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Matter 9: Economic Development
9.1) Has the need for employment land in both quantitative and
qualitative terms been robustly assessed in the Employment Land
Review, 2016?

1.

In WPC’s Regulation 19 representations on Policy ED2, it raised strong concern
regarding HDCs approach to safeguarding employment land, given that its highly
restrictive approach will unnecessarily block the redevelopment of obsolete or
underutilised brownfield employment sites.

2.

In this respect there are several pertinent findings in the Employment Land
Review (ELR) 2016 (Examination Document ECO2) that WPC wish to highlight.
Paragraph 10.5 explains that, within the Functional Economic Area, “there is an
identified over-supply of lower grade office stock with relatively high
vacancy rates (11.9%) that is becoming increasingly obsolete and/or
uneconomic for operators to run.”

3.

Paragraph 10.25 goes on to explain that the detailed employment site surveys
(contained in Appendix 1 to the ELR) identify that “some of the FEA’s
employment sites have been developed for non-employment uses over
recent years or parts of the site are currently not meeting a market need (for
example, the sites provide obsolete stock in an unattractive location). These
sites (or parts of sites) therefore may have limited prospect of being used
for employment uses in the future and consideration should be given to
amending the boundaries of such sites through emerging Development
Plans”.

4.

The ELR therefore concludes at paragraph 20.31 with the following
recommendation (amongst others):
“3. Enable the loss of some office floorspace to alternative uses:
The identified over-supply of lower grade office floorspace and the relatively
high vacancy levels at certain locations within the FEA indicates that a
flexible approach should be taken to enable some of this office stock to be
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redeveloped for a mix of uses or non-employment uses. However, such
proposals should be resisted on those sites that emerging Development
Plans identify as being of importance unless they provide complementary
use(s) to support the operation and function of sites and / or support the
wider regeneration of the site.
The redevelopment of some of the FEA’s ageing office stock that is
becoming obsolete will reduce the oversupply of stock (specifically that of
lower quality) whilst potentially improving the FEA’s image as a business
location and providing development land to meet the needs of other land
uses (such as residential).
There is an identified oversupply of bespoke large office premises and
campus sites within the FEA that are in part a legacy of the rapid expansion
and subsequent consolidation of the ICT and telecommunications sector.
Whilst some of these sites provide Grade A accommodation, the bespoke
design of these premises, alongside the isolated location(s) and more
desirable alternative provision within the FEA and further afield make these
sites unattractive to the market. Therefore, in accordance with paragraph 22
of the NPPF it is recommended that emerging Development Plans consider
not allocating some of these sites for employment use if market evidence
suggests there is no reasonable prospect of the site being used for that
purpose.”

5.

In WPC’s Regulation 19 representations, it highlights pertinent findings from the
abovementioned ELR Site Assessments which relate to the viability of
employment sites which HDC is seeking to safeguard through Policy ED2.

6.

The conclusions from the Ancells Business Park site assessment (p.7) appear to
be particularly damning and reflect the issues discussed above:
“Ancells Business Park is underperforming with relatively high
vacancy levels, specifically in the older and larger footprint office
buildings, although a number of these offices are multiple
occupancy. In contrast, the smaller / split floorspace units such as
Ancells Court appear to be well occupied. The Regus serviced office
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floorspace appears to be popular and experiencing high occupancy
levels. However, five office buildings totalling in excess of 98,000 sq
ft have received planning consent for conversion from office to
residential uses, with one of these schemes being completed and
one under construction. These units that have residential consent
are highlighted blue on the map overleaf.
The sites edge of settlement location, the amount of circa 1980’s
large footprint offices and lack of on site or neighbouring amenities
and facilities could be key factors in the lack of take up of vacant
floorspace. The loss of business floorspace at the site to residential
use through the prior approval process could be impacting on the
sites attractiveness to the market”.
7.

Whilst the Site Assessment findings in respect of Bartley Wood Business Park
(p.21) were less critical, they did highlight the fact that vacancy rates had been
increasing, and reflect the conclusions of the ELR that there is an oversupply of
bespoke large office premises that are in part a legacy of the rapid expansion and
subsequent consolidation of the ICT/telecommunications sector.
“. ..The site is located in a prominent location and attracts a wide
range of multi-national occupiers, although vacancy rates at the site
have been increasing as businesses have relocated (BMW Financial
Services) or have consolidated their operations (HP)….”

8.

Given the above, the available evidence from the ELR seriously undermines
HDC’s claim that the sites mentioned are of critical importance and require
protection from non-employment uses.

9.2) What is the current status of the Article 4 Direction consultation that
the Council has referred to? Is reference to it within the Plan justified?

9.

On 14 February 2018 Planning Committee agreed to make a non-immediate
Article 4 Direction to withdraw permitted development rights related to change of
use of offices, light industrial units and storage and distribution units, to residential
use. This relates to 6 Strategic Employment Sites and 13 Locally Important
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Employment Sites identified within Policy ED2 of the HLPSS, including Ancells
Business Park and Bartley Wood Business Park.

10. From 4 May to 15 June 2018 a consultation invited comments on the Proposed
Article 4 Direction. Subsequently, it was decided by the Planning Committee
Chairman on 30 July 2018 that the Article 4 Direction should be confirmed. It will
come in to force on Monday 6 May 2019.
11. WPC formally objected on the following grounds:

•

It will block the redevelopment of brownfield sites due to its restrictive
approach.

•

Where employment uses are no longer sustainable or fit‐for‐purpose, or
unattractive to employers to remain or locate, the future development of
employment sites should not be impeded. Para 54 of the draft NPPF 2018
refers to Article 4 directions being “...limited to situations where this is
necessary to protect local amenity or the wellbeing of the area.”1

•

The Employment Land Review in respect of Ancells Business Park
concludes that it is underperforming with relatively high vacancy levels due
to older and larger footprint office buildings. The edge of settlement
location, amount of 1980s large buildings and lack of nearby amenities
could be factors in the lack of take up. Loss of business floorspace to
residential use through Prior Approvals could be impacting on the site’s
attractiveness. The HDC “Topic Paper – Employment” also refers to
deficiencies at Ancells Business Park and Bartley Wood due to an
over‐supply of lower grade stock.

•

The assessment of SANG report to Cabinet 5 October 2017 in
combination with Policy ED2, would block any redevelopment for
residential use on the employment sites, since HDC‐controlled SANG
would not be allocated due to the restrictive criteria.

12. WPC consider that HDC’s decision to proceed with the Article 4 direction is
fundamentally flawed for the above reasons. Furthermore, it considers that it is
premature to impose a blanket Article 4 Direction on all employment sites
1

The same test applies in Paragraph 200 of the NPPF 2012
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identified in an emerging Policy, which is still to be tested through Examination
and, as noted above, lacks evidence to demonstrate that all of the sites identified
are of critical importance and require protection.
Policy ED1
9.3) Is Policy ED1 positively prepared and are each of its criteria
justified?
13. WPC strongly disagrees with the safeguarding of a number of underperforming
employment sites as Strategic and Locally Important Employment Sites as
explained further in its Regulation 19 representation on Policy ED2 and in
response to Question 9.9 below.
9.4) Is criterion d) justified, insofar, that it requires an ‘overriding’ need to
be demonstrated?
14. WPC note that the requirement for an ‘overriding’ need to be demonstrated has
been amended through Proposed Modification 43 (Examination Document CD11).
WPC supports the additional flexibility offered noting the economic contribution
that can be made by allowing businesses to establish and grow in the countryside
(where environmentally acceptable and sustainable). This is a far more
appropriate strategy than persevering with employment sites which are no longer
fit‐for‐purpose, or unattractive to employers to remain or locate to.

15. In this regard, WPC highlight paragraph 28 of the Employment Topic Paper
(Examination Document TOP4) which explains that “there appears to be strong
demand from small flexible businesses / light industrial premises to support
rural enterprises and SMEs. The types of premises vary significantly from
basic converted agricultural barns providing storage/workshop space, to
purpose-built light industrial / storage units, such as those at Murrell Green
Business Park located on the A30 between Hook and Hartley Wintney.
Occupancy rates at such accommodation is high demonstrating that there
is demand for such accommodation.”
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9.5) To be effective, should Policy ED1 at criteria a) refer to the Policies
Map?
16. Yes, a cross reference to the Policies Map would be helpful.

Policy ED2

9.6) Is the approach of Policy ED2 to safeguarding Strategic Employment
Sites justified and consistent with national policy? Further, should there
be an element of flexibility?
17. No, the approach is not sound, and yes, there should be more flexibility. As
discussed above, the available evidence in the ELR points to increasing vacancy
rates on at least one of the Strategic Employment Sites, i.e. Bartley Wood
Business Park. This reflects the conclusions of the ELR that there is an identified
oversupply of bespoke large office premises that are in part a legacy of the rapid
expansion and subsequent consolidation of the ICT and telecommunications
sector.

18. In this respect, WPC note the Regulation 19 Representation submitted on behalf
of UKSEI Ltd, the freehold owners of 260-270 Bartley Wood Business Park.
Supported by a Market Review, UKSEI Ltd has challenged the soundness of
Policy ED2, on the grounds that the business park no longer performs a strategic
function.

19. There has also been a significant erosion of employment floorspace since the
office to residential permitted development rights were introduced in May 2013.
This is said by HDC to be particularly noticeable at Bartley Wood and Ancells
Farm, where the core employment area and function of both areas is being
fragmented and eroded.
20. Whilst noted that HDC is introducing an Article 4 to prevent further office to
residential conversions at the strategic and locally important employment sites,
the fragmentation which has occurred combined with the business consolidation
processes mentioned above raises a question mark over the long-term viability of
employment uses in these locations. It demonstrates that it will be unwise to adopt
jb planning associates matter 9 hearing statement

10/18

7

Hart Local Plan Examination
Hearing Statement for Winchfield Parish Council (Respondent ref: 248)

Matter 9

inflexible policies which will impede the future development of previously
developed sites, where employment uses are no longer sustainable.
21. When sites have become unattractive to employers to locate to, or remain, it is
vital that mechanisms are in place to address this. It must be recognised by HDC
that over the course of the Plan period some employment areas will no longer be
fit for purpose, and that employers are likely to instead be drawn to locate
elsewhere to suit the needs of the business.
22. As it stands, the approach of Policy ED2 to safeguarding Strategic Employment
Sites offers little in the way of opportunities for alternative uses, other than for
complementary non-B Class employment uses. Noting HDC’s suggestion at
footnote 23 of the HLPSS that this may include small scale convenience retail and
food and drink establishments to serve the employment area, WPC question the
demand that will exist for such uses in a declining area.
23. Whilst WPC consider that evidence exists now to question the designation of
Bartley Wood as a Strategic Employment Site, there must be greater flexibility in
the Policy wording to allow for residential uses to be considered on sites where
market signals indicate that it is unlikely to continue to function effectively for
employment uses. Without this flexibility, the Policy fails to meet the requirements
of Paragraph 22 of the NPPF, which states:
“22. Planning policies should avoid the long term protection of sites
allocated for employment use where there is no reasonable prospect of a
site being used for that purpose. Land allocations should be regularly
reviewed. Where there is no reasonable prospect of a site being used for the
allocated employment use, applications for alternative uses of land or
buildings should be treated on their merits having regard to market signals
and the relative need for different land uses to support sustainable local
communities.”
9.7) Is the approach of Policy ED2 to safeguarding Local Employment
Sites justified and consistent with national policy?
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24. No, noting the findings of HDC’s ELR (discussed above) WPC question the
soundness of HDC’s decision to seek to safeguard vacant, ageing and
underperforming employment sites such as Ancells Business Park. McKay
Securities Regulation 19 Representation on Policy ED2 is a useful further source
of information on the issues facing Ancells Business Park.
25. WPC believe that HDC possesses a significant supply of redundant business
buildings which could usefully be redeveloped for residential use. Given that
HDC’s stated aim in the HLPSS Vision is to give priority to the redevelopment of
previously developed land, it is extremely surprising that Policy ED2 runs contra to
that aim, and would in fact, act as an obstacle to utilising brownfield land to meet
Hart’s current and future housing needs. Policy ED2 approach to safeguarding
Local Employment Sites therefore runs contrary to NPPF Paragraph 22 (set out
above) and also Paragraph 111, which requires planning policies to encourage
the effective use of land by re-using land that has previously been developed.
9.8) Are criterions a) to d) in Policy ED2 justified and consistent with
national policy?
26. Notwithstanding WPC’s position that Policy ED2 seeks to safeguard at least one
site that is no longer locally important, WPC consider that criteria a) to d) offer an
appropriate range of circumstances whereby the change of use or redevelopment
of land and buildings will be supported. That so, WPC considers that there should
be an “or” at the end of the first criterion so to make clear that only one of the
criterion has to be met.

27. WPC offers further recommendations with respect to the market signals evidence
requirements in its response to question 9.11) below.
28. It should be noted that when the Policy ED2 requirements are met, the acceptable
development will still be blocked by HDC’s SANG allocation rules. These relate to
HDC owned or controlled SANG (a copy is provided at Appendix 1 to this
statement). The rules state that NO Council owned or controlled land will be
allocated if the development is a departure from the Development Plan; results in
the loss of employment land or employment opportunity on 19 specified strategic
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and locally important employment sites; and the development does not provide in
full 40% affordable homes, apart from in exceptional circumstances.
29. WPC is concerned that HDC’s approach to SANG provision will act as an extra
obstacle to the delivery of housing on suitable PDL sites given the stringent and
inflexible SANG requirements upon developers.
30. It is a further example of HDC failing to embrace brownfield solutions to meeting
its housing need. The rules and criteria relating to the allocation of HDC controlled
SANGs should be substantially altered to remove the overbearing and negative
elements which are so restrictive as to block residential re-development on the
designated Employment Sites. When that has been done, the revised SANG
allocation criteria should be published in the supporting text to Policy ED2 so any
applicant is aware, in full, of what is required. As currently worded, Policy ED2 is
completely unclear in this respect.
9.9) Is each employment site and its boundary set out within Policy ED2
justified and based on robust evidence?
31. No, as noted above WPC question the lack of robust evidence to justify the
inclusion of Bartley Wood as a Strategic Employment Site and Ancells Business
Park as a Locally Important Employment Site.
9.10) To be effective, should Policy ED2 refer to the Policies Map?
32. Yes, a cross reference to the Policies Map would be helpful.
9.11) Is a 6 month marketing period set out within Paragraph 224
justified?

33. WPC is unclear on what evidence HDC has used to determine that a 6 month
marketing period is appropriate. Furthermore a requirement for at least six months
evidence may not be appropriate in all cases e.g. it would be excessive in
situations where the most recent Employment Land Review and/or annual
monitoring data demonstrate that there is a lack of need for an employment
premises to meet future needs.
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34. It would be unreasonable and would only frustrate development if HDC was to
insist on a 6 month marketing period, when it was already in possession of the
evidence to demonstrate a lack of viable interest from prospective buyers/tenants.
35. Paragraph 224 should be amended so to include “or” after each of the bullets
setting out the market signal evidence which could be provided.
9.12) Are Paragraphs 226 and 227 setting out Policy? Should they be
incorporated into Policy ED2?

36. WPC note that proposed modification 45 (Examination Document CD11) seeks to
incorporate wording from paragraph 227 into Policy ED2. HDC has proposed to
include the following sentence at the end of the Policy:
“The regeneration and intensification of other employment sites will be
supported where it replaces buildings which have reached the end of their
functional economic life.”
37. WPC agrees that clarification is required in the Policy as to HDC’s position on
employment sites which are not strategic or locally important. However, the
regeneration and intensification of such sites will not always be appropriate, and
there will inevitably be situations where an alternative and more viable use is
appropriate.

38. To fail to recognise this opportunity is a serious omission given the NPPF 2012
requirement (paragraph 111) for planning policies and decisions to encourage the
effective use of land by re-using land that has been previously developed.

JD/1399/PC
24 October 2018
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UPDATED CRITERIA AS AGREED BY THE JOINT CHIEF EXECUTIVE IN
CONSULTATION WITH THE PORTFOLIO HOLDER FOR SERVICES
6 OCTOBER 2017
Criteria to access Council owned or controlled SANG
a. Access to Council owned or controlled SANG will be through land transaction outside
the planning application process. This will be procured at commercial rates
b. The allocation of SANG capacity will be at the discretion of the Head of Regulatory
Services and applicants for planning permission are encouraged to seek pre-application
advice to ensure that the development proposal meets all technical requirements and is
fully policy compliant with both existing and emerging Development Plan1 policies
c. SANG will only be allocated to those developments that the Council considers to be
acceptable at the point of determination.
d. Developments that are in accordance with the Development Plan but which do not
provide their own SANG (including sites allocated in Neighbourhood Plans) may be
allocated SANG within an appropriate catchment and will be given priority where there
may be a limit on SANG availability (please see additional criteria below)
e. If the procurement of the SANG transaction would result in the respective planning
application exceeding the statuary determination date, then planning permission will be
refused and the potential SANG allocation withdrawn.
f.

The allocation should reflect the life of the planning permission (one year). If the
planning permission expires without being implemented, any contribution received will
be refunded2 and the mitigation opportunity would be reallocated and there could be no
assumption that mitigation capacity would automatically be made available in the event of
an application being received to renew an unimplemented planning permission. Allocated
SANG cannot be transferred or traded between sites or alternative development
proposals.

Unless otherwise agreed because of exceptional circumstances by the Portfolio Holder for
Services in consultation with the Chairman of Planning Committee, NO Council owned or
controlled SANG will be allocated in the following circumstances:
g. The development represents a material departure from the Development Plan

Development Plan includes the Saved Policies of the Hart District Local Plan and any relevant Neighbourhood
Plan.
2
A refund of the SANG fee only (excluding any interest accrued and minus an appropriate administration fee)
will be made where the application does not progress for some reason, or is not implemented
1

h. The development results in the loss of employment land or employment opportunity on
the following strategic or locally important employment sites (as defined in the
Regulation 18 Draft Hart Local Plan):



















Bartley Wood, Hook, RG27, 9UP
Bartley Point, Hook, RG27 9EX
Cody Park, Farnborough, GU14 0LX
Meadows Business Park, Blackwater, GU17 9AB
Osborne Way, Hook, RG27 9HY
Waterfront Business Park, Fleet, GU51 3OT
Ancells Business Park, Fleet, GU51 2UJ
Blackbushe Business Park, GU46 6GA
Eversley Haulage Yard, RG27 0PZ
Eversley Storage, RG27 0PY
Finn’s Business Park, Crondall, GU10 5HP
Fleet Business Park, Church Crookham, GU52 8BF
Grove Farm Barn, Crookham Village, GU51 5RX
Lodge Farm, North Warnborough, RG29 1HA
Murrell Green Business Park, RG27 9GR
Potters Industrial Park, Church Crookham, GU52 6EU
Redfields Business Park, Church Crookham, GU52 0RD
Optrex Business Park, Rotherwick, RG27 9AY

i.

The development does not provide in full 40% affordable homes where required by
Saved Local Plan Policy ALT GEN 13 of the Hart Local Plan

j.

Proposals that are unlikely to be implemented due to complex land ownership or
tenancy issues or which are submitted as part of a valuation exercise (it must otherwise
be demonstrated that they would not prevent the delivery of new homes by locking up
SANG capacity for extended periods).

2

SANG Tariff (to be the subject of annual inflationary increases)
Developments within Rushmoor, and developments within Hart that deliver in full 40%
affordable homes: £3,334/person.
In all other instances the cost to access Council owned or controlled SANG is
£5,334/person (of which £400/person should be allocated to the delivery of biodiversity
initiatives/projects and £1,600/person allocated to affordable housing/homelessness
initiatives). The remaining balance (£3,334/personError! Bookmark not defined.) will be used to fund
the capital/ maintenance cost associated with the procurement and management cost of
running a SANG.
Assumed Occupancy rates (number of person/bedroom)
1 bedroom
2 bedrooms
3 bedrooms
4 bedrooms
5 bedrooms

1.3
1.8
2.5
2.9
3.8
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