Planning Policy Comments by Warren Jackson-Hookins (Planning Policy Specialist) 
Site Address: Land adjoining Chalcroft Business Park, Burnetts Lane, West End
Proposal: Outline application for up to 4,130sqm of commercial floorspace (Use Classes E(g)(ii), (iii) and B8) to include farm shop (Use Class E(a)) of up to 327sqm, parking and yard areas (including accessible spaces), landscape buffers and acoustic mitigation. Formation of vehicular and pedestrian access to estate road. Access considered only.
Date of Comments: 18 December 2023

Planning Policy Comments
The Council adopted the Eastleigh Borough Local Plan 2016-2036 on 25th April 2022. This document now forms the planning policy framework for the borough to 2036. 
Principle of Employment Development
The site is allocated for employment development in the adopted Local Plan. Therefore, the principle of Class E(g((i)(ii)(iii) and B8 is considered to be acceptable in principle on this site. 
While the site is allocated for employment uses, the amount of floorspace proposed (4,130sq.m) is noted to be substantially below the 6,400sq.m allocated in adopted Local Plan site allocation policy WE2, Land adjoining the Chalcroft Business Park.  The applicant has provided a justification in the submitted Planning Statement for why it hasn’t been possible to provide for the approximate amount which is referenced in the policy due to the need to achieve a balance between environmental protection and enhancement, the protection of residential amenity through buffering and acoustic treatments. These reasons are considered to be acceptable for proposing a lower employment floorspace figure compared to that stated in the policy text. It is also accepted that this lower floorspace figure factors in design and market-led considerations whereby E(g)(i) offices whilst capable of accommodating a higher amount of floorspace, are also limited to 1,000sq.m on this out-of-centre site unless they are supported by a sequential test for the purposes of complying with criterion 2 in Policy WE2. 
Principle of Retail Use and the Sequential Test 

The proposed farm shop unit would be occupied by a proposed Class E(a) use meaning that several uses within Class E could potentially occupy the unit.  The applicant has undertaken a sequential test for the purpose of scoping the suitability and availability of units in existing centres within a three mile catchment distance from the site. This appears to be both reasonable and proportionate for a unit of this size whereby the additional requirement for a retail impact assessment would not apply in this instance due to the size accommodating less than 350sq.m of floorspace.
The applicant has scoped out the possibility of the shop being located within one unit identified as being available within Shamblehurst neighbourhood parade in Hedge End due to this being unsuitable (considered to be too small at 71sq.m) as well as the possibility of locating in the proposed local centre at One Horton Heath due to this being some way off from being developed and therefore unavailable at this time. 
The applicant has also provided information on the availability and suitability of other vacant out-of-centre agricultural buildings in Fair Oak, Crowdhill and Boorley Green and scoped out the possibility of the shop occupying these units. Whilst this assessment has been undertaken with these buildings ruled out within the scope of the sequential test, these are still considered to be less preferrable locations due to their out-of-centre location. 
Recommended Conditions 
The use of restrictive conditions can help to minimise potential impacts upon the Borough’s sequentially preferable locations such as the existing town, district and local centres. In light of the changes to the Use Class Order which came into force in 2020 and the creation of Class E, it is considered that restrictive conditions can still be used in the interests of making sound planning judgements based on material planning considerations. It is recommended that the Class E use should be restricted to the sale and retail display of farm shop uses as referenced in the submitted Retail Sequential Test document which includes cold storage of perishables, in addition to retail space for food products (including bulk offers such as vegetable sacks).

The use of conditions should also place an upper limit on the overall amount of floorspace (i.e. 327sq.m.) so that any future proposals for the unit such as sub-division, internal alterations and extensions can be assessed. 
The use of conditions such as those set out above would be justified in accordance with criterion 3 in Policy DM21, New retail development of the adopted Local Plan. 

BREEAM 
It is noted from the submitted Framework report that the applicant is proposing battery storage technology which allows large amounts of electricity to be stored, including electricity generated by zero carbon/carbon neutral sources. It is further noted that this proposal will be progressed through submission of a separate full planning application.
With regards to the proposed energy management infrastructure for the site, Policy DM2, Environmentally sustainable development will need to be considered which requires all other development that is above 500 sq.m of floor space measured externally (including extensions and conversions to existing buildings) to achieve BREEAM ‘excellent’ (or equivalent) or BREEAM ‘very good’ plus ‘passivhaus’ certification including a 15% improvement in predicted carbon emissions, compared with the building regulations current at the time, through low or zero carbon energy generation on site or in a Borough location agreed by the Council. It is also noted that the applicant is proposing low embodied energy materials and construction which will help towards achieving the BREEAM standards referenced in Policy DM2. 
It will be important for the applicant to consider BREEAM at the earliest opportunity so that it is fully factored into the design stage of the proposal. This will help to avoid any drop off in credits as the scheme is progressed towards the build out phase. 


Concluding Comments
The Planning Policy team supports this proposal and is satisfied an appropriate justification has been provided on the reduced floorspace when compared to the approximate figure referenced in Policy WE2, Land adjoining the Chalcroft Business Park and that a comprehensive sequential test has been undertaken. The relatively small size of the proposed unit below that for which a retail impact assessment would be required along with the fact it would take up a small amount of land allocated for employment use (as opposed to being proposed on countryside or in the middle of a residential area) should also be factored in as material considerations in this instance.  
This support is also subject to further information being submitted on a final layout for the buildings and upon feedback being received from Council specialists such as upon more specific design, ecology and landscape related matters.   
 
