
Planning Application No: 19/10581

NEW FOREST DISTRICT COUNCIL DEVELOPMENT CONTROL

PARISH AND TOWN COUNCIL CONSULTATION BRIEFING

KEY ISSUES ON PLANNING APPLICATION
PARISH: Fawley PARISH CONSULTATION EXPIRES: 14/06/2019

APPLICATION NUMBER: 19/10581

ADDRESS: Site of Fawley Power Station, Fawley Road, Fawley SO45 1TW

PROPOSAL: Land within the New Forest District Council comprising the demolition
of the existing power station buildings and provision of 1,380 new
homes, 102,600 square metres of new commercial, civic and
employment space (Use Classes A1, A2, A3, A4, B1, B2, B8, C1, C3,
D1 and D2), enlargement of the dock and creation of a canal within
part of the turbine hall basement, refurbishment of the remainder of
the turbine hall basement to create a 2,100 space car park, a boat
stack, public open space, SANG, primary access road through the
site, flood defences / sea wall, raising site level, hard and soft
landscaping, associated infrastructure and engineering works
(Outline Application with details only of Access)

  CONTACT:
Tel: 023 8028 5345 (Option 1)
e-mail: dev.control@nfdc.gov.uk

The purpose of this report is to identify the material planning considerations in this case. More
details of what are valid planning considerations can be obtained from our website
www.newforest.gov.uk/planning

1.Development Plan Designation
Brownfield site outside of a defined settlement boundary

2. Principal Development Plan Policies and Constraints

Core Strategy
CS1: Sustainable development principles
CS2: Design quality
CS3: Protecting and enhancing our special environment (Heritage and Nature Conservation)
CS4: Energy and resource use
CS5: Safe and healthy communities
CS6: Flood risk
CS7: Open spaces, sport and recreation
CS8: Community services and infrastructure
CS9: Settlement hierarchy
CS10: The spatial strategy
CS15: Affordable housing contribution requirements from developments
CS17: Employment and economic development
CS18: New provision for industrial and office development and related uses



CS19: Tourism
CS20: Town, district, village and local centres
CS24: Transport considerations
CS25: Developers contributions

Local Plan Part 2 Sites and Development Management Development Plan Document   
DM1: Heritage and Conservation
DM2: Nature conservation, biodiversity and geodiversity
DM3: Mitigation of impacts on European nature conservation sites
DM4: Renewable and low carbon energy generation
DM5: Contaminated land
DM9: Green Infrastructure linkages
DM13: Tourism and visitor facilities
DM19: Small local shops and public houses
DM20: Residential development in the countryside
DM22: Employment development in the countryside
DM24: Loss of rural employment sites, shops, public houses and community facilities

Local Plan Review 2016-2036 Part One: Planning Strategy
Policy 1:  Achieving Sustainable Development
Policy 2: Protection of the countryside, Cranborne Chase Area of Outstanding Natural Beauty and
the adjoining New Forest National Park
Policy 3:  The Strategy for locating new development
Policy 4: The Settlement hierarchy
Policy 5: Meeting our housing needs
Policy 6: Sustainable Economic Growth
Policy 7: Strategic Transport Priorities
Policy 8:  Community services, infrastructure and facilities
Policy 9:  Nature conservation, biodiversity and geodiversity
Policy 10: Mitigating the impacts of development on International Nature Conservation sites
Policy 11: Heritage and Conservation
Policy 13: Design quality and local distinctiveness
Policy 14: Landscape character and quality
Policy 15: Open Spaces. sport and recreation
Policy 16: Housing type, size and choice
Policy 17: Affordable Housing
Policy 18: Residential accommodation for older people
Policy 21: Employment land and development
Policy 22: Retention of employment sites and consideration of alternative uses
Policy 25: Retail development and other main town centre uses
Policy 27: Tourism
Policy 28:  Rural Economy
Policy 29:  Safe and Healthy Communities
Policy 31:  Safe and Sustainable Travel
Policy 33:  Renewable and low carbon energy generation
Policy 34:  Developer contributions
Policy 35:  Development standards
Strategic Site 4: The former Fawley Power Station

Conservation Area: N

Tree Preservation Order: N TPO No:

3. Relevant Planning History
The proposals for the redevelopment of Fawley Power Station were the subject of an EIA Scoping
Opinion (Ref:17/11559) in January 2018. This Opinion sets out what should be incorporated into the



Environmental Impact Assessment accompanying any planning application for the proposed
redevelopment.
In January 2019, New Forest District Council received a Demolition Prior Notification application for
the demolition of the main power station buildings (19/10131). It also received an application for the
Local Planning Authority's approval pursuant to Regulations 75 & 77 of the 2017 Habitats
Regulations. At the time of writing, both applications remain to be determined. Decisions are
expected be made by the end of May 2019.
The site of Fawley Power Station is the subject of a number of temporary planning permissions.
The most significant of these is a permission for use of parts of the power station site for the
storage and painting of wind turbines, and for 2 associated steel portal framed industrial buildings
(Ref.17/10805). This temporary permission extends until the end of December 2027.
An open area to the south of the main power station buildings has temporary planning permission to
be used for the open storage of gravel, including the provision of associated containment bunds.
This permission extends until 2024.
The Fawley Quarry to the west of the power station site (within the New Forest National Park) is the
subject of a planning permission that requires quarry operations to cease by 2027.

4. Initial Assessment
At this early stage of the application process the following issues and concerns have been identified
(noting that this is not an exhaustive list of every issue that will need to be considered):

Application Context

This is the most significant planning application that New Forest District Council has had to
consider for many years. The application must be considered in conjunction with Planning
Application 19/00365 that has been submitted to the New Forest National Park Authority.

Together, the 2 applications propose to provide a new community containing 1500 new homes and
103,100 square metres of new commercial, civic and employment floorspace. The applications are
supported by a single Environmental Impact Assessment (EIA) and the same set of detailed
application reports.
The vast majority of the new homes and commercial / employment floorspace are proposed to be
provided within New Forest District Council's area of jurisdiction. By contrast, the vast majority of
the green infrastructure that is needed to support the development is proposed to be provided within
the National Park Authority's area of jurisdiction.

The Principle of Development
The development that is proposed would be a departure from the Council's existing adopted
planning policies - i.e. it proposes a new community outside of an existing defined settlement
boundary, which would be contrary to the policies of the existing adopted Local Plan. It has been
advertised as such.
The redevelopment of Fawley Power Station is being promoted through the Local Plan Review
2016-2036. Policy SS4 of this Local Plan Review indicates that the site of the former power station
will be redeveloped for a residential-led mixed use development and public open space and will
comprise the following:

Around 1380 new homes
Up to around 10,000 square metres of ancillary community, retail, leisure and service uses
Office uses and a marina
Around 10 hectares of land in the northern part of the site for business and industrial uses with
a low environmental impact.

The policy sets out Master Planning Objectives for the site, which are to create a mixed-use



waterside community embodying the highest standards of design and sustainability by:
Creating a landmark and contextually appropriate design that befits the prominent and sensitive
location, concentrating areas of greatest height and mass around the footprint of the current
power station building, scaling down in height and density towards the waterfront and southern
boundary with the National Park.
Providing public access to the waterfront and dockside areas including public spaces.
Providing a mix of commercial and community uses to enable a significant level of
self-containment in facilities and employment opportunities.
Integrating planting and design features that maximise the wildlife and habitat potential of
buildings and the development area.

Managing and minimising impacts of the development on the Solent foreshore and other areas
of habitat value.

The policy recognises the need for the following to be addressed:
raising ground levels and other flood defence works.
assessing the need for enhancements to the B3053 and A326, and to provide such
enhancement measures where necessary.
ensuring uses, especially those in the northern quarter, are compatible with the Hazard zone
requirements that extend around the Fawley oil refinery.

However, it is important to emphasise that the District Council's Local Plan Review has yet to go
through an Examination in Public (EIP). Therefore, as things stand, whilst Policy SS4 of the Local
Plan Review can be given some  weight, it cannot be given significant weight, particularly as the
policy has been challenged and could yet be subject to material change.
Given the current status of the Local Plan Review, a positive determination of the application would
almost certainly be considered premature, at least for the moment. The EIP is scheduled to take
place during June and July 2019, with the Inspector's initial comments following this EIP process
being likely to be submitted in the early Autumn. However, the Local Plan Inspector's full report may
not be published until next year. The Local Planning Authority will need to carefully consider the
timing of any decision against this background. Unquestionably, the closer the Council's Local Plan
Review is to adoption, the greater the weight that can be given to Policy SS4, and the more
confident the Council can be that any decision would not be premature.

Matters for Determination
Both this application and the associated planning application that has been submitted to the
National Park Authority have been submitted as outline planning applications, with the only matters
of detail to be determined being the means of access, which would include the 2 new points of
access onto the B3053, and the route and design of the new primary access road that would serve
the new community. All other matters of detail (layout, scale, appearance and landscaping) would
be reserved for subsequent approval.
However, whilst this development has been submitted as an outline planning application, the
application is supported by a very detailed set of illustrative Masterplan Drawings, which set a very
clear framework for how the site would be developed. Furthermore, the application is supported by
a detailed set of Parameter Plans which are intended for formal approval.

Demolition
Notwithstanding the fact that a separate Prior Notification application has been submitted for the
demolition of the existing power station buildings, this application proposal also seeks to demolish
all of the main power station buildings including the chimney. The principle of demolition is not a
matter that could be reasonably resisted. However, the method of demolition is something that
needs to be considered carefully, particularly in terms of how demolition might affect the



surrounding environment, including the integrity of designated nature conservation sites that are in
close proximity to the site.

Quantum of Development

The proposed quantum of development is defined within the development specification supporting
the applications. This sets out the proposed maximum quantum of floorspace within different Use
Classes. For the District Council's application, up to 11,800 square metres of floorspace is
proposed within 'A' Use Classes (shops, financial and professional services, restaurants and
cafes, and drinking establishments); up to 77,500 square metres of floorspace is proposed within
'B' Use Classes (office, industrial and storage uses); a 6,200 square metre Hotel is proposed (Use
Class C1); and up to 10,400 square metres of 'D' Use Classes (community and leisure facilities)
are proposed. As specified already, 1380 dwellings are proposed, a high proportion of which would
be apartments.
The number of dwellings that is proposed would be consistent with Policy SS4. The amount of
retail, leisure and community floorspace would be greater than is being promoted through Policy
SS4. Careful consideration will need to be given to the applicant's Retail Impact Assessment.

The Detailed Masterplan
The Detailed Masterplan drawings show how the site is intended to be developed. Within the
development are a number of key character areas, the design principles for which are set out in the
Development Specification. The key character areas are:

The Northern Quarter. It is proposed that this area be used mainly for 'B' Use Class
employment uses, with a particular focus on marine industries.
The Urban Forest. This is proposed to provide a landscape and visual buffer between the
retained substation building / the proposed marine industrial buildings and the main residential
areas to the south.

Heart of the Town, Canal and Harbour. This is where the vast majority of the proposed
dwellings, the hotel, and the 'A' and 'D' Use Class uses are proposed. A new canal  and an
extended dock are to be key features within this character area.

The Southern Quayside. This character area would be located to the south of the proposed
harbour and would comprise a mixture of residential and commercial uses. A dry boat stack
would be a key building within this character area.
The Southern Quarter. This area (much of which would be within the New Forest National Park)
would be a mainly residential area that would have a much lower scale and density than the
Heart of the Town. It would have an altogether more rural village character.

Parameter Plans
The parameter plans are an important suite of plans as they are intended for detailed approval.
They set design parameters for where and how the proposed buildings, access routes and green
infrastructure will be sited. They define where the new uses would go across the development, and
they set maximum heights and storeys for all of the buildings across the site. They also include
details of how the development would be phased.

Landscape & Design Impacts
The introduction of a significant new community into an area that is completely surrounded by the
New Forest National Park will inevitably have a profound visual and landscape impact. This matter
requires very careful consideration. The application is supported by a detailed Landscape and
Visual Impact Assessment (LVIA) that seeks to show what impact the development will have when



seen from a range of both short and long distance viewpoints around the power station.
The masterplan drawings and accompanying parameter plans are proposing a number of landmark
buildings within the site, the most significant of which would be a major landmark building of up to
98 metres in height (approximately half the height of the existing chimney) in exactly the same
location as the chimney. Other major landmark buildings would be up to 56 metres high (the crystal
tower), up to 46 metres high (in the case of the hotel tower), and up to 49 metres and 42 metres
high (in the case of the other 2 landmark buildings). Within the heart of the town, buildings would
typically be 4-5 storeys high (albeit with relatively high floor to ceiling heights).
The illustrative material within the Design and Access Statement and the other supporting planning
documents suggests a very high quality of design, and it will be important to ensure that this quality
of design is followed through into any more detailed reserved matters applications. One way that
this can be achieved is through the submission and agreement of a detailed Design Code. The
applicants have confirmed that they will be submitting a Design Code with this application, but this
key document has yet to be submitted. It is expected to be submitted within the next few weeks.

Transportation Impacts / Impact on Rights of Way
As the new primary access road and the new access points onto the B3053 are matters for
detailed approval, these are matters that require detailed assessment. A number of detailed plans
have been submitted that illustrate the new road design. The new road clearly needs to be
appropriate in terms of highway safety considerations, but it also needs to be of a high quality
design that is appropriate to its location within and adjacent to the New Forest National Park.
It is important that the road's design meets the needs of pedestrians, cyclists and buses. In time, it
is expected that the primary road would become the primary access route down to Calshot and that
the existing B3053 would be downgraded.
The car parking needs of the new community would be met to a large extent within an underground
car park that would make use of the existing turbine hall / power station basement. In total 2100 car
parking spaces would be provided within this basement car park. There would also be an element
of surface car parking (amounting to over 1000 car parking spaces), particularly within the more
southerly parts of the development. An assessment needs to be made on the amount of car
parking that is being provided to ensure that it would adequately meet the needs of the proposed
new community.
One of the key considerations is the impact the proposed development would have on the wider
highway network. Inevitably, the proposals would increase volumes of traffic on the A326 and other
local roads. To ensure the development has an acceptable impact on the wider highway network,
improvements to a number of the key junctions along the A326 (extending as far north as Dibden)
would need to be secured and delivered over time. A new footway / cycleway linking to areas to the
north will also need to be secured.
The power station site is bounded by a public footpath on its eastern coastal edge and along its
southern boundary. A new sea wall would be built immediately adjacent to the public footpath that
runs along the site's coastal edge, while development within the National Park Authority's area of
jurisdiction would affect the route of the footpath that runs alongside the site's southern boundary.
The development would also affect the existing swingbridge crossing.
The Council's assessment of the scheme's transportation impacts will be informed by the detailed
reports accompanying the application and the views of consultees, most particularly the Highway
Authority (Hampshire County Council) and internal design consultees.

Heritage Impacts
The proposed development would have an impact on the setting of a number of heritage assets.
This would include Grade II Listed Buildings at Ower Farm and Badminston Farmhouse, and Grade
II* Listed Buildings at Calshot Spit. The Ashlett Creek Conservation Area lies to the north of the
application site (albeit that it is fairly well screened from the site at present).



The Council's assessment of the scheme's impact on heritage assets will be informed by the
applicant's Environmental Statement and other supporting documents. Careful regard will need to
be given to the views of consultees, most notably English Heritage for impacts on the Grade II*
Listed Buildings, and the Council's own specialist conservation and design officers for impacts on
other heritage assets.

Nature Conservation Impacts

The application site is bounded by nationally and internationally designated nature conservation
sites on its eastern coastal side. These comprise the Hythe to Calshot Marshes Site of Special
Scientific Interest (SSSI), the Solent and Southampton Water Special Protection Area (SPA) and
Ramsar site, and the Solent Maritime Special Area of Conservation (SAC). The development's
impact on these adjacent sites will be a key consideration.

The land to the south of the power station (known as Tom Tiddlers) forms part of a Site of Interest
for Nature Conservation (SINC). This will be more of a matter for the National Park Authority to
consider, but it is to be noted that there would be a direct loss of this land that would need to be
compensated / mitigated.
On the power station land itself, there are some protected species  - e.g. peregrines nesting on the
chimney and roosting bats that would be affected by the proposed demolition. The impacts of the
development on these species could potentially be mitigated.
The Council's assessment of the scheme's impact on nature conservation interests will be
informed by the Environmental Statement and the views of key consultees such as Natural
England, the Environment Agency, wildlife conservation groups such as the Royal Society for the
Protection of Birds and the local wildlife trust, and by the Council's own in-house ecologist.
The Local Planning Authority will need to carry out an Appropriate Assessment of the application
proposals in order to comply with the Habitat Regulations.

Flood Risk

Large parts of the site are within an area that is at high risk of flooding (both flood zones 2 and 3).
Because of this significant flood risk, it is a necessity of the development that site levels are raised
across the vast majority of the site (typically by between 1 to 2 metres). It is also a necessity that a
new sea wall is provided along the site's seaward edge and that flood defences (in the form of a
raised bund) is provided around much of the site's landward edges.

The proposal will need to be assessed against national planning policies on flood risk, taking into
account the views of the Environment Agency, who will be the key consultee on this matter.

Recreational Mitigation Land (SANGS)
To ensure that the development does not result in harmful impacts on the New Forest
internationally designated nature conservation sites through increased recreational use, the
proposed development must provide an appropriate quantity of Recreational Mitigation Land
(SANG), which must be well located to meet the recreational needs of the new community, as well
as being of an appropriately high design quality.
3 separate areas of SANG are proposed, which would be almost entirely within the New Forest
National Park. The appropriateness of these SANGs in mitigating the recreational impacts of the
new community requires careful consideration, as does the timing of their delivery (noting that the
Fawley Quarry operations will affect how quickly some of the SANG can be delivered).
The future management of the SANGs and how this is secured will be key issues
The development will also need to mitigate potential impacts on the designated Solent /
Southampton Water nature conservation sites.
All of the recreational mitigation land and any financial contributions needed to comply with policy



will need to be secured within a Section 106 legal agreement.
The Council's conclusions on this matter will be informed by Natural England and other consultees
with a nature conservation interest.

Public Open Space

Separate to the requirement to provide Recreational Mitigation Land, the development must also
secure public open space in line with policy. In this case, the applicants are seeking to meet the
need for informal public open space within the development. However, their proposal is to meet the
requirement for formal public open space (playing pitches etc.) by contributing to
 improvements to other existing public open space within Fawley Parish. The justification for
meeting the need for formal public open space outside of the new community requires careful
consideration.
All public open space, including its future maintenance, will need to be secured within a Section 106
legal agreement.

Affordable Housing
The application has been submitted on the basis that it will be policy compliant in so far as
affordable housing is concerned. This means that it is proposing 35% affordable housing within the
district's area, and 50% affordable housing within the National Park Area.
All Affordable housing, including details of mix and tenure will need to be secured through a Section
106 legal agreement.

Noise, Air Quality & Contamination   

An assessment of noise, air quality and contamination impacts will be informed by the applicant's
Environmental Statement and by the views of key consultees including the Environment Agency
and the Council's own Environmental Health Officers. There will be a need to consider potential
impacts both during the construction process and post construction. Both impacts on existing
residential properties and on the occupants of the new dwellings will need to be considered.
The impact of both the existing temporary uses and the substation use on the amenities of the new
dwellings will require careful assessment.

Hazard Consultation Zone issues

Because the northern part of the development site is within the middle hazard consultation zone
that extends around the Fawley Oil Refinery, it is not possible to provide significant residential
development within this area. Most of the built areas are within the outer hazard consultation zone
that extends around the refinery. Here, the main uses that are proposed should be acceptable, with
the only limitations being on uses that relate specifically to sensitive groups of the population (e.g.
children and the elderly). The Health and Safety Executive's views will be sought to ensure that all
development is appropriately located with respect to hazard zone requirements.

Community Infrastructure Provision
The proposed development seeks to provide a number of new community facilities. Within the
District Council's area of jurisdiction this would include a new civic hall.
The need for a new primary school will not be determined until the development has advanced
sufficiently to have a clearer idea of the new community's demographics. Either way, contributions



towards education provision (including early years learning provision) would need to be secured
within a Section 106 legal agreement.

Employment Land Provision
The intentions in terms of providing new employment opportunities (with the aspiration of creating
over 2000 jobs) is set out in the applicant's Employment Report. There is particular focus on smart
technologies and the marine employment sector. Mechanisms to help deliver this vision will need to
be secured within a Section 106 legal agreement.

Retail Impact

Because the proposal seeks to provide a significant quantum of retail and other town centre type
uses outside of an existing town centre boundary, it will be necessary to have careful regard to the
applicant's retail impact assessment, which should consider what impact the development may
have on other existing nearby town centres.

Section 106 legal agreement

As has been noted above, there are many matters that will need to be secured within a Section 106
legal agreement, if this application is to be granted. This will need to be a single Section 106 legal
agreement that will apply to both the District Council's application and the National Park's.
The Section 106 will be fundamental to securing the appropriate delivery and phasing of the
proposed development.

Summary

The range of issues that need to be considered for this very significant proposal are both broad and
complex.  There is a need to carefully consider all of the plans and supporting documents that
accompany this application. The District Council will need to work closely with the New Forest
National Park Authority and other statutory consultees, having careful regard to the representations
of local people and interested parties.

NOTE:

The above comments are made without prejudice. They represent the initial issues
and concerns only and may not be comprehensive.

The identification of these issues does not take into account any comments made as
a result of the consultations undertaken on this planning application. In the light of
any comments received the issues identified above will be reviewed before a
recommendation drawn up.

ANY COMMENTS MUST BE SUBMITTED TO THE CASE OFFICER BY 14/06/2019 TO ENSURE
THEY ARE TAKEN INTO ACCOUNT.   COMMENTS ARE BEST MADE ONLINE.

IF YOU AS A PARISH OR TOWN COUNCIL WOULD LIKE TO REQUEST A SITE MEETING OR
THE ATTENDANCE OF A PLANNING OFFICER AT YOUR COMMITTEE MEETING PLEASE
COMPLETE AND RETURN THE ATTACHED REQUEST AND REASONS FOR THE REQUEST



TO THE CASE OFFICER BY 23 May 2019 THE PLANNING OFFICER WILL THEN CONTACT
YOU TO DISCUSS THE CASE.

Date: 20 May 2019


