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Dear Ms. Wells,

LAND AT BROCKHAMPTON WEST, HARTS FARM WAY, HAVANT

Planning Application submitted via the planning portal (reference PP-09408557)

Outline application for the development of new employment units to provide up to 29,000
$q m (gross internal area) for flexible use across use classes E (light industrial), B2 and
B8 with ancillary offices, car parking, service yards, drainage works, landscaping and
associated works to prepare the site for development. All matters are reserved except the
primary means of access to the site.

This letter accompanies an outline planning application for the development of the former landfill
site at Brockhampton West, to provide up to 29,000 sqm (GIA) of flexible employment floor space
across use classes E (light industrial), B2 and B8 (with ancillary offices). All matters are reserved
with the exception of access whereby a new access point will be created and the site's existing
access will be closed. This application is submitted on behalf of Clowes Development UK Ltd and
fl:trﬁaws pre-application discussions with officers at Havant Borough Council and other
stakeholders.

The application has been submitted on the planning portal and payment of the application fee of
£19,574.00 has been made via BACS.

MICHAEL SPARKS ASSOCIATES LLP

Partners @ Michael Sparks - Ashley Chambers « Anthony White - Newlic Campbell + Sam Darwin + Paul Wahba + Lee Page + Rebecca Driscoll
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In addition to the required application forms, in accordance with the requirements of the
Development Management Procedure Order 2015 and the Havant Borough Council's Local
Information Requirements (October 2020), the following information has been submitted to
support this application:

Planning Drawings

Site Location Plan — 31383-PL-200

Parameters Plan — 31383-PL-201

Indicative Site Layout Option 1 — 31383-PL-202

Indicative Site Layout Option 2 - 31383-PL-203

Indicative Site Layout Option 3 — 31383-PL-204

Indicative Elevations Unit 1 Layout Option 3 - 31383-PL-205
Indicative Elevations Units 2 & 3 Site Layout Option 3 — 31383-PL-206
Indicative Landscape Masterplan — P21-1528-13

Reports and Supporting Information

. Air Quality Assessment - Delta Simons

Tree Survey and Arboricultural Impact Assessment (forming part of the LVIA) — Barton Hyett

Associates

BREEAM Pre-Assessment Report — Watkins Payne Partnership

Built Heritage Assessment - RPS

CIL Additional Information Form — MSA

Comespondence from DTRE dated 13 February 2021, providing an employment market

overview

Design and Access Statement - MSA

8. lliustrative Drainage Strategy Drawing 4199 / 50 Rev. P4 — T R Collier & Associates Lid

9. Ecological Impact Assessment (incorporating Habitat Regulation Assessment) — Applied
Ecology

10.Energy Strategy — Watkins Payne

11.Flood Risk Assessment — T R Collier & Associates Lid

12.Framework Travel Plan (forming part of the Transport Assessment) — Vectos

13.Landscape and Visual Impact Assessment — Pegasus

14.Planning Statement — MSA

13.Lighting Strategy — Watkins Payne Parinership

16.Prefiminary Geo-Environmental Risk Assessment — Delta Simons

17.Proposed Section 106 Heads of Terms - MSA

18.Transport Assessment - Vectos

18.Utilities Statement — Watkins Payne
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Due to the size of the Preliminary Environmental Risk Assessment that has been prepared by
Delta Simons (120 MB), the appendices fo this document have been included on a CD that is
enciosed with this letter. The main report and appendices A-C have been submitted via the
planning portal.

Environmental Impact Assessment

It is considered that an Environmental Impact Assessment is not required to support this
application as no significant impacts are considered likely as a result of the development. In
accordance with the requirements of the EIA Regulations, a summary note setting out the
reasoning why an ElA is not considered necessary is appended to this letter as an EIA Annex.

| trust that this documentation will aliow the application to be validated. Should you require
anything further in relation to this submission then please coniact me.

Yours faithfully,

Matthew Thomas

Michael Sparks Associates

m.thomasf@msa-architects.co.uk

enc
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ANNEX — ENVIRONMENTAL IMP ACT ASSESSMENT CONSIDERATIONS

Introduction

This note summarises the issues that have been considered m determinng that the submission of an
Environmental Statement i not considered necessary to support the planning application to redevelop the land
known as Brockhampton West

Alocation plan s enclosed with this note to wentfy the apphcation site.

Site Description and Background

The site i approximately 8.3 Hectares i size. It compnises land that s a foomer landfill ste. but is now covered
with vegetation including trees primanly located around the perimeter of'the site. There are no structures on the
site, although there are some overhead electricity power lines that run along the southem boundary, There is a
smiall area of hardstanding on the site that was previously used as mlommal car parking, which B no longer i use,
Access to the site is available from Harts Farm Way, which forms the southem boundary of the site, waith the
informal car park accessed via this road. To the north ofthe site is the A27 and to the west i the teardrop junction’
that connects Harts Farm Way with the A27 and connections north meluding to the A3(M). To the east ofthe site
15 the Hermitage Stream, a tidal watercourse that connects to Langstone Harbour to the south.

The site is not directly adjacent to any other forms of development, with the closest buildngs o the site located on
the eastem side ofthe Hemutage Stream, which are n employment use.

To the south of the site & the Broadmarsh Coastal Parke, which comprises a vanety of open spaces and wooded
areas adjacent o Langstone Harbour, mcluding an miommal car park, shpway and walking routes around the
Harbour area.

Langstone Harbour iself benefits from a munber ofecological designations, and is a 5551 RAMSAR Site and an
SPA. The Harbour is located approximately 170 metres o the south on the other side of the Broadmarsh Coastal
Park

The site benefits from an allocation for emploviment use in the adopted Development Plan, that & to be larpely
rephcated m the emergmyg Local Plan.,

The site is slightly elevated when compared to the summounding Harts Farm Way and the AZ7, with the eastem pant
ofthe site at a higher level than the westem area that lies adjacent to the teardrop fnction.

The site 15 genemlly self~contamed and the proposal will make efficient use of the site to provide for the type of
emplovment premses that are m demand. The site & m an excellent location to meet the needs of busmesses
looking for new premises m the area and development of the site is a key part of the Council’s Regeneration
Strategy, with a key component to provide additional supply of high-quality employment land and to create jobs in
the Borough to reduce relatnvely high levels of out-conmmuitmg,
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Summary of the Proposed Development

An outlne planning application has been prepared o develop the sie for up o 29,000 sq m (GLA) of flexible
employment use within Classes E(g)i), B2 and B8, All matters are reserved for future determination with the
exception of the pramary means of access to the site. The proposed development will benefit from a newvehicular
access from Harts Farm Way o sernve the employment units,

The assessment of any mpacts ansing from the development have been considered i respect of the sensitive
areas in the vicnity of'the site mcludng the Langstone Harbour Site of Special Scientific Interest (S551) and Special
Protection Arca (SPA) as well as any nearby Hemtage Assets. An assessment of the local highway network has
also been undertaken follbwing pre-applicaton discussions with Hampshre County Councid and Highways
England, with potential contammation issues ansmg from the former landfill use having been discussed with the
contaminated land officer at Havant Borough Council and the Environment Agency.

Anumber oftechnical reports havie been prepared to support this apphication that conskder the Bkely impacts ofthe
development. These have been used to mform the summary of the likely efiects of development contamed later
m this statement.

Principle of Development

The site 18 allocated for enployvment use within the adopted and emergmeg Development Plan and Havant's
Regeneration Strategy wentihes Brockhampton West as a strategic employment site. A key component of
delnverng the Strategys wvision i to secure the development of a ‘mationally mmportant commercial
faciiny/distribution hub® by providing modem employment premises at the site that will contribute to economic
growth. The prnciple of developing the site for emploviment uses is therefore in line with adopted planning policy
and Council objectives for economic growth.

The site was formerly used as landfll and the proposed development seeks o optmuse s use to provide
employment units that will meet the needs of occupiers that can't cumrently be met ekewhere in Havant. The site
benefits from existng highway mftastructure and has excellent access to the strategic highway network m the form
of the A27 and the A3(M). The proposed development will provide employment opportunities for residents within
the Borough and allow busmess within the development to benefit from existing supply networks and services n
the vicinity of the site, such as the existing employment areas to the east. The site ako benefits fiomaccess toa
large residential catchment with a number of existing walking and cyelng routes avatlable to allow firture emplovees
to travel to the stte sustamable modes of ransport. It 5 therefore considered that the proposal will comprise a
sustamable form of development,

Construction Related Issues

A construction management plan will be prepared to identify the potential impacts arsing during the construction
phase and any mitigation measures that are considered necessary. In advance otf'the construction phase, a pre-
tender environmental management plan or CEMP will be prepared to guide the proposed construction works to
minimise any impacts on the local environment, As the site s a former bndfll then any groundworks required
duning the construction phase will need to be guided by a remediation strategy and matenals management plan to
ensure that no mmpacts to Human Heath are lkely durmg this phase of the development, or from the operational
stage.

It s envisaged that the CEMP will include measures to
o  Mnimee the dspesal of dustand debris, i line with the principle s outlned in the Air Quality Assessment;
» Protect retamed trees;
e Ensure that ecological precautions are taken to protect fiuna on the site such as the slow womm
population, who will be moved to a reserved arca dunng the construction phase; and
e Undertake the goundworks m accomdance with the approved remedmtion strategymatenals
management plan as required.
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It 1s assumed that the duration of construction works at the site wall be n the region of 44 weeks, so it 5 considered
that any impacts dunng this phase of the development construction process will be temporary and can be
appropriately mitigated through the preparation of method statements and other working protocols that are
considered necessary,

Layout and Design

Detatled consideration of the design of the development 5 mcluded within the Design and Access Statement that
accompanies the application. The site s in the vicmity of other employment areas and as an allocated strate gic
cmployvment site s mam finction s to provide for modem busmess needs,  There are cumently a number of
requirements from occupiers 1o secure new premises in this area for units of up to crea 29,000 sg m. There are
very few sites that are available © accommodate such units, especially where they have good access to the
strategic highway networke

The proposcd development therefore secks to meet this gap i supply and ofter the flexability to provide units ofup
to 29,000 sq m to meet a range of different requirements. Occupiers will require units of this sze to have clear
mtemal heights of up to 15 metres and provide flexibility to operate 2447, Careful consxderation has alkso been
given to the exsting landform; the site s ata higher level to the surmounding roads and there are considerable level
differences across the site. The access to the site has been dentified to the east where site levels are lower,
vis ibility along Flarts Fann Road s good and the access would not interfere with the existing overhead power lines
that nn across the southem boundary.

Levek need o be wegrmded across the site to create the level plateau needed o accommodate the new
employvment units and service vard areas, therefore much of the exsting tree planting within the site cannot be
retaned, but mportant areas of screenmg have been identified for retention along the southem, northem and
eastem areas, which are to be supplemented by newtree planting as pant ofa comprehensive landscape strategy.

As the applcation s submitted in outline, the final form of development has not yet been finalised as this will be
mtormed by occupier requirements once these are confimmed. Anumber ofillustrative layouts have been prepared
to ndicate how development coukd come forward at the site,

In order to ensure that a robust assessment ofthe site’s development has been undertaken, the layouts have been
set out to meet the cument requirements of the occupational market.

The illustative layvouts have mformed masxamum parameters that were then used inthe technical assessments that
support the development. These parameters are as follows

o Maxmmum floorspace — 29,000 sgm

Maxmum buikding height to ndge of the unmts — 18,5 m from FFL
Muxdimum extent of development dentified

Strategic landscape zones and areas for funure bunds identified
Ecology relocation area dentified (for slow worms )

" ® ¥ @
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Requirements for an EIA

The requirements to undertake an EIA and prepare an Environmental Statement (ES) to accompany a planning
application are set out within the Town and Country Plannmg (Emvironmental Impact Assessment) Regulations
2017 referred to as “The Regulations™ An application that requires an EIA s defined within The Regulations as
¢ither:

o  Dewvelopment falling under Schedule 1; or
¢ Development &ling under Schedule 2 that s likely to give nse to significant impacts upon the emvironment
by virtue of its location or factors such as s swe or nature,

Development fallng within Schedule 1 automatically requires an EIA. The proposed development of this site for
emplovment purposes does not fall under Schedule 1.

Schedule 2 development is defined withn the regulations as development that;

a. [5 to be camied out in a sensitive area (defined as: Sites of Special Scientific Interest, European sites,
MNational Parks, the Broads, Arcas of Oustandmg Natural Beauty, World Hentage Sites and scheduled
MONUENLs )

b. Is above a defined threshold as set out within column 2 of the table within Schedule 2 of the Regulations

The proposal to develop this site 5 netther wholly or partly within a senstive area, so on the basi ot this critenion
an EIA & not required. In refation to the defined threshold, the form of development would be considered an
mdustrial estate development project under nfrastructure Projects.  The relevant threshold for this type of
development & 0.5 hectares, which 15 sanply an mdicator that it should be screened to determme whether an EIA

s requred,

It 15 not the case that because the sie & larger than (0.5 Ha that an EIA 5 awtomatically required. Addmonal
clarification of whether EIA may be required 8 provided within the Planning Practice Guidance issued by the
Ministry for Housimg Commmunities and Local Govermment.,

This threshold simply confirms that Local Planning Authorities should test the application against the provisions of
Schedule 3 of The Regulations as a starting pomt. Schedule 3 of The Regulations details the relevant criteria that
should be used to assess whether Schedule 2 Development i likely to have a ‘significant environmental impact’.

The three crtena set out m Schedule 3 are as follows:

1L Charmactenstics of development (size, accumulation with other development, use of natwral resources,
production of waste, poliution and misances and nsk of accidents )

i The Location of Development and the environmental sensitivity of the geographical areas lkely to be
affected by the development (existing kand uses, relative abundance, quality and regenerative capacity of
natural resources of the area and the absorption capacity of the natural environment

m.  The Type and Charactenstics of the Potential Impact, covermg extent, magninude, probability, duration,
frequency and reversibility

An ElA s not necessarily required unless the development is tikely to result in significant mnpacts that need to be
assessed usmg an EIA with the guidance noting that ssues relatmg to traflic generation, enussions and noise will
be the key issues to consider. The site area & 8.3 Hectares and the indicative threshold for development of
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Industrial Estate Development Projects of this nature where an EIA s considered to be more likely, is identified as
20 Ha. The site area & 8.36 Ha, which s significantly below this threshold and mdicates that an ELA s unlikely to
be necessary.

In order o determmne whether any significant impacts ansmg from the development are likely, a review of the
various matters that may give nse to such mpacts 1 set out below:

Summary of Key Issues from Technical Reports

In accordance with Schedule 3 of The Regulations, the followng comprises a summary of characterstics of the
development and considers the ssues that have been assessed by the reponts Isted above as wellas other matters
that may need to be covered as part ofan EIA. These have assessed any sensitive receplors m the viemity of the
site and considered any impacts that may arise as a result of the development.

Adr Quality

An Air Quality Assessment has been prepared to support this proposal and considers potential impacts at both
construction and operational stages.

Construction

Potential impacts are identified dunng the construction phase ansmg from the groundworks and other construction
activity at the site, where these may affcet local ar quabty. The location of any nearby sensitive receptors has
been wentified as part of the assessment.  For the construction stage, the assessment recommends that a
construction management plan & prepared to secure measures to minimisc the dspersal of dust and other material
that may occur during these works. By incorporating these mitigation measures, no significant efiects are
considered like by during the construction phase.

Operation

in termms of the operational stage of the development, the assessment considers the number of tips that will be
generated by the development durmg its operation and conchudes that this will only have a neghgible mmpact on
local air quality. Measures are dentified within the Framework Travel Plan for the site so that opportunitics to use
more sustamable modes of ranspont other than the prvate car d. As pant of the strategy to minmmise vehicle
emissions arising from the operation of this site electric car chargng points will be provided and detailed at
Reserved Matters stage.

As a result of the measures proposed withm the Travel Plan and the Ar Quality Assessment, it is considered that
the development will not lead to any significant mmpacts on the sumounding area and that it will comprise an
appropriate form of development,

Acoustics

Consideration has been given to acoustic matters at the site. The background levels of noise m the vicity of the
site are relatively high as a result ofthe proxmity to the existmg highway infiastructure, particularty the A27.
Construction

The site 5 not immediately adjacent to any sensitive receptors and the ecology report notes that there s unlkely
to be any impact on the ecological designations at Langstone Harbour durng either the construction phase due to
the distance between the site and the uses proposed and the temporary nature of the construction works.

Operation

Mo sensitive receptors were identified that would need to be considered for nose mpacts dunng the opemtional
phase, The site s relatively contained and earth bunds are proposed along the southem and westem boundarnies
to screen the development and these will present physical bamers to minimise any breakout of notse from the site.
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The ecology report notes that due to the distance from the sie and the type of activities proposed, no significant
mpacts are likely durng the operational phase.

It = therefore considered that the construction and operational phases of'the development will not give nse to any
sigmificant impacts in respect of nose, ncluding on the neartby SPA

Contamination and Ground Conditions

APrelimmary Ge-Environmental nisk assessment has been undertaken by Delta Simons to support the application,
which is mformed by an earfier report of mtrusive surveys by White Young Green. The report acknowledges the
site’s previous use as kndiill and that this represents a potential contamination risk. The report recommends that
addional surveys and testing s progressed o more filly assess the nature of the landfill m the site o establish
what remedial actions may be required to the existing site condition and to inform method statements and the
approach to developmg the site so that it accords with relevant standards and mudance.

Construction

It is proposed that poor to the commencement of construction, detaled mvestigations will be progressed at the site
to tully miorm the requirements for working practices and remediation to ensure that contammation nsks are
addressed.  In respect of the ground conditions, any development will hkely require some form of ground
stabilsation or piled foundations and appropriate measures will be used to ensure that these do not lead to the
creanon of pollutant pathways.

It is conchuded in the Delta Simons report, that following the works on site during construction, that ssues with
contamination will be mitigated and the provision of an mmpermeable kver on top of the former kindfll wall hkely
result m a betterment to the existing situation by providmg a purpose-bult drainage system for surfice water to
minmise fiture potential contammation from the site.

Operation

The development will be undertaken m accordance with agreed method statements for contammation and
remediation, as required mchidmg assessmg the nsk to fiture occupiers from ground gas. Followng the adoption
of appropriate construction methods and any required mitigation measures, it is not considered that any specific
risks from contammation or ground conditions will anse durng the operational phase ofthe development,

It is therefore considered that form a contamination and ground conditions perspective, the development will not
give nse 1o any significant ampacts.

Ecology

An ecological apprasal supports the application mcluding the results of a wide range of surveys at the site durng
2020, These surveys wentfy that the proposal site s not considered w be particulary sensitive m temms of the
existing habitat, but it does support various forms of biodiversity, inchuding a population of slow worms, No
protected species were entificd as bemg present either on or smmediately adacent to the site.

The site & not subject to any particular wildlife designations although Langstone Harbour, which s some 170
metres to the south, is designated as a SSSI, SPAand RAMSAR site. Whikst the site is identified as a potential
habatat for brent geese (classibed as a Towuse site in the Solent Wader and Brent Goose Strategy), it is considered
that in its current form the site is not suitable habitat and does not support wintering birds,

The submitted ecology report ncludes a Habitat Regulation Assessment of potential impacts on the nearby SPA
and conchudes that the development will not give nse to any significant impacts on this desionated area.

Construction

In general tenms the site has Imited ecological value but the presence of nestmg birds will need to be considered
before any development commences on site and precautions will be requied 1o ensure that the slow worms on
site are not harmed during the construction phase.
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It 5 proposed that construction works will proceed in accordance with the recommendations of the ecology report
to ensure that wilkdlife on site s not harmmed during this stage of the development. An area has been entified
where the slow wonns can be accommodated so that they will be clear of any construction activity and the slow
worms will be moved to this arca once it a switable habitat has been established,

Operation

The landscaping scheme will be prepared to accommodate different habitats at the site to support biodiversity, with
appropriate management and provision of hibemacula, wildlife boxes and shelters. Whilst the area of the site
wentiied as low use” for Brent Geese 15 not considered to be suitable habitat m s cument form, a fmancial
contribution for habitat creation or enhancement will be made o account for the 4.47 Ha of land that will be
developed that falls within this classification.  This payment s o take account of the site’s loss as a ‘potential’
habitat for brent geese.

As a result of the measures identified above, it s therefore considered that from an ecological perspective the
development will not give rise to any significant impacts.

Energy and Sustainability
An Energy Strategy and BREEAMpre-assessment have been undertaken 1o support the application to outhine how

the operational phase of the development will respond to the prevailing policy framework and objectives of
mnmising the use of energy and resources.

Construchon
NA
Operation

The energy strategy seeks o mmimise the energy consumption of the employment units through the specification
of a high efficiency building envelope for the proposed units. The strategy alko proposes that Air Source Heat
Pumps and areas of PV panels will be installed as a renewable energy technology. This approach is anticipated
as reducing the amount of carbon dioxide produced through the building’s operation. when compared to Buildng
Regulations, by c. 30%,

The BREEAM pre-assessment that has been undertaken to support this plinning application wentifics a number
of measures that will be meorporated to improve the sustamability of the development. The assessment indicates
that the shell and core of the proposed development will achieve a BREEAM Very Good rating as a minmmum,
which will ensure that the proposal accords with the adopted planning policy framework.

The proposal s theredore considered to be an appropriate and sustainable form of development that will not give
rise to any significant impacts.

Flood Risk and Dxainage

The site hes withm Flood Zone 1 and therefore has a low rsk of flooding and histoncal records do not mdicate that
the site has flooded. Although the site is not sensitive to flooding, given that it i adjacent to a watercourse and is
over | hectare in size, a Flood Risk Assessment has been undertaken to support the application.

The site 1 a former lindfill area that is nowvacant, open kind covered by vegetation with inited areas of existing
mpermeable area, The proposal would therefore merease the amount of mmpenmeable arca. The flood nsk
assessment considers that there will be no nsk of floodmg from existng watercowrses, groundwater and or surface
water 50 no spectiic miigation 15 required to address flood nsk. It 5 ako concluded that the development won't
mcrease the nsk of flooding elsewhere, even affer considenng allowances for climate change.

The supporting dramage strategy notes that given the previous use of the site, mifilration is not appropnate. The
proposed dramage strategy s o discharge surface water and foul water (afier approprnate treatment) to the
adjacent watercourse.
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The site & not at an elevated nsk of floodng and the proposed dramage strategy has been prepared in lne with
SUDS requirements and will provide attenuation to meet relevant standards and policy requirements.  The
development is therefore considered acceptable from a flood msk and dramage perspective such that the
development will not geve nise to any signilicant mmpacts,

Heritage

The site i not within a Conservation Area nor does it contam any Listed Buildngs or Scheduled Ancient
Monuments, The site is a former landfill site and so the presence of below ground archaeology at the site has
been discounted.

The closest hertage assets to the site are the Old Bedhampton Conservation Area and the Listed Buildings within
this, siuated to the north of the A27. There 18 considerable extsting tree planting present i the views from these
hertage assets to screen views towards the site and the most open view from the conservation area has becn

assessed by the Landscape and Visual Assessment that supports this application. This is noted as viewpoint 9
from Lower Road.

To ensure that a obust assessment has been undertaken of any potential impacts on nearby hentage assets, a
built heritage assessment has been undertaken by RPS. This assessment concludes that the development will
have no mpact on the Conservation Area or any other heritage asset.

There fore, no effects are likely m relation to hentage assefs.

Socio/Economic

At the present time the site & vacant and contributes little to the function ofthe local economy. The development
of this site to provide emplovment units for busmesses will reabse a number of benefits, primanly m tems of
economic growth. In terms of social impacts, the site has had some mformal use as open space, however the site
15 allocated for employment development and i not allocated or designated as formal open space or playing fields.

Construction

The development of the site would conprise an mvestment of circa £28 nullion pounds into the construction stage
alone, which will support a number of jobs throughout the construction process, both directly at the site and through
supply chains of suppliers and sub-contractors imvolved in the development. The local supply chan is likely to
benefit from the construction activity on site to provide materak and services to the developmient site durmg this
phase of development.

Operation

The site will contribute to the local and national economy through the provision of modem busingss unils that will
provide faciliies for companies across the industmal, manufacturing and storage and distnbution sectors. This will
create local job opportunmies and help to sustamn local services and supply chains, It has been cakeulated that the
development has the potential o support between circa 330-650 jobs at the site, dependng upon the operations
undertaken at the site.

It & therefore considered that from a socwo-econonue perspective the development will have a positive mpact,
particularty i relation to supportmg cconomic growth and job creation and will help to secure the development and
receneration objectives of Havant Borough Council
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Transport and Highways

The application is accompanied by a Transport Assessment and Framework Travel Plan.  Respectively, these
documents assess the availability of transport infrastructure that wall serve the development and dentify measures
that can be meorporated © promote more sustamable modes of wanspont for wips W and fom the fimshed
development.

The transport assessment has been prepared following discussions with the Highway Authority and Highways

England to agree the scope of the assessment. Mbdelling has been used to assess the likely mpacts of the
development, particularly on the local pmctions and highway network m the vicinity of the site.

Construction

The construction penod s anticipated as having a duration oficirea 44 weeks, so any mmpacts on the local highway
network will be temporary and are not considered to be significant.  Routing of construction traffic to avoid
populated arcas where possible could form part of the CEMP that puides the construction process.

COperation

The modelling work has assessed the key unctions known as the Rusty Cutter and the Teardrop pinction. The
development trathe anticipated from the development once operational has been forecast using established
methods w detemme the number of daily trips associated with the proposals. The modeling work concluded that
the development would not have a significant empact upon the capacity of the local network and that junctions
would not be matenally affected by the additional rafhic on the network

The Transport Assessment alo identified a number of walking and cycling routes m the vicinity of the site that
provide connections to public transport faciliies. The completed development will therefore provade opportunitics
for employees at the sie o use more sustamable modes of ransport which will be promoted by the agreed Travel
Plan.

It 18 therefore concluded that m respect ofhighways the development would not give nise to any significant impacts.

Trees and landscape

The former landfill use at the site s understood to have ceased relatively recenthy. Therefore, the existing trees on
sile are not Ancient or mature and none benefit roma TPO. The trees are generally mterspersed with scrub arcas
and brambles that have limited their development. The development of the site will require significant works to the
site levels to secure the new employment units, and a number of the existing trees will need to be flled. Impontant
areas of existing tree plantng to the northem, eastem and southem boundanes will be retamed to provide
screening and enhanced with additional landscaping and planting. The retained and new planting will be subject
to management to ensure that the trees establish themsebves and develop to matunty:

Construction

Anumber of rees will need to be removed to allow for the development o take place, which is mevitable given the
worls needed to brng the site forward for development. The trees on site are not covered by a TPO, or classified
as Ancient or of any significant merit, their removal would therefore be acceptable. Retained trees will benefit from
protection measures during the construction phase to ensure that they are preserved to help screen the

development and provide an approprate landscape settmg,
Replacement tree planting will take place as pant of the comprehensive landscape strategy for the site.

Operation
The landscape features and tree plantng will benefit from management and mamtenance to ensure that the

landscaped areas develop to matunty and make a contnbution to the visual amenity ofthe area. help to screen the
development and provide habitats for wildkif.

It is therelore considered that m relation o trees and landscape, the proposal will not give rise o any significant
Enpacts.
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Lkilities

There are already utility connections in the vicmity of the site, and it has bene confirmed that capacity exists without
the need to upgrade any senvices that the development will need. It s proposed that dramage for foul and surlace
water will be deal with m a sustamable and selfcontamed manner by dischargmg to the Hemutage Sueam. The
development therefne won't require a connection to the sewer network,

In respect of utilitics, no significant impacts are considered likely n bringing the development forwand.

Visual Impact

Alandscape and visual impact assessment has been undertaken to consider the effects ofthe development upon
the landscape character and visual amenity ofthe widerarea. Viewpomts have been agreed with officers at Havant
Borough Council to identify sensitive arcas foom a landscape and visual perspective.

Construction

The proposals would mevitably change the character ofthe site from a former landfill facility with deused areas of
open grassland, scrub and trees to modem emplovment units with offices, HGV loading bays, car parking and
senvice vards. The effects dunmg the construction phase, however, will be temporary and will eventually be
mitigated once the formation of the bunds has completed and the landscape works have established themselves.

Operation

At completion of the development and betfore the proposed planting has matured, views of the new employment
units fiom centain vantage points are likely to available, but the development woukd be seen in the context of other
glimpse views of exstng commercial buildngs on the fimges of Langstone Harbour, The proposals would appear
as a continuation of this charactenstic and therefore not as an unusual occumence.

Once operational, the landscape provision at the site would establish self such that by vear 15, only pants of the
roofline ofthe development would be visible. The development would benefit from substantial screening to ensure
that the development would not result i any significant inpacts. The finishing matenak for the emplovment units
woulkd have a sutable palette of matenals to mmmuse the percenved mass of the development and use non-
reflective finshes.

The proposals would retan the existmg boundary vegetation as far as possibke and provide smategic woodland
buffers to remfbree the exsting treecover, This would reduce the visual efiects and mitigate views of the
development such that the development would not result n any significant impacts.

Waste Mhnagement
The development will lead to the creation of waste. but this will be minimised wherever possible.
Construction

It is anticipated that measures to minimise waste during the construction process will be adopted by the contractor
to ensure an efficient bulld and to reduce the amount of matenals that they wall need to procure for the development.
Asystem of reduce, re-use, recycle will be adopted where possible, so that the construction phase is carried out
as efiiciently as possible

As the site & a former landfill site, elements of the exsting waste on site may need to be removed to prepare the
site for development. Any waste removal will be undertaken n consultation with the relevant authonties and under
the appropriate beensmg/permitting regime. Where possible, matenal will be re-used on site to reduce the material
taken offsite.
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In general terms, 1t 15 proposed that waste generated durng construction would be reused or recyeled where
feasible, and that waste which cannot be reused or recycled would be disposed of m accordance with relevant
waste legislaton and controls.

Operation

During the operational phase, any waste would be likely to comprise commercial waste that will be recyeled where
possible. Provision will be made on site for occupiers to saitly store their waste, with arcas of recyeling proposed
as appropriate,

As such, the potential likely emvironmental effects ansing from waste are likely to be of neglighle or minor
sgmificance, Itis therefore considered that no sigmificant effects are considered hkely,

Human Health

The proposed development has the potential to mfluence human health through a number of sources durng both
construction and operational phases:

o ArQuality

e  (iround conditions

*  Tmaffic and Transpont
o Water resources

Appropriate mitigation measures will be put in place to ensure that the development does not have a simificant
mmpact on human health. Control measures will nclude (but will not be mited to):

o Jmplementation of a detaded site mvestgation scheme to wdentfy areas and charactenstics of any
contamination and identify appropriate remediation and/or mitigation mcasures,

e Agreement of a construction management plan detailing measures during the construction phase such
as: dust suppression measures (nchidmg mstallanon of bamers or fences where necessary, site speed
limits, sheeting of HGVE when loaded. maintaining surfaces in a moist condition during periods of dry
weather, and siting of dust-generating activities away from local sensitive receptors ), noise reduction
measurcs and monitormg for nose and vibration where requied, wheel washmg cqupment, traffic
management, provision of appropriate parking and loading areas.

o Prepamtion of an appropriate drainage strategy to identify how surface water mn-off will be attenuated,
to mchide any oilfue] mterceptors as required,

e Inclusion of energy efficiency measures to reduce the finshed development’s mpact upon the
environment, consumption of resources and to address the efiects of climate change (mcluding the
attamment of BREEAM Very Good).

e Incomporation of water efhciency measures n the completed units to mmmse water consumption.

e Preparation ofa Travel Plan w outline how the use of sustanable modes of transport will be encouraged
to reduce use ofthe private car.

e Incorporation of Electne Charging Pomts within the final form of development to support low/zero emission
travel

As a result of these measures, no significant mpacts on human health are considered hkely.
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Risk of Major Accidents

Whilst the site s located m proximty to the Hermitage Stream and Langstone Harbour, it i at an clevated level
when compared to these water bodies and sits at a higher level when compared to the sumoundmg roads. The site
is within Flood zone 1 and it is therefore at low sk from flooding.

The proposed use 18 for employment units across use classes E (light mdustnalyB2/BS and it 5 not considered
that operations at the site would give rise to an enhanced risk of a major aceident occunmg as the proposal s not
for development ofa hazardous nstallation or major piece of nfrastucre,

It s proposed that the construction phase of the development will be supported by a construction management
plan to detail measures that will be implemented by the contractor to ensure a safe workg environment & created.
There are no elements of nfrastructures such as gas mams or similar that are within the site that could be affected
by any construction works.

Furthermore, there are no Hazardous nstallations in the vicinity of the ste that need to be taken account of

Therefore, it 5 conchuded that there will be no significant nsk of Major Accidents as a result of the development.

Climate Change

The application is supported by technical reports that determine how the development secks to mmimise the impact
of climate change through the efficient use of resources. Whikt the site & not regarded as brownfield land, it has
been m former use as landfill and the development proposals seeks to optimise the use ofthe kand resource

The site &5 in a sustamable location as it already benefits from strategic infrastructure to serve the development
and 15 accessible by sustamable modes of transport via a network of existmg walking and cyelng routes and has
a residential catchment i proximity to the site offering access for future emplovees at the site.  Travel Plan
measures will also be mplemented to help reduce private caruse.

The site is withm flood zone 1 and the Flood Risk Assessment and accompamyving Dranage Strategy conclude that
development of the site can come forward m a way that takes funure climate change nto account. The mformation
supporting the applicaton demonstrates that the additional impermeable area created on the site can be dealt with
in a sustainable manner such that the site will not flood and will not contribute to the risk of flooding ekewhere.

The Development is to be built to meet a mmmmum target of BREEAM Very Good and the energy performance of
the proposed units s dentiied as performing to an Excellent level in respect of Energy. The units will incomporate
Air Source Heat Pumps and areas of solar panels to nmnimise the energy demand of the development.

Lse/Availability of Matural Resources

The site 5 0 a sustamable location as o aleady benefits from strategic mifastructure to serve the development
and 15 accessible by sustamable modes of transport via a network of existing walkmg and cyveling routes.  The
development will ensure the efficient use of land by optmisng the use of a former landfll ste. matenmals durmg
construction and operation reducing the environmental effects of construction and the depletion of finite, natural
resources through:

Construction
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Mnimising the overall creation of waste during the construction phase resulting from, for example, over
ordering or inefficient design;

Scekmg o mimimise the guantity of matenal sent o landfill durng the construction process through
eflective waste management;

Secking to use matenals with lbwer embodied energy in the construction of the development, or use
construction materials that can be recyeled;

Recyelng matenals already on-site nto the new construction project where appropriate; and,

Lsing recveled matenals and mamstream products with higher reeyveled content,

Operation

Optmising the use of a former landfll site to help meet local emplovment needs;

Inclusion of energy efficiency measures to reduce the finshed developments mpact upon the
environment, consumption of resources and 0 address the efiects of chmate change (nchiding the
attamment of BREEAM Very Good).

Adopting measures to improve the energy efficiency of the units and use renewable energy technology
as wlentified in the submitted Energy Strategy; and

Preparation of'a Travel Plan to cutline how the use of sustamable modes of transport will be encowaged
to reduce use ofthe private car.

Conswderation of Cumulative Impacts

No other ‘committed” developments have been identified that need to be taken mto account to assess any
cumulative mpacts.

Summary

Takng the above 1ssues mio account, it s our opinion that the proposed redevelopment of the site for emplovment
development will not give nse to any significant mpacts and does not require an EIA for the iollowing reasons:

L

3

The charactenstics and scale of the proposed development are consistent with the allocation for
employment use that the site benefits from.

The site i not environmentally sensitive, does not provide a habitat to any protected species and is
not generally of any significant ecological value. The site s adjpcent to a Site of Special Scientific
Interest (S551) and Special Protection Area and RAVEAR site, which has been taken mto account m
the technical reports prepared to support the applhication. These conclude that the development will
not give nse o any signtficant effects on these nearby areas.

The site 5 not within a Conservation Area nor does it contain any Listed Buildings or Scheduled
Ancient Monuments.  The development will not give nse to any mpacts that would aficct nearby
Hentage Assets,

In any event, the characteristics ol any potential ampacts of the proposed development will be
assessed through the planning application process. To ths end, specialist repons have been
prepared as set out above and submitted with the application. As pant of the application process., the
relevant agencies and statutory consultees will be consulted and the development, when approved.
will be controlled by any necessary planning conditions.
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3y BITE LOCATION PLAN
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Site Location Plan
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