINCs 
 
While the proposals may have some adverse impact, there are mechanisms whereby the 
future of various SINCs can be secured and appropriate management and monitoring regime 
can be established and contribute to a net gain in biodiversity through SINC enhancement 
and provision of compensatory habitat over time.  The impact on respective SINCs is set out 
below: 
 
Roundhill Area 8 SINC (SDNPA) 
 
Although there will be a loss of 0.1ha of SINC, compensatory habitat works to improve 
ecological status and assist in spread of lowland heathland by selective thinning of planted 
conifers are being discussed with HCC and SDNPA. The net mitigation impact is therefore 
satisfactory, subject to the agreed mitigation being provided. This can be included in the 
mitigation measures to be provided by condition. 
 
Hogmoor Inclosure SINC 
 
The proposal will result in 20% reduction in the Hogmoor SINC together with permanent 
fragmentation. However, the delivery of Hogmoor SANG will provide substantial ecological 
offset/gain within the site as well as soaking up recreational pressure on nearby European 
Protected sites. Mitigation for the loss of part of Hogmoor Inclosure will be compensated for 
through the creation of The Croft Ecological Mitigation Area (EMA). There is an approximate 
parity between area of Hogmoor Inclosure lost (11.8ha) and proposed EMA (12.4ha) although 
it is recognised that there will be time lag between loss of land for the relief road and 
establishment of The Croft EMA. This in turn will be off set in part by on going habitat 
restoration works within Hogmoor Inclosure to ensure that the overall impact is restricted to 
the short/medium term. 
 
Oxney Farm Woodland SINC 
 
5% of SINC will be lost to the proposed relief road. Enhancement works to the remainder of 
the SINC will provide an overall increase in ecological value, so the enhancements outweigh 
the loss. There are time lag implications similar to those for the Hogmoor SINC referred to 
above.  
 
Overall 
 
The impact on SINCs overall is considered to be acceptable subject to the proposed 
mitigation measures being secured partly through planning conditions and partly through 
funding in the sec 106 agreement. 
 
 
 



Air Quality   
 
The applicant has provided Natural England with additional information relating to air quality 
implications and their comments are awaited and shall be updated on the supplementary 
matters sheet.  
 
12.  Minerals 
 
The Hampshire Minerals and Waste Plan (HMWP) is part of the development plan for the site, 
and includes the following policy; 
 
'Policy 15: Safeguarding - mineral resources 
 
Hampshire's sand and gravel (sharp sand and gravel and soft sand), silica sand and brick-
making clay resources are safeguarded against needless sterilisation by non-minerals 
development, unless 'prior extraction' takes place. Safeguarded mineral resources are 
defined by a Mineral Safeguarding Area illustrated on the Policies Map. Development without 
the prior extraction of mineral resources in the Mineral Safeguarding Area may be permitted 
if: 
 
a. it can be demonstrated that the sterilisation of mineral resources will not occur; or 
b. it would be inappropriate to extract mineral resources at that location, with regards to the 
other policies in the Plan; or 
c. the development would not pose a serious hindrance to mineral development in the vicinity; 
or 
d. the merits of the development outweigh the safeguarding of the mineral'. 
 
The soft sand / potential silica sand resources at Whitehill and Bordon (Inset Map 5), further 
illustrated on the Policies Map are included within the MSA and are specifically identified for 
safeguarding under this policy. 
 
This policy meets the requirements of the National Planning Policy Framework. The site is 
within a minerals safeguarding area, so the policy requires proposals to meet the criteria that 
exempt the development from the safeguarding provisions if it is to proceed. This requires an 
assessment of the requirements of parts a, b and c, and if necessary, a balance to be drawn 
between the value of extracting the mineral deposits and the effect of extraction on the 
development proposals. 
 
While the proposals do not provide for wholesale prior recovery of soft sand, the application 
includes an assessment which provides for the recovery of sand from the route of the relief 
road, and active steps have been taken to put this in place. The appraisal also evaluates the 
balance between soft sand recovery and the impact on the regeneration proposals, including 
the impact on "meanwhile uses". 
 
 
 



Hampshire County Council as Minerals Planning Authority for the area, has reviewed the 
amended Minerals Safeguarding report and has recommended the submission of details to 
secure recovery and recording the quantity of minerals during development. These details are 
secured as part of the Construction Environmental Management Plan condition. Subject to 
this they have no objections to the proposal. 
 
The SDNPA also have concerns about minerals extraction, as sterilisation of safeguarded soft 
sand resources can impact on potential extraction proposals in the National Park. Their 
comments in respect to the amended minerals appraisal will be updated at committee. 
 
13. Viability and s106 provisions 
 
Policy CP32 of the JCS requires the provision or improvement of infrastructure to meet both 
community and environmental needs associated with any new development or to mitigate 
adverse effects. 
  
Key to the thrust of policy CSWB1 is that all new development within the strategic allocation, 
which includes the garrison site, will need to '…create a green town that responds to the 
challenges of climate change….It will be an exemplar of a modern sustainable community in 
terms of places of work, schools, travel planning, promoting a healthier lifestyles, provision of 
local services and sustainable use of resources.' Many key infrastructure elements are 
expected to be provided as part of these proposals, with a proportionate contribution also 
coming from the other developments in the Strategic Allocation including Louisburg, Quebec 
Barracks and other windfall site such as the later redevelopment of Mill Chase. 
  
The overall regeneration has significant cost implications and the viability threshold of the 
development may fall short of a full policy compliant provision. The applicants initially 
proposed a section 106 package of £50.7m to provide mitigation and policy requirement 
measures including the provision of a new secondary and primary school, extension to the 
existing primary school, off site transport improvements, including A325 calming measures 
within Whitehill and Bordon, junction improvements and village mitigation, public open space 
provision and maintenance, sports facilities, environmental improvements, community 
facilities and SANG mitigation. The scheme also proposes an affordable housing provision 
equating to 15% (see section 3 of this report) of the total on site housing combining affordable 
rented and shared ownership provision.  
 
 
 
 
 
 
 
 
 
 
 



The applicant's viability assessment has been reviewed by CBRE, who act as the Council's 
independent viability consultant. CBRE has used a different approach to establishing an 
existing land value, so there is a significant difference in their valuation of the site. The CBRE 
valuation indicates the site is capable of provide a full policy compliant infrastructure including 
35% affordable housing provision on site. This is significantly more than the viability appraisal 
promoted by the applicant.  This is strongly contested by the DIO, who argue that theirs is a 
sound and evidence-based approach which has been used in comparable situations. They 
also base their assessment on a leading section 78 (planning) appeal. They argue strongly 
that the maximum viability provision is 15% affordable housing and £54 million of section 106 
contributions together with items provided by the applicant directly, such as the transport hub 
and sustainable building measures. 
 
Paragraph 173 of the NPPF provides advice on viability and deliverability. Pursuing 
sustainable development requires careful attention to viability and costs in plan-making and 
decision-taking. The paragraph advises that the scale of development should not be subject 
to such a scale of obligations and policy burdens that their ability to be developed viably is 
threatened. To ensure viability, the costs of any requirements likely to be applied to 
development, such as affordable housing, standards, infrastructure contributions or other 
requirements should, when taking account of the normal cost of development and mitigation, 
provide competitive returns to a willing land owner and willing developer to enable the 
development to be deliverable. 
  
Given the difference in viability assessments, and also acknowledging that there are a 
number of uncosted measures being provided by the DIO including e.g. the land for the relief 
road, secondary school etc, it was considered expedient to negotiate a package of measures 
and contributions to meet the councils policy requirements overall, but within the range of 
viability assessments at issue. This has resulted in the following outcome: 
 
 15% affordable housing (Vacant Building Credit suggested this might have been policy 

compliant at below 10% - see section 3 above) 
 Section 106 contributions initially of £54m. Providing for fundamental policy elements and 

mitigation requirements to be met as follows in the table below:  
 A review mechanism to secure further contributions to a limit of £5.11m, should values 

achieved prove to be higher than assumed in the viability model. Review contributions 
would contribute to post 16 education (£2.16 million) and sustainable transport/bus 
subsidy  (£2.95 million - subject to agreed verification)  

 
Table 1 – Financial contributions summary 
 
Facility 
 

Contribution 
 

Summary of 
Contribution Proposals 
 

Policy Reference 
 

Hogmoor Inclosure 
SANG 

£5,576,153  SANG: Capital works, 
M&M, SANG monitoring.  
SAMM: access M&M 
 

CSWB9, CSWB10, 
CP21, CP22 



Green Infrastructure 
 

£ 381,667 Green loop and HWRC 
 

CSWB10, CP28 
 

Transport 
 

£9,767,381  
 
Additional public 
transport measures 
£2.95m via review 
mechanism. 
 

Bus subsidy, A325 
Improvement in W/B, off 
site junction 
improvements, TM in 
villages, 
walking/cycling/travel 
plan. Transport hub in 
new town centre to be 
provided as for in Legal 
Agreement  
 

CSWB11 - 
CSWB18, CP31 
 

Education - Primary 
School 
 

£11,400,000  
 

1 new school and one 
extension 
 

CSWB1 
 

Education - 
Secondary 
 

£ 9,600,000 
 

1 new 8FE school 
 

CSWB1 
 

Education - Post 16 
 

£0  
Subject to review 
mechanism for 
commercial and 
employment land- 
capped at £2.16m. 
 

 CSWB1 

Public Open Space 
Provision 
 

£ 10,776,081 
 
Capital £4.338m 
 
M&M £6.12m  
 
Allotments £317,000 
 

Funding for provision and 
management of on site 
M&M  

CSWB1, CP17, 
CP18, CP32 
 

Sport and Leisure 
 

£2,650,585  
 
Improvements at 
BOSC to be provided 
on-site by the 
developer (to an 
estimated indicative 
cost up to £614,000) 
with further 
£2,036,585 agreed 
for off-site 
improvements 

Sports pitches, new 
pavilion at BOSC, 6 court 
sports hall at new 
secondary school, larger 
new swimming pool, 
improvements to existing 
sports pitches in area. 

CSWB1, CSWB3, 
CP16, CP18, CP28 
 



Health 
 

£ 324,000 
 

Cost of surgery 
accommodation for 
additional GPs 
 

CSWB1, CP16 
 

Community  
Facilities 
 

£3,546,000 
(includes £2.7m 
Leisure centre 
contribution) 
£846,000 for other 
community facilities. 
 

Leisure Centre 
contribution. 
Improvements to 
community centres, 
cultural facilities in TC, 
heritage action plan and 
public art. 
 

CSWB1, CSWB3, 
CP16, CP18 
 

Total £54,021,867 
 
Value  of additional 
policy  items in 
review package  is 
£5.11M 

  

 
CBRE have been re-consulted on the proposed package and their comments have been 
considered by officers. Overall, It is considered that, subject to being satisfied with the review 
mechanism, the sustainable construction measures, and the required SAMM costs, the main 
elements of policy compliance are addressed, and the critical mitigation measures are 
provided for, and on this basis it is considered that the Section 106 package is acceptable in 
planning terms.  
  
The applicants consider that the burden of obligations on their scheme is such that they are 
not prepared for such additional funding to be applied to increasing funding for affordable 
housing. However they have also agreed not to apply the Vacant Building Credit that would 
apply to the site and would account for a reduction in the provision of on site affordable 
housing to below 10% of all housing proposed on site. This assessment is based upon floor 
area figures provided by the applicant. 
 
The above table provides a brief explanation of the content of each Section 106 element, and 
the respective policy provisions. This is to underpin the requirement in the CIL regulations that 
s106 obligations must be:  
 
 Necessary to make the development acceptable in planning terms. 
 Directly related to the development. 
 Fairly and reasonably related in scale and kind to the development. 
 
Non-financial measures to be secured by the legal agreements associated with this 
application are summarised below: 
 



 Secure completion of the second phase of the Relief Road; 
 Travel Plan and smarter choice initiatives; 
 Bus Interchange within the Town Centre; 
 Secure Community Project Officer; 
 Secure delivery of new education provision (New primary (3FE) and Secondary (8FE) 

Schools; 
 Leisure Centre site provision; 
 Secure land for energy centre and day nursery within the Town Centre; 
 Securing employment and Town Centre provisions as set out in section 4 of the planning 

assessment above; 
 Securing Allotments; 
 Securing Public Open Space together with management and maintenance provisions; 
 Provision of Children's Play Equipment; 
 Leisure facilities at BOSC; 
 Implement Green Loop and Green Grid within the application site; 
 Securing public access to the SANG land at Hogmoor Inclosure for a period of not less 

than eighty years to the satisfaction of the Council including management and 
maintenance and SAMMS; 

 Securing affordable housing provision at 15%; 
 Securing sustainable building ('greening') measures; 
 Establishing a Community Development Trust; 
 Securing Community Use Agreements. 
 Broadband provision; 
 Securing an agreed review mechanism. 
 
14. Other issues: Pollution, contamination, drainage 
 
Policy CP27 of the Joint Core Strategy relates to pollution. The policy requires that 
development must not result in pollution that prejudices the health and safety of the 
community and their environment. 
 
The application provides limited information on the type of employment uses at the site. The 
Council's Pollution Control team has suggested that conditions to retain control over the type 
of activities on site in order to protect future occupants of the site. The conditions require: 
 
 A construction environment management plan;  
 External lighting scheme; 
 Control over operating hours for commercial / employment uses; 
 Restrictions upon external works and storage; 
 Restriction on use of fixed plant, compressors, generators on commercial premises;  
 Noise mitigation to protect proposed dwellings from noise from the relief road; 
 Air pollution monitoring from relief road.  
 
A condition relating to the environment management plan is advised. The remaining elements 
will be controlled by conditions attached to the relevant Reserved Matters applications. 



Contamination 
 
Chapter 14 of the Environment Statement addresses potential contamination issues at the 
site. Although the ES is thorough, the Council's Contamination Officer has identified the need 
for further site investigation including soil testing beneath building footprints post demolition 
together with further gas monitoring and groundwater monitoring. In light of the site's 
sensitivity to contamination, conditions are advised to secure phased site investigations, 
validation of remedial works and measures to protect against unsuspected contaminations 
found on site. All further site investigation works are to be undertaken in accordance with the 
submitted report and best practice guidance and a watching brief is to be used throughout the 
development.  
 
Drainage 
 
The JCS policy CP25 relates to flood implications. The application is supported by a Flood 
Risk Assessment (FRA) and Surface Water Drainage Strategy. Policy CP26 of the Local Plan 
requires development to protect the quality and quantity of water. Protecting and enhancing 
the quality of ground and surface water features and to ensure adequate foul and surface 
drainage and adequate sewerage capacity.   
 
The site is in Flood Zone 1 (low probability of flooding), but the Oxney Drain passes through 
the centre of the site and no Flood Zones have been defined for this watercourse. The FRA, 
provides and indicative drainage strategy for the development together with drainage 
proposals for the relief road. The approach to flood risk and drainage conform generally to EA 
requirements. 
 
A hydraulic modelling study has been carried out as part of the FRA and this indicates that 
the Flood Zones will be reduced once the site is redeveloped, due to reduction in run-off from 
the site, the removal of on-site culverts and other channel enhancements.  
 
An indicative drainage strategy together with preliminary drainage calculations has been 
submitted for the main development. This proposes extensive use of permeable paving, 
together with swales, ponds and basins to provide the necessary treatment and onsite 
storage. The application proposes several enhancements of the Oxney Moss drain. These 
include: 
 
 Removal of culverts and trash screens 
 Creation of a two stage channel to increase capacity  
 Installation of a larger culvert at Budds Lane for the bypass road 
 4 clear span bridges  
 New channel alignment  
 Relocation of outfalls  
 Relocation of services crossing channel 
 
 
 



The Environment Agency (EA) welcome all of the above especially the de-culverting and 
removal of trash screens as this will reduce restrictions in the channel. The proposed 
enlargement of the culvert at Budds Lane will also improve channel capacity and the applicant 
has proposed a mammal shelf. 
 
These works require consent from Hampshire County Council as the lead Local Flood 
Authority, as will the realignment of the watercourse and creation of a two stage channel. The 
proposed works should not increase flood risk. 
 
The applicant has also proposed raising the finished floor levels of the residential dwellings to 
an indeterminate level. This needs to be decided and submitted with evidence that the level is 
sufficient to prevent any possible flood waters entering properties.  
 
The drainage measures comprise a sustainable urban drainage system (SUDs).  This both 
meets the policies of the Joint Core Strategy and is technically suitable for the site. However, 
this is an indicative drainage strategy and the final SUDS solution may vary depending on 
further site investigation and detailed design prior to applications for full planning approval. A 
drainage masterplan and detailed drainage construction programme will be required to show 
that flood risk will not be increased during the various phases of construction. In addition a 
detailed maintenance management plan or plans will be required to show that the drainage 
systems will be suitably maintained for the life of the development. These plans must be 
submitted and approved by both EA and the LPA prior to work commencing on site. 
 
The proposed relief road will increase surface water run-off and it is essential that this is 
controlled on site and does not increase flood risk elsewhere. In addition the road must 
remain operational and safe for users in times of flood. The EA requires peak discharge to be 
limited to Greenfield rates or 5 l/s. The underlying geology and potential high water table 
suggest that infiltration techniques may not be possible. Therefore the preferred approach is 
to discharge to adjacent watercourses at attenuated rates. Attenuation for the 1 in 100 year + 
30% event will be provided in a series of SUDS features and interconnecting drainage. These 
attenuation systems will be located above the predicted peak flood level. In addition the EA 
require three stages of treatment prior to discharging to a watercourse. Run-off will therefore 
be collected by gullies, conveyed to shallow detention basins and the systems will incorporate 
bio-retention areas to maintain a 3 stage treatment process. Hydrobrake or similar controls 
will be installed to limit the discharge to Greenfield rates or 5 l/s. It is also proposed to 
incorporate additional controls to protect against the risk of fuel spills etc. 
 
Subject to EA and HCC approval the drainage proposals for the relief road appear to be 
satisfactory. However, as this element is for full planning approval the applicant needs to 
submit a detailed maintenance management plan for all drainage features associated with the 
relief road. In addition a detailed drainage construction programme will be required to show 
that flood risk will not be increased during the construction phase of the relief road. These can 
be covered by a condition, but must be submitted and approved by EA and the LPA prior to 
work commencing on site.  
 
 



Ordinary Watercourse Consent 
 
The prior written consent of the relevant Lead Local Flood Authority is required for the 
erection of any flow control structures, culverting or diversion of ordinary watercourses, 
including streams, land drains and ditches.   
 
Sewerage capacity issues  
 
The development anticipates a need to upgrade the sewage infrastructure, including both the 
network and the treatment works. The EA preference for foul water drainage is to connect it to 
the existing foul water drainage network. Thames Water require the necessary upgrades and 
extension to the Sewerage Treatment Works to be operative prior to first occupation of 
development. A phased approach to drainage, development and occupation/commencement 
of use will be permitted provided it is fully incorporated into the foul drainage plans agreed 
between the planning authority, developer and foul drainage provider. All of these measures 
can be secured through planning conditions. 
 
The upgrading of the sewage treatment works has been a matter of concern in relation both 
to odour from the existing works and service traffic accessing the works. Measures to ensure 
that odour nuisance are controlled by the Water Authority and therefore fall outside planning 
controls. A traffic management plan is subject to a condition and can control traffic and 
operational management issues in order to address local traffic management issues and 
concerns. 
 
On this basis the proposals are considered acceptable from a sewage point of view. 
 
Groundwater pollution  
 
The EA has raised no objection to the development however the site is in a sensitive location 
for the protection of groundwater and there is the potential for contamination on site. The 
applicant is proposing to complete a Construction Environmental Management Plan for the 
operational phase of the development and following this should reduce the risks to the 
shallow water table during the development of the site. 
 
 
 
 
 
 
 
 
 
 
 
 
 



15. Impact on the South Downs National Park 
 
Impact on the South Downs National Park has to be taken into account in two ways. Firstly, 
EHDC is legally required by the National Parks and Access to the Countryside Act 1949 to 
have regard to the statutory National Park purposes in exercising or performing any functions 
impacting on the National Park. Secondly, the SDNPA itself Is bound by its statutory National 
Park purposes and duties.  The main direct impact on the SDNP is the junction at Whitehill, 
the majority of which falls inside the National Park and will be determined by the National 
Park Authority. However, under its duty to take into account impact on the National Park, the 
requirement for the junction in this location is also a matter for EHDC, particularly as the 
junction comprises 'major development' which should not take place in National Parks without 
specific justification. Extensive assessment has taken place of this element of the proposals, 
including alternative approaches that would have avoided the need for a junction in the 
National Park. Broadly speaking, these options have been discounted both in terms of the 
quantitative solutions and practicability of delivery.  The requirement for a relief road stems 
from the Joint Core Strategy's proposals for regeneration. Furthermore, the design of the 
junction has been subject to extensive review and discussion with the applicants, Hampshire 
County Council and the South Downs National Park Authority. The proposals under 
discussion have significantly less impact than initial proposals that were not acceptable in 
terms of the impact on the National Park, and are considered to be acceptable, subject to 
adequate mitigation measures. The District Councils obligations in relation to the National 
Park have therefore been fully addressed in this respect. 
 
Other issues impacting on the National Park include the impact of traffic from the 
development on communities and roads in the National Park, and minerals. With regard to the 
former, a full package of mitigation funding has now been made available, so these concerns 
can be addressed. Furthermore, the traffic modelling shows that the relief road should take 
traffic away from the National Park. With regard to minerals, the SDNPA is concerned about 
the sterilisation of sand deposits which can lead to pressure for development of inappropriate 
minerals sites within the National Park. However, the joint Hampshire County Council, 
SDNPA and New Forest NPA minerals plan, as well as the JCS provide that minerals 
recovery needs to be addressed and fully considered, but can potentially be overridden.  If it 
is inconsistent with Whitehill and Bordon regeneration objectives. For further assessment see 
section 12 above. The minerals assessment submitted with the planning application has been 
subject to revisions which have been accepted by the County Mineral Authority, comments of 
SDNPA are awaited. However, it is anticipated that the policy requirements have now been 
demonstrated to be met.  If this is not the case further advice will be given to the planning 
committee. 
 
 
 
 
 
 
 
 



Other potential impacts on the SDNP include landscape and visual assessment impacts. 
However, the Environmental Statement concludes that there is no net adverse impact on the 
National Park in this respect. EHDC is a consultee on the application to the SDNPA for the 
junction, and in response to this consultation they have been advised that the District Council 
strongly supports the planning application for the junction and urges the National Park 
Authority to approve the application. The interrelationship between the two applications 
means that the two permissions need to be bound together, so the recommendation to 
approve the main application is provisional on the South Downs National Park Authority's 
approval of the junction application. 
 
Conclusion 
 
The proposals have been advertised as a departure from the development plan, as a 
precautionary requirement to ensure it has been advertised appropriately widely, in the event 
that it is determined to be a departure. As indicated in section 2 of the planning considerations 
section of this report, the proposal is considered to be broadly consistent with JCS policy - the 
site is allocated for the use, and all of the policy requirements are addressed, to some degree. 
Whether or not the proposals are a departure from the JCS policies is therefore a matter of 
fact and degree in relation to each element of policy compliance. For instance, the JCS 
requires an inner relief road to be provided and it is a matter of judgement whether the relief 
road conforms to this requirement. This is, however, a detailed matter compared to the 
significant overall measures proposed within the application that substantially provide for the 
objectives of policy CSWB1.   
 
The measures which are being secured through section 106 funding, and positive strategies 
for delivery of employment, town centre, green vision, heritage and other measures, will 
provide a sound basis for delivery. The commitment to establish a Community Development 
Trust, takes this further and goes beyond what might have been expected to ensure that the 
project progresses soundly to fruition. 
 
With regard to adverse impacts, the key challenges particularly in relation to ecological 
mitigation and transport mitigation have been addressed by the provision of generous 
ecological mitigation measures and adequate funding, including funding pooled from other 
key strategic allocation proposals.  The proposals undoubtedly have some adverse impacts 
on residents affected by the southern section of the relief road. Mitigation measures can be 
taken to offset these impacts, but some adverse impact will remain. 
 
 
 
 
 
 
 
 
 



With regard to HWMP - Minerals policy 15, the applicants have provided information on the 
potential minerals present, and the implications on the implementation of the scheme, and 
have argued that, largely because of the requirement for the relief road on which the entire 
regeneration strategy relies, as well as the programme to progress the housing and 
employment development for this site, wholesale prior extraction is not feasible. Recovery of 
minerals from the relief road development is being provided for. Further incidental extraction 
may be possible without impeding the implementation of the proposals, and the construction 
management plan can provide for this. HCC as MPA does not object to the proposals, and 
these measures are therefore considered to satisfy the requirements of the HWMP for this 
area. 
 
Assessment of the proposals have taken into account the impact on the South Downs 
National Park as required by the National Parks and Access to the Countryside Act 1949. The 
Whitehill Road junction comprises a separate planning application to be determined by the 
South Downs National Park authority. A recommendation to approve the subject application 
will be subject to the South Downs National Park Authority approving the proposals for this 
junction to ensure the integrity of the scheme. 
 
Some representations have been received objecting to the location of the site and its scale. 
These are fundamental to the policy provisions of the Joint Core Strategy and the objectives 
for this area. The provisions of the planning and compensation act, requiring development to 
be in accordance with the development plan strongly argue in favour of the proposals in this 
respect, notwithstanding these objections. 
 
A number of outstanding matters remain to be finally resolved before the planning application 
can finally be determined, including: 
 A satisfactory employment and town centre strategy being provided 
 A satisfactory package of sustainable building measures being provided 
 A satisfactory section 106 agreement being agreed in all terms 
 
Subject to these matters being satisfactorily addressed, it is recommended that planning 
permission should be granted  
 
RECOMMENDATION  
 
i)  Subject to:  
 
a)  The grant of planning permission of the associated planning application relating to the 

southern section of new relief road under consideration by the South Downs National 
Park Authority under planning reference SDNP/14/06604/FUL; 

b)  Agreeing a sufficiently comprehensive package of sustainable building measures (with 
robust monitoring arrangements) to reflect the "One Planet Living" approach aspired to by 
the applicant;  

c)  Submission of a satisfactory employment and town centre strategy: 
  
 



Provided that all parties enter into a legal agreement to secure the details set out in Table 1 – 
Financial contributions summary and Appendix B (together with details of securing the in 
perpetuity management of agreed ecological measures), by 2nd November 2015, then the 
Executive Head Planning and Economy is authorised to grant planning permission subject to 
the conditions (including changes and additions set out in the supplementary matters), and 
that  
 
ii) The Executive Head Planning and Economy in consultation with the Chairman of Planning 
Committee is also authorised to make such minor amendments to the proposed conditions 
and s106 terms as may be considered appropriate, consistent with the objectives of the 
conditions and s106 terms being achieved. 
 
However, in the event that all parties do not enter into a legal agreement to secure obligations 
set out in Table 1 – Financial contributions summary and Appendix B by 2nd November 2015 
(or any minor amendments referred in (ii) above) or there being any material issues arising 
from the consideration of the SDNPA relating to application SDNP/14/06604/FUL as referred 
to in (a) above then the application shall be referred back to Committee for determination.    
 
 PERMISSION subject to the following conditions: 
 
1 The first Application for the approval of reserved matters shall be made 

within a period of three years from the date of this permission.  All 
subsequent reserved matters shall be submitted no later than 18 years 
from the date of this permission unless otherwise agreed in writing with 
the Local Planning Authority.  
 
The first phase of development hereby approved shall be begun not later 
than five years from the date of this permission or two years from the 
approval of the final reserved matter for the phase, whichever is the later. 
 
The development within any phase of the development hereby permitted 
shall be begun no later than two years from the date of the approval of the 
last reserved matter for that phase, or before the expiration of 18 years 
from the date of this permission, whichever is later. 
 
Reason - To comply with the provisions of Sections 91-95 of the Town 
and Country Planning Act, 1990 (as amended by Section 51 of the 
Planning and Compulsory Purchase Act 2002).   
 

2 The development relating to the Relief Road and the Hogmoor Inclosure 
Suitable Alternative Natural Greenspace (SANG) hereby permitted shall 
be begun before the expiration of three years from the date of this 
planning permission. 
Reason - To comply with Section 91 of the Town and Country Planning 
Act 1990 
 



3 Prior to the submission of any reserved matters and the submission of 
design code document as detailed in condition 7 the applicants shall 
submit a structuring plan covering the whole application area for approval. 
No reserved matters proposals shall be determined until a structured plan 
is approved. The structuring plan shall provide for: 
 
 Block Structure and Character; 
 Route Hierarchy and Connectivity;  
 Spatial Hierarchy; 
 Green Infrastructure; 
 Blue Infrastructure (SuDS); 
 Heritage; 
 Phasing. 
  
All reserved matters submissions will be in accordance with the agreed 
structuring and phasing plans. 
 
Reason - To ensure high standards of urban design are achieved and 
maintained and a comprehensively planned development is designed to 
ensure a coordinated and harmonious integration between land uses, 
built form and spaces to reflect the scale and nature of development.  
 

4 With the exception of the Relief Road and SANGs, no Development 
within a Development Phase shall commence until details of the 
access, appearance and landscaping (which shall accord with the 
principles outlined in the Green infrastructure strategy document DOC 
02b), layout, and scale of development in that phase (herein referred to 
as the "reserved matters") have been submitted to and approved in 
writing by the Local Planning Authority and the development of that 
Development Phase shall be carried out in accordance with the approved 
details. 
 
This condition may be discharged on an individual phase by phase basis.  
 
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) and to ensure a 
comprehensive layout in the interests of proper planning of the area and 
to allow sufficient time to attract future occupiers. To comply with the 
provisions of Section 92 of the Town and Country Planning Act, 1990 (as 
amended by Section 51 of the Planning and Compulsory Purchase Act 
2002). 
 
 
 
 



5 Not withstanding the illustrative phasing plans indicated on plan reference 
33663-LEA693a.dwg (Figure 1.15), prior to the submission of any 
reserved matters application a phasing plan for the whole site shall 
be submitted to and approved in writing by the Local Planning Authority. 
The phasing of each reserved matter stage shall be submitted in 
accordance with the phase thereby approved. Unless otherwise agreed in 
writing with the Local Planning Authority. 
Reason – To ensure the development is built out in a planned manner 
that does not have an undue impact on the town as a consequence of the 
development construction.  
 
Officer Comment, this condition maybe superseded if satisfactory phasing 
provisions are made in the structuring plan. 
 

6 Prior to the submission of any Reserved Matters for each 
Development Phase (with the exception of the Relief Road and SANGs, 
and other advance works, infrastructure, servicing and utilities), a Design 
Code, based upon the Structuring Plan document (detailed in condition 3 
above) for the Development Phase shall be submitted to, and approved in 
writing by the Local Planning Authority. The Design Code shall take 
account of Core Structuring plan principles and for each Development 
Phase, will need to demonstrate that it complies with the Structuring Plan 
and Parameters Plans. The Design Code for each Development Phase 
shall include the following:  
 
1) Extent of the Contextual Area, its character, role, views, and 
relationship to other Contextual Areas; 
2) High-level block types and principles to establish its urban 
structure and built-form characteristics, building heights, building 
typologies, and structure of public spaces private spaces, leading to 
understanding of delivery of stated densities; 
3) Retention, representation, acknowledgement or interpretation of 
the site's built and cultural heritage  and former uses; 
4) Movement hierarchy, including principles of street hierarchy, 
adoption of highway infrastructure and typical street cross sections, 
building frontage and plot boundary set-backs, locations, variation and 
treatment; 
5) Any key groupings /buildings at focal points including relevant key 
height, scale, form building materials and design features, and broad 
location of adaptable dwellings and self-build or custom-build dwellings; 
6) Design approach to open spaces and the public realm, including 
materials palette, signage, accommodating utilities and servicing (visual 
elements and locations) and for other street furniture, and the integration 
of green infrastructure; 
7) Treatment of development edges along site boundaries and green 
spaces; 



8) The overall approach to incorporation of ancillary infrastructure; 
9) Car and cycle parking layout principles for all uses and building 
types; 
10) Design for servicing and public transport for all uses and 
development areas; 
11) Innovative solutions to a range of environmental issues, to 
maximise resource efficiency and climate change adaptation through 
external or internal features, passive means, such as: landscape 
contribution, layout/ orientation, massing, and external building features;  
12) Details of measures to minimise opportunities for crime. 
 
Unless the Local Planning Authority agree otherwise, future Reserved 
Matters applications for a Contextual Area shall be in general accordance 
with the principles of the Design Code for that Contextual Area or any 
subsequent Design Code approved by the Local Planning Authority. 
 
Reason - To ensure high standards of urban design are achieved and 
maintained and a comprehensively planned development is designed to 
ensure a coordinated and harmonious integration between land uses, 
built form and spaces to reflect the scale and nature of development. 
 

7 The reserved matters for each Development Phase should accord with 
the Development Parameter Plans (Applications Boundary Plan Figure 
1.5), Land Use Plan Figure 1.6, Town Centre Figure 1.6a, Residential 
Density Plan Figure 1.7, Storey Heights Plan Figure 1.8, Open Space 
(including SANGS) Figure 1.10, Building Retention/Demolition plan Figure 
1.11). 
Reason - To ensure high standards of urban design are achieved and 
maintained and a comprehensively planned development is designed to 
ensure a coordinated and harmonious integration between land uses, 
built form and spaces to reflect the scale and nature of development. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



8 No development within a development phase (including the relief 
road or demolition works) shall commence on site until full details of 
all bat mitigation (including details of increased level (increased from 5% 
to a minimum of 10%) of bat tiles and cavity wall boxes within the 
development), compensation, enhancement and monitoring measures (to 
be informed as necessary by up-to-date survey and monitoring 
assessments) required for each Development Phase reserved matters 
application (including both ecological works directly related to that 
reserved matters area and any works associated with that area but lying 
outside of the boundary of that area) shall be submitted for approval to 
the Local Planning Authority. Such details shall be in accordance with the 
outline bat mitigation, compensation, enhancement and monitoring 
measures detailed within the Environmental Statement Chapter 12: 
Biodiversity (AMEC, November 2014) plus all relevant appendices, plans 
and technical drawings. Any such approved measures shall thereafter be 
implemented in strict accordance with the agreed details and with all 
measures maintained in perpetuity, unless otherwise agreed in writing by 
the Local Planning Authority. In addition, detailed monitoring reports shall 
be submitted annually to the LPA in accordance with the details contained 
within the ES Biodiversity chapter. 
 
This condition may be discharged on an individual Development Phase 
basis. 
 
Reason - To provide ecological protection, compensation and 
enhancement in accordance with Conservation Regulations 2010, Wildlife 
& Countryside Act 1981, NERC Act 2006, NPPF and Policy CP21 of the 
East Hampshire District Local Plan: Joint Core Strategy. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



9 No development within a Development Phase (including the relief 
road or demolition works) shall commence on site until full details of 
all ecological mitigation, compensation and enhancement measures (to 
be informed as necessary by up-to-date survey and assessment) and on 
going monitoring of mitigation measures required for each reserved 
matters application (including both ecological works directly related to that 
Development Phase reserved matters area and any works associated 
with that area but lying outside of the boundary of that area) shall be 
submitted for approval to the Local Planning Authority. Such details shall 
be in accordance with the ecological mitigation, compensation and 
enhancement measures detailed within the Environmental Statement 
(AMEC, November 2014) and its various appendices and subsidiary 
reports, as well as the Habitats Regulations Assessment (AMEC, 
November 2014) and the Hogmoor Inclosure SANG Management Plant 
(AMEC, November 2014). Any such approved measures shall thereafter 
be implemented in strict accordance with the agreed details and with all 
measures maintained in perpetuity, unless otherwise agreed in writing by 
the Local Planning Authority. 
 
In addition, detailed monitoring reports shall be submitted annually to the 
LPA in accordance with the details contained within the ES Biodiversity 
chapter. 
 
This condition may be discharged on an individual Development Phase 
basis. 
 
Reason - To provide ecological protection, compensation and 
enhancement in accordance with Conservation Regulations 2010, Wildlife 
& Countryside Act 1981, NERC Act 2006, NPPF and Policy CP21 of the 
East Hampshire District Local Plan: Joint Core Strategy. 
 

10 No development within a Development Phase (including demolition 
works) shall take place until the applicant has submitted, and the Local 
Planning Authority has approved, a written scheme for the programme of 
archaeological evaluation within that Development Phase area. The 
development shall then be implemented in accordance with the agreed 
scheme 
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. 
 
 
 
 
 
 



11 No development within a Development Phase (including demolition 
works) shall take place until the applicant has submitted, and the Local 
Planning Authority has approved, a written scheme for the programme of 
archaeological mitigation within that Development Phase area. The 
development shall then be implemented in accordance with the agreed 
scheme. 
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  
 

12 No development within a Development Phase (including demolition 
works) shall take place until the applicant has submitted, and the Local 
Planning Authority has approved, a Written Scheme for recording all 
historic assets within that Development Phase area. The development 
shall then be implemented in accordance with the agreed scheme 
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  
 

13 Following completion of archaeological fieldwork within a Development 
Phase a report shall be produced in accordance with an approved 
programme including where appropriate post-excavation assessment, 
specialist analysis and reports, publication and public engagement related 
to that Development Phase area and submitted to the Local Planning 
Authority. 
Reason - To contribute to the knowledge and understanding of past uses 
and activities on site by ensuring that opportunities are taken to capture 
evidence from the historic environment and to make this publicly available 
 

14 No Development (save for Demolition Works) within a Development 
Phase shall commence  until details of a scheme for foul and surface 
water drainage, based on the agreed Flood Risk Assessment Appendix 
13a Version 1.1 dated 3 December 2014 and including details of a 
scheme to prevent surface water from the site discharging on to the 
adjacent highway for that Development Phase, has been submitted to and 
approved in writing by the Local Planning Authority in consultation with 
Thames Water and the Environment Agency.  
 
 
 
 
 
 
 



Where the development is to be carried out in a phased approach an 
overall Surface Water Plan shall be submitted. Each phase shall be 
demonstrated within it showing that should one phase not be constructed 
that there will be no detriment or increase in flood risk to the site or area 
as a whole. The scheme shall subsequently be implemented in 
accordance with the approved details before the development is 
completed. 
 
The drainage strategy should demonstrate the surface water run-off 
generated up to and including the 1 in 100 year with an allowance for 
climate change critical storm will not exceed the run-off from the 
undeveloped site following the corresponding rainfall event. Such details 
should include provision for all surface water drainage from parking areas 
and areas of hardstanding. The development in each Development Phase 
shall be carried out in accordance with the approved details before any 
part of the development in that Development Phase is occupied and 
shall be retained thereafter. 
 
Reason - To ensure adequate provision for drainage. 
Note: The applicant is requested to contact the Council's Drainage 
Consultant, Thames Water and the Environment Agency as soon as 
possible regarding the above condition.  
 

15 Piling or any other foundation designs using penetrative methods shall not 
be permitted other than with the express written consent of the Local 
Planning Authority, which may be given for those parts of the site where it 
has been demonstrated that there is no resultant unacceptable risk to 
groundwater. The development shall be carried out in accordance with 
the approved details. 
Reason - There is the potential for contamination in the made ground on 
site. Piling through this material could potentially cause contaminants to 
migrate down to the water table. The applicant should consider the best 
method of piling to reduce the risks to controlled waters. 
 

16 No development shall take place until the a scheme for the proposed 
realignment of and enhancements to the Oxney Drain and Oxney Moss is 
submitted to and approved in writing by the local planning authority. The 
works should be carried out in accordance with this scheme. 
The scheme shall include the following features: 
 In-channel enhancements including the addition of gravels and woody 

debris, to create riffles and pools and other natural geomorphological 
features. 

 Bank re-grading/re-profiling and the creation of a two-stage channel in 
specific locations. 

 All new planting within the channel and within 5m of the channel 
should be locally native species of UK provenance. 



 All new stream crossings to be clear-spanning, to retain a wildlife 
corridor beneath them. 

 The removal of a number of culverts that are no longer required - 
stream to be reinstated to a natural profile. 

 Upgraded road culverts and all other road culverts with sufficient 
headroom, to be fitted with mammal ledges for the safe passage of 
mammals such as otters. Ledges to have steps or ramps at both ends 
and associated otter fencing to prevent animals from accessing the 
roads. Ledges should be a minimum of 300m wide and be located as 
high above the water level as possible with a minimum 600mm 
headroom. 

 
Reason - To ensure that the proposed realignment and enhancements to 
the Oxney Drain and Oxney Moss are developed in a way that contributes 
to the nature conservation value of the site in accordance with the 
National Planning Policy Framework paragraph 109, which requires the 
planning system to aim to conserve and enhance the natural and local 
environment by minimising impacts on biodiversity. Paragraph 118 of the 
NPPF also states that opportunities to incorporate biodiversity in and 
around developments should be encouraged.  
 

17 No development shall take place until a scheme for the provision and 
management of a 5 metre wide buffer zone alongside the Oxney Drain 
and Oxney Moss is submitted to and agreed in writing by the local 
planning authority. Thereafter the development shall be carried out in 
accordance with the approved scheme and any subsequent amendments 
shall be agreed in writing with the local planning authority. The buffer 
zone scheme shall be free from built development including car parks, 
lighting, domestic gardens and formal landscaping and will form a vital 
part of green infrastructure provision. The scheme shall include: 
 
 plans showing the extent and layout of the buffer zone. The 5m zone 

shall be measured from the channel edge where the surrounding land 
has been artificially built up, or the channel has been artificially cut 
down, but from the bank top where there is a natural bank profile. 

 details of any proposed planting scheme, which should be locally 
native species of UK genetic provenance. 

 details demonstrating how the buffer zone will be protected during 
development (such as temporary fencing), including pollution 
prevention measures. 

 details demonstrating how the buffer zone will be managed and 
maintained over the longer term including adequate financial provision 
and named body responsible for management. Production of a 
detailed management plan, which could be part of a larger Landscape 
Management Plan for the entire site. 
 



 details of any proposed footpaths, fencing, lighting etc. To reduce light 
spill into the river corridor, all artificial lighting should be directional and 
focused with cowlings - for more information see the Institution of 
Lighting Professionals 'Guidance Notes for the Reduction of Obtrusive 
Light': https://www.theilp.org.uk/documents/obtrusive-light/ 

 
Reason - Development that encroaches on watercourses has a potentially 
severe impact on their ecological value. Land alongside watercourses is 
particularly valuable for wildlife and it is essential this is protected. 
 

18 No Development within a Development Phase shall commence until 
a detailed method statement for removing or the long-term management / 
control of Japanese knotweed (Fallopia Japonica) within that 
Development Phase has been submitted to and approved in writing by the 
Local Planning Authority. The method statement shall include measures 
that will be used to prevent the spread of Japanese knotweed during any 
operations e.g. mowing, strimming or soil movement. It shall also contain 
measures to ensure that any soils brought to the site are free of the seeds 
/ root / stem of any invasive plant listed under the Wildlife and 
Countryside Act 1981, as amended. Development shall proceed in 
accordance with the approved method statement. 
 
This condition may apply to individual phases of development.  
 
Reason - This condition is necessary to prevent the spread of Japanese 
knotweed which is an invasive species in accordance with paragraph 109 
of the National Planning Policy Framework (NPPF). 
 

19 Save for the development of the Relief Road, no Development within 
a Development Phase shall commence until plans and particulars 
showing the detailed proposals for the number, type, location and style of 
cycle parking/storage to be provided on that Development Phase have 
been submitted to and approved by the Local Planning Authority in 
writing. Prior to first occupation of each Development Phase  the cycle 
parking/storage within that phase shall be provided in accordance with 
approved plans.  
 
This condition may be discharged on an individual phase basis. 
 
Reason - To reduce the reliance on the private car. 
 
 
 
 
 
 

https://www.theilp.org.uk/documents/obtrusive-light/


20 No Development (save for Demolition Works) within a Development 
Phase shall commence until the following details have been submitted 
to and approved in writing by the Local Planning Authority, in consultation 
with the Environment Agency:- 
(a)   a scheme outlining a site investigation and risk assessments 
designed to assess the nature and extent of any contamination on the 
site.  
(b)   a written report of the findings which includes, a description of the 
extent, scale and nature of contamination, an assessment of all potential 
risks to known receptors, an update of the conceptual site model (devised 
in the desktop study), identification of all pollutant linkages and unless 
otherwise agreed in writing by the Local Planning Authority and identified 
as unnecessary in the written report, an appraisal of remediation options 
and proposal of the preferred option(s) identified as appropriate for the 
type of contamination found on site. 
and (unless otherwise first agreed in writing by the Local Planning 
Authority) 
(c)   a detailed remediation scheme designed to bring the site to a 
condition suitable for the intended use by removing unacceptable risks to 
human health, buildings and other property and the natural and historical 
environment. The scheme should include all works to be undertaken, 
proposed remediation objectives and remediation criteria, timetable of 
works, site management procedures and a verification plan outlining 
details of the data to be collected in order to demonstrate the completion 
of the remediation works and any arrangements for the continued 
monitoring of identified pollutant linkages. 
The above site works and details submitted shall be in accordance with 
the approved scheme and undertaken by a competent person in 
accordance with DEFRA and the Environment Agency's 'Model 
Procedures for the Management of Land Contamination, CLR 11'. 
 
This condition may be discharged on an individual phase basis. 
Reason - This is a sensitive location for the protection of controlled 
waters. There is a shallow water table beneath the site in the Folkestone 
Formation principal aquifer and Sandgate Formation secondary aquifer.  
The Environmental Statement and Land Quality report (appendix 14) 
have found that the site is contaminated and requires additional site 
investigation and risk assessment for the protection of groundwater. 
Therefore this will need to be completed for every phase of the 
development. This is also important for the route of the new proposed 
relief road as we will need more information on Land Contamination along 
the route of the new road and the use of any infiltration to ground 
proposed. In principal we are satisfied with the SUDs network suggested 
but if any of the ponds, swales or detention basins are going to infiltrate to 
ground, further formation will be required on the depth to groundwater, 
base of the feature and if there is any contamination in the ground. 



21 Prior to occupation of a Development Phase and unless otherwise first 
agreed in writing by the Local Planning Authority, in consultation with the 
Environment Agency, a verification report demonstrating the effectiveness 
of the remediation works carried out and a completion certificate 
confirming that the approved remediation scheme has been implemented 
in full in that Development Phase shall be submitted to and approved in 
writing by the Local Planning Authority.  
The verification report and completion certificate shall be submitted in 
accordance with the approved scheme and undertaken by a competent 
person in accordance with DEFRA and the Environment Agency's 'Model 
Procedures for the Management of Land Contamination, CLR 11'. 
 
This condition may be discharged on an individual phase basis.   
 
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 waters, 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 
CP27 of the East Hampshire District Local Plan: Joint Core Strategy. 
 

22 All development on a Development Phase shall be stopped 
immediately in the event that contamination not previously identified is 
found to be present on that Development Phase, and details of the 
contamination shall be reported immediately in writing to the Local 
Planning Authority.   
 
Development on that Development Phase shall not re-start until the 
following details have been submitted to and approved in writing by the 
Local Planning Authority, in consultation with the Environment Agency:- 
(a)   a scheme outlining a site investigation and risk assessments 
designed to assess the nature and extent of any contamination on the 
site.  
(b)   a written report of the findings which includes, a description of the 
extent, scale and nature of contamination, an assessment of all potential 
risks to known receptors, an update of the conceptual site model (devised 
in the desktop study), identification of all pollutant linkages and unless 
otherwise agreed in writing by the Local Planning Authority and identified 
as unnecessary in the written report, an appraisal of remediation options 
and proposal of the preferred option(s) identified as appropriate for the 
type of contamination found on site and (unless otherwise first agreed in 
writing by the Local Planning Authority) 
 
 
 
 



(c)   a detailed remediation scheme designed to bring the site to a 
condition suitable for the intended use by removing unacceptable risks to 
human health, buildings and other property and the natural and historical 
environment. The scheme should include all works to be undertaken, 
proposed remediation objectives and remediation criteria, timetable of 
works, site management procedures and a verification plan outlining 
details of the data to be collected in order to demonstrate the completion 
of the remediation works and any arrangements for the continued 
monitoring of identified pollutant linkages; 
 
and before any part of the relevant Development Phase is occupied 
or used (unless otherwise first agreed in writing by the Local Planning 
Authority) a verification report demonstrating the effectiveness of the 
remediation works carried out and a completion certificate confirming that 
the approved remediation scheme has been implemented in full in that 
Development Phase shall both have been submitted to and approved in 
writing by the Local Planning Authority.  
 
The above site works, details and certification submitted shall be in 
accordance with the approved scheme and undertaken by a competent 
person in accordance with DEFRA and the Environment Agency's 'Model 
Procedures for the Management of Land Contamination, CLR 11'. 
This condition may apply to individual phases of development.  
 
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 waters, 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 
CP27 of the East Hampshire District Local Plan: Joint Core Strategy.  
 

23 No Development within a Development Phase including demolition 
shall commence until a Construction Traffic Management Plan, to 
include details of provision to be made on site for contractor's parking, 
construction traffic access, the turning of delivery vehicles and lorry 
routeing as well as provisions for removing mud from vehicles and a 
programme of works, has been submitted to and approved in writing by 
the Local Planning Authority.  
 
 Restriction on arrival/departure of construction vehicles attending the 

site between 08.00-09.00 and 17.00-18.00 A restriction during the PM 
school peak may also be required for some elements. 

 Details of the land use area 
 Details of pedestrian and vehicular access points and how these are 

to be segregated within the development 
 



 Measures to segregate construction traffic from other traffic utilising 
the site. 

 The type, volume and frequency of Construction traffic movements for 
each phase. 

 The number of staff anticipated to be working on site and details of 
parking arrangements. 

 Construction traffic routing to utilise the strategic highway network. 
 Details of how construction traffic routing will be monitored and 

enforced in order to ensure this does not impact on surrounding 
villages 

 Swept path analysis for construction vehicles 
 A travel plan for the workforce including the promotion of car sharing 
 
The approved details shall be implemented throughout the duration of 
construction in that Development Phase.  
 
This condition may be discharged on an individual phase basis. 
 
Reason - In the interests of highway safety.  
 

24 No Development within a Development Phase shall commence until 
an Arboricultural Implications Assessment and Arboricultural Method 
Statement (including finalised tree retention and tree removal plans, 
based upon up to date and accurate tree survey), has been submitted to 
and approved in writing by the Local Planning Authority.  The approved 
details shall be fully implemented on that Development Phase, in 
accordance with guidance and recommendations of BS 5837:2012. 
 
This condition may be discharged on an individual phase basis. 
 
Reason - To ensure due consideration to the protection of the retained 
trees on site.  
 

25 No Development within a Development Phase shall commence until 
protective fencing has been erected around all trees, shrubs and other 
natural features not scheduled for removal within that Development 
Phase.  Details shall be agreed in writing by the Council's Arboricultural 
Officer and shall be retained for the duration of the works and shall be in 
accordance with the recommendations of BS5837:2012 unless otherwise 
agreed in writing by the Local Planning Authority. 
No unauthorised access or placement of goods, fuels or chemicals, soil 
or other materials shall take place inside the fenced area. 
No burning of materials shall take place where it could cause damage 
to any tree or tree group to be retained on the site or on land adjoining. 
No soil levels within the root protection area of the trees/hedgerows to 
be retained shall be raised or lowered.  



 
This condition may be discharged on an individual phase basis. 
 
Reason - To ensure that trees, shrubs and other natural features to be 
retained are adequately protected from damage to health and stability.  
 

26 No development shall start on the relief road until a fully detailed 
landscape and planting scheme for the relief road phase of development 
has been submitted to and approved in writing by the 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 of 
the relief road, unless otherwise first agreed in writing by the 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 otherwise first agreed in writing 
by the 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 the amenity of the immediate locality and existing trees. 
 

27 No Development within a Development Phase shall commence until a 
Construction Environmental Management Plan has been submitted to, 
and approved in writing by, the Local Planning Authority in consultation 
with the Minerals and Waste Planning Authority and the Environment 
Agency. This shall deal with the treatment of any environmentally 
sensitive areas, their aftercare and maintenance as well as a plan 
detailing the works to be carried out showing how the environment will be 
protected during the works. Thereafter all works for that Development 
Phase shall be carried out in accordance with the approved Statement 
throughout the construction period. 
 
The Statement shall provide for: 
 
i) The parking of vehicles of site operatives and visitors 
ii) Loading and unloading of plant and materials ( including times) 
iii) Storage of plant and materials used in constructing the development 
iv) Wheel washing facilities 
v) Measures to control the emission of dust and dirt during construction 
vi) Measures to control noise and vibration during construction 
vii) Locations and measures to control the emissions where in situ 
bioremediation or soil washing takes place. 
 



viii) A method for ensuring that such minerals that can be viably 
recovered during the development operations are so recovered and put to 
beneficial use, such use to be referred to the Minerals Planning Authority 
for agreement, such agreement not to be unreasonably refused 
ix) A method to record the quantity of recovered mineral (re-use on site or 
off site) 
x) Hours of operation and working 
xi) The timing of the works 
xii)The measures to be used during the development in order to minimise 
environmental impact of the works, considering both potential disturbance 
and pollution 
xiii) Any necessary pollution protection methods  
xiv) Information on the persons/bodies responsible for particular activities 
associated with the method statement that demonstrates they are 
qualified for the activity they are undertaking. 
 
The works shall be carried out in accordance with the approved method 
statement. 
 
Given the site will be developed in phases, the submission of this 
information can be agreed on a phase by phase basis. Any submission 
needs to take account of the current land usage, surrounding the 
development, present through the entire construction phase. 
 
Reason - In order that the Local Planning Authority can properly consider 
the effect of the works on the amenity of the locality. This condition is 
necessary to ensure the protection of wildlife and supporting habitat and 
secure opportunities for the enhancement of the nature conservation 
value of the site in line with national planning policy and compliance with 
the Hampshire Minerals and Waste Plan policies. 
 

28 Prior to the occupation of any employment building a scheme of 
operating hours, servicing arrangements and external storage for that 
building shall be submitted to the Local Planning Authority for approval. 
Opening hours and outside operations and external storage shall 
subsequently be in accordance with the approved scheme. 
Reason - In order that the Local Planning Authority can properly consider 
the effect of the proposed use on the amenity of the locality and future 
occupants of the proposed residential units.  
 
 
 
 
 
 
 



29 No development within a Development Phase (other than the relief 
road or demolition works) shall begin until a scheme for protecting the 
proposed dwellings from noise from the relief road has been submitted 
and approved by the Local Planning Authority.  Any works which form part 
of the scheme approved by the Authority shall be completed before any 
permitted dwelling is occupied unless an alternative period is agreed in 
writing by the Authority. 
 
This condition may be discharged on an individual Development Phase 
basis. 
 
Reason - In order that the Local Planning Authority can properly consider 
the effect of the proposed use on the amenity of the locality and future 
occupants of the proposed residential units. 
 

30 Noise from fixed plant at commercial/employment premises i.e. all fixed 
plant, machinery and equipment associated with air moving equipment, 
compressors, generators etc. shall not be installed, unless with written 
permission from the local planning authority.   
Reason - In order that the Local Planning Authority can properly consider 
the effect of the proposed use on the amenity of the locality and future 
occupants of the proposed residential units. 
 

31 Applications for the approval of reserved matters in respect of Phase 1 (to 
include pitch improvements and new changing pavilion at BOSC, 
provision of secondary school playing field including 3G pitch and primary 
school playing field) shall be made within a period of three years from the 
date of this permission. The development permitted as part of Phase 1 
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. 
 

32 No development at Bordon Garrison rugby pitch and cricket pitch shall 
commence until the Phase 1 sports facilities and playing field provision (to 
include pitch improvements and new changing pavilion at B.O.S.C, 
provision of secondary school playing field including 3G pitch and primary 
school playing field) is provided and made fully operational. 
Reason - To ensure the satisfactory quantity, quality and accessibility of 
compensatory provision which secures a continuity of use. 
 



33 No development shall commence in respect of the second development 
phase until all Phase 1 sports facilities and playing field provision (to 
include pitch improvements and new changing pavilion at BOSC, 
provision of secondary school playing field including 3G pitch and primary 
school playing field) has been built and made fully operational unless 
otherwise agreed in writing by the Local Planning Authority. 
Reason - To ensure the satisfactory quantity, quality and accessibility of 
compensatory provision which secures a continuity of use. 
 

34 No dwellings hereby approved shall be occupied until: 
i) the works to provide the SANG as detailed in the Hogmoor Inclosure 
SANG Management Plan, and the access provision to the SANG are 
complete and the SANG is made available for use by the public. 
ii) Management provision for the SANG as detailed in the Hogmoor 
Inclosure SANG management plan is established. 
Reason - To ensure that the mitigation measures required to offset the 
adverse impact of the proposals on the local European protected sites 
and species are satisfactorily implemented. 
 

35 No Development within a Development Phase (other than the relief 
road or demolition works) shall commence until details of an external 
lighting scheme for that Development Phase, have been submitted to, 
and approved in writing by, the Local Planning Authority. The external 
lighting plan for that Development Phase, must comply with the Guidance 
for the Reduction of Obtrusive Light criteria "E2" (Institute of Lighting 
Professionals, GN01:2011). The approved details shall be implemented 
as approved prior to first occupation of that Development Phase. 
 
This condition may be discharged on an individual phase basis.  
 
Reason - To protect the visual amenity within the locality and to minimise 
the light pollution affecting the night sky. 
 

36 No more than 16,000 sq m gross floorspace within the town centre shall 
be within Use Class A1 (retail, hairdressers, travel agents etc), of which 
not more than 5,000 sq.m gross should be occupied by the proposed 
anchor food store and not more than 10,000 sq. m gross should be 
occupied by comparison goods retailer.  
 
With the exception of the proposed 5,000 sq. m food superstore, the size 
of the other Class A1 units located within the Town Centre shall not 
exceed 500 sq m gross floor space.  
 
At any one time, the amount of floorspace occupied by Class A2 to A5 
uses within the Town Centre should range between 3,000 and 5,000 sq. 
m gross.  



Reason - To ensure the scale of the development is appropriate to the 
size and location of the store and would not harm the retail function of the 
town. 
 
Note to applicant: The flexible town centre uses proposed in the 
application are not agreed.  
 
Officer comment - Further discussion concerning the detail and make up 
of the town centre may evolve as part of the town centre strategy and its 
content may supersede the conditions listed above.   
 

37 Prior to the submission of any reserved matters application, details of a 
strategy securing the delivery of employment land (10,000 sqm 
floorspace), town centre (between 16,000 and 23,000 sq m floorspace) 
and the use of existing buildings on site for meanwhile employment uses 
shall be submitted to and approved in writing by the Local Planning 
Authority. The delivery of the strategies shall be implemented as 
approved. 
Reason - To ensure the delivery of employment land and jobs in 
accordance with policies CSWB2 and CSWB3 of the East Hampshire 
District Local Plan: Joint Core Strategy.   
 
Officer note - The details to secure the employment land and town centre 
are likely to be included as part of the legal agreement and therefore this 
condition may well be superseded. 
 

38 Notwithstanding the details of the building retention/demolition plan, 
referenced figure 1.11 on plan 33663-LEA046d.dwg, the Sandhurst Block, 
Sergeants Mess shall be retained unless there is robust viability or 
technical justification submitted and agreed in writing by the Local 
Planning Authority. The viability and technical cases will be independently 
assessed and funded by the developer.  
Reason - To protect the buildings on site identified as being of significant 
heritage value. 
 

39 Notwithstanding the details of the Hogmoor SANG Car park and Access 
Plan (Figure 1.12a plan reference 33663-LEA760k.dwg) prior to the 
commencement of works relating to the implementation of the Hogmoor 
Inclosure SANG details to provide 45 car parking spaces, including 5 
disabled car parking spaces, shall be submitted to and approved in writing 
by the Local Planning Authority. The car parking shall be provided prior to 
the first occupation of any development phase in accordance with the 
approved details. 
Reason - To ensure adequate car parking is provided for visitors to the 
Hogmoor Inclosure SANG. 
 



40 Prior to the commencement of works relating to the Hogmoor Inclosure 
SANG, details of signage and the text for the information boards relating 
to and promoting the SANG shall be submitted to and approved in writing 
by the Local Planning Authority. Details shall be implemented as 
approved. 
Reason - To protect European protected sites from further visitors using 
sites within 400m of the Special Protection Area. In accordance with 
Conservation Regulations 2010, Wildlife & Countryside Act 1981, NERC 
Act 2006, NPPF and Policy CP21 of the East Hampshire District Local 
Plan: Joint Core Strategy. 
 

41 Prior to the first occupation of any residential dwellings, the bat bunkers, 
as referenced in the Hogmoor Inclosure Management Plan and detailed 
on Figure 1.12q plan reference 33663-LEA756.dwg shall be installed 
within the Hogmoor Inclosure in the locations as indicated on Figure 1.12 
and plan reference 33663-LEA373K.dwg pendw.  
Reason - To ensure appropriate bat mitigations measures are delivered at 
an early phase of development. 
 

42 Prior to the first occupation of the development, details of mitigation 
strategy restricting visitors to the European Protected sites from non 
residential development within 400m of the Special Protection Area shall 
be submitted to and approved in writing by the Local planning Authority. 
The details shall be implemented as approved. 
Reason - To protect European protected sites from further visitors using 
sites within 400m of the Special Protection Area. In accordance with 
Conservation Regulations 2010, Wildlife & Countryside Act 1981, NERC 
Act 2006, NPPF and Policy CP21 of the East Hampshire District Local 
Plan: Joint Core Strategy.   
 

43 Prior to the Commencement of Development, details of the specification, 
proposed location and time scale for delivery of the skate park shall be 
submitted to and approved in writing by the Local Planning Authority. The 
skate park shall be provided prior to the redevelopment of the existing 
skate park and shall be built in accordance with the approved details. 
Reason - To ensure adequate reprovision of children's skate park, lost as 
a consequence of development is provided within the development area.  
 

44 Prior to the commencement of development relating to Hogmoor 
Inclosure SANG, details of the dog training area, including details of when 
the facility will be provided managed and maintained shall be submitted to 
and approved in writing by the Local Planning Authority. The dog training 
area shall be provided prior to first occupation of the development and 
implemented as approved. 
 
 



Reason - To provide an dog training area to replace the shared area lost 
as a consequence of the revisions to the SANG car park subject to 
condition 42. 
 

45 No tree, or hedge within the application site shall be topped, felled, 
destroyed or damaged , with the exception of the trees detailed (to be 
felled) in the tree survey contained within the Green Infrastructure 
Strategy Annex A (reference DIO/HPA/DOC/02b, November 2014), or as 
may be agreed in writing by the Local Planning Authority. 
Reason - To preserve the amenity visual amenity of the locality. 
 

46 Prior to the commencement of works relating to Hogmoor inclosure 
details of the implementation, location and type of artificial bird boxes to 
be sited within Hogmoor Inclosure and other woodland areas are 
submitted to and approved in writing by the Local Planning Authority. The 
bird boxes shall be provided in accordance with the approved details. 
Reason - To protect and preserve the local bird population. 
 

47 Officers shall report an additional condition on the supplementary matters 
sheet to achieve the sustainability performances for the new dwellings. 
 

48 The development hereby permitted shall be carried out in accordance 
with the following approved plans and particulars:  
 
Parameter Plans 
 
Figure 1.5 - 33663-LEA156s.dwg -  Application Boundary  
Figure 1.6 - 33663-LEA229pdwg - Land uses plan 
Figure 1.6a - 33663-LEA707a - Town Centre 
Figure 1.7 - 33663-LEA320p.dwg -  Residential Density  
Figure 1.8 - 33663-LEA807.dwg - Storey heights  
Figure 1.10 - 33663-LEA283j.dwg -  Green infrastructure 
Figure 1.11 - 33663-LEA046d.dwg - Building Retention/Demolition plan 
 
SANG Plans 
 
Figure 1.12 - 33663-LEA373k.dwg - SANGS General Arrangement Plan  
Figure 1.12a - 33663-LEA760k.dwg - SANGS Proposed Car Park and 
Access  
Figure 1.12b - 33663-LEA762.dwg - SANGS Proposed Junction 2 
Entrance Arrangements  
Figure 1.12c - 33663-LEA763.dwg - SANGS Proposed Green Loop and 
Green Link Entrance Arrangements 
Figure 1.12d - 33663-LEA046d.dwg - SANGS Proposed Timber Vehicle 
Gate Design 
 



Figure 1.12e - 33663-LEA717.dwg - SANGS Proposed Height Restriction 
and Vehicle Gate plan 
Figure 1.12f - 33663-LEA718.dwg - SANGS Proposed Information Board  
Figure 1.12g - 33663-LEA719.dwg - SANGS Proposed Post and Wire 
Fence  
Figure 1.12h - 33663-LEA720.dwg - SANGS Proposed Timber post and 
Rail Fence  
Figure 1.12i - 33663-LEA721.dwg - SANGS Proposed Timber Directional 
Signage  
Figure 1.12j - 33663-LEA722.dwg - SANGS Proposed Litter Bin  
Figure 1.12k - 33663-LEA723.dwg - SANGS Proposed dog bin  
Figure 1.12l - 33663-LEA724.dwg - SANGS Proposed self-Binding Gravel 
Pedestrian Path  
Figure 1.12m - 33663-LEA725.dwg - SANGS Proposed Gateway 
Entrance Totem  
Figure 1.12n - 33663-LEA726.dwg - SANGS Proposed Seating  
Figure 1.12o - 33663-LEA727.dwg - SANGS Proposed Picnic Bench  
Figure 1.12p - 33663-LEA746.dwg - SANGS Proposed Timber Kissing 
Gate/RADAR locking Gate 
Figure 1.12q - 33663-LEA756.dwg - SANG Proposed Bat Bunker Design 
 
Relief Road Plans 
 
285358AB P2 PD 0100-001 - Relief Road Alignment Phase 2 Section1 
Layout 
285358AB P2 PD 0100-002 - Relief Road Alignment Phase 2 Section1 
Plan and Profile 
285358AB P2 PD 0100-003 - Relief Road Alignment Phase 2 Section2 
Plan and Profile 
285358AB P2 PD 0100-004 - Relief Road Alignment Phase 2 Section3 
Plan and Profile 
285358AB P2 PD 0100-005 - Relief Road Alignment Phase 2 Section4 
Plan and Profile 
285358AB P2 PD 0100-006 - Relief Road Alignment Phase 2 Typical 
Cross section 
285358AB P2 PD 1700-003 - Whitehill & Bordon Relief Road Oxney 
Moss Culvert 
P2 PD 0500-001 - Proposed Drainage Layout Relief Road Phase 2 
P2 PD 0500-002 - Proposed Drainage Layout Relief Road Phase 2 
P2 PD 0500-003 - Proposed Drainage Layout Relief Road Phase 2 
P2 PD 0500-004 - Proposed Drainage Layout Relief Road Phase 2 
P2 PD 0500-005 - Proposed Drainage Layout Relief Road Phase 2 
P2 PD 0500-006 - Proposed Drainage Layout Relief Road Phase 2 
P2 PD 3000-001 Rev A - Relief Road Alignment Phase 2 Landscape 
Design Plan 
 



P2 PD 3000-002 Rev A - Relief Road Alignment Phase 2 Landscape 
Design Plan 
P2 PD 3000-003 Rev A - Relief Road Alignment Phase 2 Landscape 
Design Plan 
 
Illustrative Plans 
 
Figure 1.9 - 33663-LEA230n.dwg - Access and Movement Hierarchy 
Figure 1.13 - 33663-LEA267h.dwg - Illustrative SUDS network  
Figure 1.14 - 33663-LEA650a.dwg - Illustrative Masterplan 
Figure 1.15 - 33663-LEA693a.dwg - Indicative Phasing plan 
 
Other information Plans 
 
Figure 1.1a - 33663-LEA034h.dwg - Site Context Plan 
Figure 1.1b - 33663-LEA485.dwg - Location Plan 
Figure 1.2 - 33663-LEA390c.dwg - Topography Plan 
Figure 1.3 - 33663-LEA35b.dwg - Landownership Plan 
Figure 1.4 - 33663-LEA034h.dwg - Aerial Photograph with HPA red Line 
Boundary indicated 
33663-LEA722a.dwg - Figure 1.16 - Plan Illustrating the HPA boundary in 
context  
 
LEA811 - Figure 1.17 - HPA application site Land within EHDC 
Administrative Boundaries 
LEA812 - Figure 1.18 - HPA application site Land within SDNPA 
Administrative Boundaries 
 
Reason - To ensure provision of a satisfactory development  
 
 

 Condition Definitions 
 
"Core retail and Mixed use Town Centre" means that part of the 
application site coloured red on Figure 1.6 Land Use Parameter Plan plan 
reference 33663-LEA229p.dwg RattD. 
 
"Demolition Works" means the works of demolition identified on Figure 
1.11 plan reference 33663-LEA046d.dwg - notwithstanding the potential 
meanwhile use of existing buildings.  
 
"Development" means the development hereby permitted. 
 
 
 
 



"Development Phase" means a phase of the development phases 
identified on figure 1.15 indicative Phasing Plan or such other part or 
phases of the Development as may be agreed in writing with the Local 
Planning Authority (NB any variations to the phasing from  that shown in 
fig. 1.15 will need to be demonstrated to be consistent with the phasing as 
assessed in the Environmental Statement and in particular may not give 
rise to new or significantly different environmental effects) 
 
"Ecology Mitigation Area" means that part of the application site coloured 
pale green cross hatched and termed "Ecology Mitigation Area" on Figure 
1.6 Land Use Parameter Plan plan reference 33663-LEA229p.dwg RattD. 
 
"Employment Land" means that part of the application site coloured 
purple on Figure 1.6 Land Use Parameter Plan plan reference 33663-
LEA229p.dwg RattD. 
 
"Green infrastructure" means that part of the application site coloured 
pale green  and termed 'green infrastructure'  on Figure 1.6 Land Use 
Parameter Plan plan reference 33663-LEA229p.dwg RattD. 
 
"Relief Road" means that part of the Development comprising the relief 
road which is hereby granted detailed planning permission. 
 
"Residential Land" means that part of the application site coloured yellow 
and termed "housing" on Figure 1.6 Land Use Parameter Plan plan 
reference 33663-LEA229p.dwg RattD. 
 
"SANG" means that part of the application site coloured Dark Green and 
diagonal hatched on Figure 1.6 Land Use Parameter Plan plan reference 
33663-LEA229p.dwg RattD. 
 
"Secondary and Primary Schools (including sport pitches) coloured 
orange on Figure 1.6 Land Use Parameter Plan plan reference 33663-
LEA229p.dwg RattD. 
 
"Sports Pitches" means that part of the application site coloured light 
green on Figure 1.6 Land Use Parameter Plan plan reference 33663-
LEA229p.dwg RattD.   
 
"Structuring Plan" means a plan which demonstrates how the site can be 
delivered in a comprehensive and co-ordinated way, particularly in terms 
of the necessary supporting infrastructure. The structuring plan will need 
to show the following: 
 The disposition of the main land-uses together with an agreed land 

budget. 
 The access points and primary road network, including the Bus routes. 



 The location of the Town and Local Centres 
 The location of schools 
 The main pedestrian and cycle routes 
 The strategic green infrastructure, including the green corridors linking 

them. 
 The areas proposed for suitable alternative natural greenspace 

(SANGS) 
 The location of strategic utilities infrastructure, including for the supply 

of electricity and disposal of foul water 
 
The Structuring Plan will need to show the relative scale of each of these 
elements and ensure that connections between land uses via both the 
street network and green infrastructure corridors are clearly articulated. 
The plan will need to show all aspects of the green infrastructure including 
the location and types of green space (i.e. parks, semi natural green 
space, sports pitches etc), connections into the wider landscape, the 
locations and scale of the settlement buffers and, sustainable urban 
drainage (SUDS) network.  
 

 
Informative Notes to Applicant: 
 
1 In accordance with paragraphs 186 and 187 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 applications/agents of any issues that may arise in the 

processing of their application and where possible suggesting 
solutions, and, 

 
 by adhering to the requirements of the Planning Charter. 

 
In this instance the applicant and the EHDC have engaged in discussions 
throughout both the pre application stage and during the consideration of 
the application. 
 

2 Please note that there is a Section 106 Agreement that applies to this 
permission. 
 
 
 
 



3 The River Basin Management Plan (RBMP) requires the restoration and 
enhancement of waterbodies to prevent deterioration and promote 
recovery of waterbodies. The development is located in a waterbody that 
is failing Water Framework Directive (WFD) standards, including 
phosphates (waterbody GB106039017750 - Slea). If the development 
uses the existing sewerage network it will have an impact on waterbody 
GB106039017720 (South Wey). The new development should ensure 
that there is no further deterioration in status of either waterbody and that 
it does not prevent the waterbodies from reaching "good" status in the 
future. Information on the status of the waterbody can be found on the 
Catchment Data Explorer here 
(http://environment.data.gov.uk/catchment-planning/). Further information 
on potential measures going into the RBMP can be requested. 
 

4 The applicant is advised that the indicative location of the two allotment 
areas are not acceptable, as indicated in figure 1.6 Land Use Plan, and 
will need to be more closely integrated into the proposed residential 
development areas.  
 

5 The applicant is advised that Reserved matters submissions which vary 
from the land use proposals in the design and access statement must be 
demonstrated not to give rise to any new or different significant 
environmental effects in comparison with the development as approved 
and as assessed in the Environmental Statement. 
 

CASE OFFICER: Adrian Ellis 01730 234222 
——————————————————————————————————————— 
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Detailed elements – Hogmoor Inclosure and Relief Road 
Remainder in Outline 
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Illustrative town centre framework 
 

 



APPENDIX A 
 
The Council commissioned Nathanial Litchfield and Partners (NLP) to provide a high level 
assessment of the Retail Impact Assessment. NLP were also asked to advise on the 
appropriateness of the proposals to provide high quality retail provision sufficient for the town 
as a whole in 20-25 years time and also a community focus of quality and vitality 
commensurate with the aspirational objectives of the regeneration proposals. The NLP 
assessment has drawn the following conclusions.  
 
The proposed food store within the new town centre will be around double the size of the 
existing Tesco, and will be more attractive for main and bulk food shopping. There is potential 
to significantly increase convenience goods retention levels within Whitehill Bordon. NLP 
consider that the new town centre will be more vital and viable if it is anchored by a large food 
store that helps to attract regular customers and generates footfall for other businesses. 
 
In order to effectively anchor the rest of the town centre, it is vital the proposed food store and 
its car park are well connected for pedestrian to the rest of the town centre. In particular the 
food entrance should be positioned where the connection with other retail and service uses is 
maximised i.e. the entrance should not be to the rear of the store, away from the rest of the 
town centre. NLP also advise that it is not essential for the food store or town centre to have 
direct frontage onto the A325, provided they are appropriately signposted from this key main 
road. 
 
The town centre should provide a selection of shops and other non-retail services. The town 
centre should also support a community which is relatively self sufficient, particularly for day 
to day and lower order goods. This is consistent with NPPF guidance that seeks to promote 
competitive town centres that provide customer choice and a diverse retail offer and which 
reflect the individuality of town centres. 
 
The town centre will benefit from being anchored by a large food superstore suitable for main 
and bulk food shopping. A food store of 3,250 sq.m net (5,000 sq.m gross) will be capable of 
attracting main and bulk food shopping trips, and will claw back expenditure leakage from 
Whitehill Bordon to large food store in competing centres e.g. Sainsbury’s stores in Alton and 
Liphook and Tesco in Haslemere. 
 
The total Class A1-A5 floorspace proposed within the town centre is 19,000 sq.m gross, of 
which 26% (5,000 sq.m gross) will be provided within the proposed food store. This scale of 
convenience is in line with the accepted national comparison of 23% of floorspace. The 
proposed food store in the town centre should also be supported by a selection of 
convenience shops, but this provision is unlikely to exceed 500 sq.m gross. The Class A1 
uses could also include non-retail service uses such as post office, dry cleaners, hairdressers, 
travel agent etc). It seems reasonable to assume a maximum of 5,500 sq.m gross (around 
30% of all Class A1 to A5 floorspace could be occupied by Class A1 convenience goods 
uses. 
 



Further work is required to on the approach to delivering employment generating 
development in particular more specific detail regarding a coherent vision for the town centre 
and how this will be brought to market and occupiers sought. How it will bring the employment 
sites to the market and how they will be promoted to potential developer / occupiers.   
 
NLP suggested Mix 
 
The applicant is seeking a flexible planning permission and has not provided an indicative mix 
of uses. A planning permission that technically allows a large food store plus 14,000 sq.m 
gross of unrestricted comparison retail floorspace would not provide a well-balanced town 
centre. It could potentially lead to retail park type development. In order to avoid this scenario, 
NLP recommend introducing planning conditions that control the mix of uses, whilst providing 
sufficient flexibility to the applicant to deliver a viable town centre. 
 
Based on realistic increases in convenience expenditure retention and NLP’s analysis of retail 
impact figures suggest the amount of convenience goods floorspace (5,000 sq.m gross) 
proposed is appropriate. It may also be appropriate to assume some additional small Class 
A1 unit shops will be occupied for small convenience goods retailers. The new town centre 
will be more vital and viable if it is anchored by a large food store. It seems reasonable to 
assume a maximum of 5,500 sq.m gross (around 30% of all Class A1 to A5 floorspace could 
be occupied by Class A1 convenience goods uses).  
 
The case for 14,000 sq.m gross of comparison goods retail floorspace is less clear in terms of 
uplifted market shares, expenditure capacity and the acceptability of trade diversion and 
impact on existing facilities and centres. In addition this scale of comparison goods floorspace 
would not provide a balance mix of uses within the town centre.  The new town centre should 
seek to meet the day-to-day shopping and service needs of the local community and should 
provide a selection of shops and other non-retail services.  
 
A maximum limit of around 10,000 sq.m gross could be adopted for comparison goods 
floorspace, and the new town centre should still provide a focus for the comparison goods 
retailing. It will also safeguard sufficient non retail service floorspace, to maintain an 
appropriate mix of shops and services. The minimum amount of safeguarded floorspace 
would be 3,500 sq.m gross. 
 
The provision of 4,000 sq.m gross for Class C1 (hotel, D1 and D2 leisure and community 
facilities) is consistent with the NPPF definition of main town centre uses. However the scale 
of provision that should be provided in Whitehill Bordon should flow from the needs of the 
community. The NPPF indicates these uses should be concentrated within or on the edge of 
the proposed town centre. 
 
Locating swimming pool/leisure centres and secondary schools can also be beneficial to town 
centres, but these uses are not main town centre uses. These uses will add to the vitality and 
viability of the new town centre, but are unlikely to be vital to its delivery. 
 
 



NLP Suggested Floorspace parameters 
 
If the Council wishes to ensure a balanced town centre is provided, based on the scale of 
floorspace proposed, then planning conditions should be considered. 
 
The maximum amount of Class A1 floorspace could be restricted to 16,000 sq.m gross, of 
which not more than 5,000 sq.m gross should be occupied by the proposed anchor food store 
and not more than 10,000 sq.m gross should be occupied by comparison goods retailers. 
This would provide some flexibility for small convenience shops and Class A1 non-retail 
services.  
 
It may also be appropriate to consider restricting the size and mix of units proposed within the 
town centre, to ensure that there are a range of units that would be suitable for different 
retailers, including small independent operators.  The size of Class A1 units could be 
restricted to not more than 500 sq.m gross, to ensure a high street format development is 
provided. 
 
The amount of floorspace occupied by Class A2 to A5 uses should range from 3,000 to 5,000 
sq.m gross. 
 



APPENDIX B 
 
Measures 
 

Justification 
 

Policy 
 

Details 
 

Relief Road 
 

To meet policy 
requirements for 
the delivery of the 
second phase of 
the relief road 
 

CSWB11, 
CP31 
 

Make land available for 
construction of the southern 
section of the relief road 
 
Land owner step in rights to 
undertake construction works if 
required 
 
Secure trigger points for 
completion of the road. Applicant 
suggests road fully operational by 
occupation of 500 dwellings. 
 

Travel Plan / 
Smarter choices 
 
 

To meet policy 
requirements 
 

CSWB16, 
CP31 
 

To secure delivery of Travel Plan 

Bus Interchange 
 

To secure the 
provision of 
adequate access to 
public transport 
provision within TC 
 

CSWB3, 
CSWB13 
 

To set aside land within the Town 
centre. 
 
Developer to provide to an agreed 
specification and agreed delivery 
date  
 

Securing 
Education 
provisions. 
 
New Primary 
School 3FE 
New Secondary 
School 8FE 
 

To meet policy 
requirements 
 

CSWB1 
 

Both Secondary and Primary 
Schools - Provision of free 
serviced land. Construction of  
schools to be commenced and 
fully completed by an agreed 
timescale.  
 
Community use agreement 
required in relation to new sports 
facilities including Artificial Grass 
Football Pitch and 6 court sports 
hall to allow dual use by the public/ 
community. 
 
NB Contributions secured for 1FE 
extension to Bordon Junior School. 
 
 



Securing Town 
Centre  
provisions as set 
out in section 4 of 
the planning 
assessment 
above 
 

To meet policy 
requirements 
 

CSWB2 
 

Submit town centre and marketing 
strategy for agreement and 
implementation. 5 year marketing 
unless otherwise agreed 
 
Covenant protecting employment 
land from alternative use 
 
Set aside land for new town centre 
park / Square, (0.2ha in location to 
be agreed) 
 

Leisure Centre - 
Swimming, gym, 
dance studio, 
cafe 
 

To meet needs to 
re-provide facilities 
lost at Mill Chase 
School and 
population growth 
of town 
 

CSWB1, 
CSWB3 
 

Provision of serviced land up to 
0.25ha. Construction by EHDC 
through the procurement of Design 
Build and operate arrangement. 
 

Land for energy 
centre 
 

To meet policy 
requirements 
 

CSWB3, 
CSWB6 
 

Set aside land (up to 0.2ha) for an 
energy centre. (5 Year delivery 
clause) 
 

Land for Day 
Nursery 
 

To meet policy 
requirements 
 

CSWB3 
 

Set aside land (up to 0.2ha) for a 
day nursery (5 Year delivery 
clause) 
 

Securing 
employment 
provisions as set 
out in section 4 of 
the planning 
assessment 
above 
 

To meet policy 
requirements 
 

CSWB2 
 

Submit employment and marketing 
strategy for agreement and 
implementation. 5 year marketing 
unless otherwise agreed 
 
Covenant protecting employment 
land from alternative use  
 

Allotments 
 

To meet policy 
requirements 
 

CSWB1, 
CSWB10, 
CP18, CP28 
 

Provision of 1.39ha of allotments. 
To lay out and open allotments to 
a specification and location to be 
agreed with EHDC. Agree 
management and maintenance 
regime for allotments, including 
allocation of plots) 
 
 
 
 



Parks, POS  
informal and 
natural space 
(M&M) 
 

To meet policy 
requirements 
 

CSWB1, 
CSWB10, 
CP18, CP28 
 

Provision of 4.59 ha of parkland 
comprising   Linear Park and Town 
Centre Parks. Provision of 14.04ha 
of informal Open Space and 24.71 
ha of Natural greenspace.  
 
Provision of Park. 
 
To lay out and open Parks and 
POS to a specification and location 
to be agreed with EHDC. Agree 
management and maintenance 
regime. Parks / POS transferred to 
management company. 
 

Green Loop, 
Green Grid 
 

To meet policy 
requirements 
 

CSWB1, 
CSWB10, 
CP18, CP28 
 

Provision of GL and GG within 
development site to agreed 
specification and timescale  
 

Children's Play 
Areas 
 

To meet policy 
requirements 
 

 Provision of 1.6ha of play areas. 
To lay out and open Children's 
Play Area to a specification and 
location to be agreed with EHDC. 
Agree management and 
maintenance regime for Play areas 
and transferred to management 
company. 
 

Provision of Built 
Leisure Facilities 
- BOSC 
 

To meet policy 
requirements 
 

CSWB1, 
CSWB3, 
CP16 and 
CP18 
 

Provision of replacement changing 
rooms / pavilion facilities at BOSC 
to a specification agreed with 
EHDC and Sport England - within 
phase 1. Improve existing sports 
pitches (2x football pitches, one 
cricket pitch and 2x tennis courts 
to a specification agreed with 
EHDC and Sport England. 
Agree management and 
maintenance regime. Facilities 
transferred to management 
company. 
 
 
 
 
 



Securing public 
access to the 
SANG land at 
Hogmoor 
Inclosure for a 
period of not less 
than eighty years 
to the satisfaction 
of the Council 
 

To meet the 
mitigation 
requirements 
offsetting the 
impact on 
European protected 
sites 
 

CSWB9, 
CSWB10, 
CP22 
 

Provision and phased delivery of 
Hogmoor Inclosure SANGs. 
Secure Management and 
Maintenance of SANGS for 
minimum of 80 years. Secure the 
delivery prior to first occupation.  
Secure Public access to SANG. I 
have a condition to secure the 
provision too 
 

Securing 
affordable 
housing provision 
in accordance 
with section 3 of 
the planning 
assessment 
above 
 

To meet policy 
requirements 
 

CSWB4 
 

To provide 15% of all dwellings to 
be affordable. 60% affordable rent 
/40% intermediate.  
 
To be secured with triggers for the 
transfer of the affordable housing 
land / units to an acceptable 
Registered Provider.  
 
Agree delivery of affordable 
housing in phases to secure 
provision throughout the 
development site.  
 
Secure definitions of eligible 
households. 
 

Greening 
Measures PVs, 
Grey Water, 
Energy Centre 
 

To meet policy 
requirements 
 

CP24 and 
CSWB6 
 

Secure provision of a package of 
on site green construction 
measures. Aim to secure reduced 
CO2/water consumption over and 
above building regulations.  
 

Community 
Development 
Trust 

 CSWB1, 
CSWB2, 
CSWB3, 
CP30 
 

TBC 
 

Public Transport 
subsidy 
supplement 

To meet policy 
requirements 

CSWB13 To be evidenced by HCC prior to 
inclusion of review mechanism 

Review 
Mechanism 

To address 
shortfalls in policy 
compliant 
packages.  
 

 Post 16 Education.  
Public Transport subsidy. 



Community 
Project Officer 

To meet policy 
requirements 
 

 To be provided by developer. 

Broadband 
provision 
 
 

To meet policy 
requirements 

 To be provided by developer. 

 


