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Foreword
This Supplementary Planning Document has been prepared by Basingstoke and
Deane Borough Council in its role as Local Planning Authority to support the delivery
of the Basingstoke and Deane Local Plan 2011-29. It has been informed by
extensive consultation including a six week formal consultation with residents and
other stakeholders.
It has been prepared in accordance with The Town and Country Planning (Local
Planning) (England) Regulations 2012 and is a material consideration in the
determination of planning applications.
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1.

Purpose of the Development Brief

The Upper Cufaude Farm site presents an opportunity to deliver a high quality
expansion of the community to the north of Basingstoke. The allocation in the
adopted Basingstoke and Deane Borough Local Plan 2011-29 is capable of
accommodating approximately 390 new homes with associated community
infrastructure.

1.1

Why has a Development Brief been prepared?

1.1.1

This Development Brief has been prepared by Basingstoke and Deane
Borough Council as Local Planning Authority, in order to guide the future
development of the site. This is part of the council’s positive and proactive
approach to the provision of new development, and reflects the council’s
desire to ensure the achievement of high quality development, based on a
robust, design-led approach.

1.1.2

The Development Brief is a requirement of Local Plan Policy SS3 (Greenfield
Site Allocations), and Local Plan Appendix 5 (Masterplan and Development
Brief Protocol). The Development Brief will:
a) Add greater clarity and detail to the planning policy framework and
clarify the local planning authority’s requirements for the site
b) Ensure that the development of the site takes full account of the
opportunities and constraints of the site and surrounding area
c)
Ensure the delivery of a high quality scheme, which makes provision for
necessary infrastructure
d) Facilitate engagement with local residents and other stakeholders to
ensure local opinions are considered

1.1.3

Following consultation, this document will be adopted as a Supplementary
Planning Document (SPD). It does not include new policies but identifies
more detailed development principles that build on existing planning policy,
in particular Local Plan policy SS3.8 (Upper Cufaude Farm). It will form a
material consideration in determining relevant planning applications.

1.1.4

The principles in this document are equally applicable to outline, full and
reserved matters applications.

1.2

Location and site characteristics

1.2.1

Policy SS3 of the adopted Local Plan allocates 12 sites for housing. Figure
1.1 below defines the location of the Upper Cufaude Farm site and the other
allocations in and around Basingstoke Town.
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Figure 1.1 - Housing site allocations in and around Basingstoke town.
1.2.2

The Upper Cufaude Farm site lies to the north east of Basingstoke Town,
and covers an area of approximately 26 hectares of greenfield land. It is
located immediately to the north of the Razors Farm housing allocation
(SS3.3), which has planning permission and is being built out by Croudace
Homes, with the site due to be completed by 2021/22. The Razors Farm site
will make provision for 425 dwellings, meaning the total amount of new
development in this location comprises 800 units.

Figure 1.2 - Razors Farm site (known as Vyne Park) to the south of Upper Cufaude
Farm
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Figure 1.3 – photo of the Upper Cufaude Farm site from the north western side of the
Razors Farm site.
1.2.3

The site comprises a number of relatively large, gently undulating arable
fields, bounded by hedgerows (including hedgerow trees). There are a
number of wet and dry ditches within the site, which follow the lines of the
hedgerows. The eastern part of the site area (eastern parcel) is separated
from the main site area by Cufaude Lane. There is a group of modern farm
buildings and a bungalow in the north-eastern corner of the site.

1.2.4

The land is owned by Hampshire County Council. However, an option
agreement is in place with a housebuilder for the development of the main
part of the site (the land on the western side of Cufaude Lane) for the
provision of approximately 350 units. The eastern parcel has been retained
by Hampshire County Council, who will progress its development in due
course.

1.3

What has informed the Development Brief?

1.3.1

This document has been informed by:


Technical studies and consultation responses received during the
progression of the Local Plan, including statements provided as part of
the examination hearings, and statements of common ground.
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Discussions with local Ward Councillors and parish councils,
stakeholders and technical consultees.
Technical studies and initial masterplanning work commissioned by the
prospective developer of the main part of the site.
Information that accompanied the planning applications for the Razors
Farm site immediately to the south of the site (BDB/77341).

1.4

Document structure

1.4.1

The SPD covers the following:





Planning policy framework, setting out the planning policy
considerations relevant to any future application (Section 2).
Vision and objectives (Section 3), to establish a design rationale for the
development.
Site analysis and development principles (Sections 4 – 8), to identify
development principles that can guide the form of development and
deliver the objectives.
Development Framework Plan (Section 9) providing a spatial summary
of the key issues.
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2.

Planning policy framework

2.1

National Policy

2.1.1

The revised National Planning Policy Framework (NPPF) (2018) supports
the delivery of sustainable development. It attaches considerable importance
to the design of the built environment, with high quality, inclusive design (of
buildings and places) seen as a key aspect of sustainable development and
is described as being fundamental to what the planning and development
process should achieve (paragraph 124). The revised NPPF also
emphasises the need for clarity regarding design expectations (paragraphs
124 and 126), which is facilitated through the production of this document.

2.2

Local Plan

2.2.1

Policy SS3 of the adopted Local Plan identifies the borough’s greenfield
allocations, including Upper Cufaude Farm. Policy SS3.8 sets out the key
site specific policy requirements, and is set out in full within Appendix 1.

2.2.2

Other policies contained within the Local Plan which are relevant to the
development of the site are:










affordable housing – policy CN1
biodiversity – policy EM4
design – policy EM10
green infrastructure – policy EM5
historic environment – policy EM11
housing mix – policy CN3
Infrastructure – policy CN6
landscape – policy EM1
transport – policy CN9

There are also a range of policies on community needs and environmental
management (EM1 - EM12) which will be relevant.
2.2.3

The Local Plan includes an illustrative Inset Map, which provides an
indicative high level overview of how the site might be delivered (see Figure
2.1), in conjunction with the Razors Farm site. The key features shown are:





2.2.4

primary access routes through the Razors Farm development to the
south
access to the eastern parcel from Cufaude Lane
school site reserved in the centre of the allocation
the northern part of the site reserved for landscape and open space.

The Development Framework Plan (see section 9) adds detail to the Local
Plan Inset Map.

8

Figure 2.1 - Local Plan Inset Map for Upper Cufaude and Razors Farm

2.3

Neighbourhood Planning

2.3.1

The council actively supports the principle of neighbourhood planning and
this is a central strand of the borough’s approach to future development. This
is reflected in Local Plan Policy SS5 which sets the strategic framework for
neighbourhood planning.

2.3.2

Bramley Parish Council has a made Neighbourhood Plan, the policies of
which will apply to the development of the site. These must be taken into
account when future planning applications pertaining to this site are
determined. The most relevant policies within the Bramley Neighbourhood
Development Plan 2011 - 2029 (BNDP) are:









H1 – New Housing Development
H2 – Provision of Housing to Meet Local Needs
D1 – Protecting, Complementing and Enhancing the Historic Character
and Rural Setting of Bramley
D2 – Design of New Development
RE1 – Reducing Flood Risk
RE3 – Protection and Enhancement of the Natural Environment
T1 – Improving the Footpath and Cycle Way Network
T2 – Improving Road Safety in Bramley
9

Figure 2.2 - map showing the site allocation area, and relationship with neighbouring
allocation at Razors Farm, and how the site relates to parish council areas.
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2.4

Other Guidance

2.4.1

There are other SPDs and guidance produced by Basingstoke and Deane
Borough Council which should be read in conjunction with this SPD. These
include:







Design and Sustainability SPD (2018)
Parking SPD (2018)
Housing SPD (2018)
Landscape and Biodiversity SPD (2018) - an updated version is likely
to be adopted towards the end of 2018
Emerging Heritage SPD – this is likely to be published for public
consultation in early 2019
Guidance note for developers and consultants – Noise assessments
and reports for planning applications (2016).

Other planning guidance which emerges during the lifetime of this document
should also be taken into account where relevant to the determination of
future planning applications.
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3. Vision and objectives
3.1

Upper Cufaude Farm vision

3.1.1

A vision for the development of Upper Cufaude Farm, which is set out in the
supporting text (paragraph 4.53) to Policy SS3.8 in the Local Plan is as
follows:

Approximately 390 new homes will be brought forward on Upper Cufaude Farm as
part of a high quality, comprehensively planned development, providing supporting
infrastructure that is necessary to serve the site. The site will respond to its
landscape context and green infrastructure opportunities, as well as its close
relationship to planned housing areas to the south.

3.2

Upper Cufaude Farm objectives

3.2.1

The following objectives expand upon the vision in the Local Plan and
develop further the Local Plan policies. These objectives provide a structure
for this Development Brief.

1: A mix of homes and provision of social and community infrastructure to
create a sustainable new community
To deliver approximately 390 new homes with a mix of different dwelling tenures,
types and sizes, including affordable housing, to meet a broad range of needs and
deliver a mixed and sustainable community.
To support the development of a healthy, thriving new community through the
timely provision of the necessary social and physical infrastructure.
2: Transport and access
To deliver a sustainable development by making provision for public transport
services and safe, well designed, accessible and convenient walking and cycling
routes with provision for car based movement.
To maintain and, if possible, enhance National Cycle Network Route 23.
To prevent any significant detrimental impacts on Cufaude Lane (in terms of
highway safety).
3: Environmental quality
To deliver development that takes advantage of, and responds to, the site and its
surrounding environmental characteristics, including its green infrastructure, and
uses these to create a high quality development with a strong sense of identity,
high levels of well-being and a wide range of green infrastructure provision.
4: Heritage
Ensure that the development of the site does not result in unacceptable harm to
the significance of designated and undesignated heritage assets and/or their
12

settings, and responds positively to the opportunities and constraints presented by
the heritage assets to create a high quality development with a strong and locallydistinctive sense of place which is informed by context.
5: Design quality
To create a high quality development, with a locally distinctive character, which
responds positively and creatively to the context.
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4.

A mix of homes and provision of social
and community infrastructure

Objective 1: To deliver approximately 390 new homes with a mix of different
dwelling tenures, types and sizes, including affordable housing, to meet a broad
range of needs and deliver a mixed and sustainable community.
To support the development of a healthy, thriving new community through the
timely provision of the necessary social and physical infrastructure.

4.1

A mix of homes to create a sustainable new community

Relevant policies and guidance: Local Plan Policies: SS3.8 a) (Upper Cufaude
Farm), CN1 (Affordable Housing), CN3 (Housing Mix for Market Housing), CN4
(Housing for Older People), Bramley NP Policy H2 (Provision of Housing to Meet
Local Needs); Housing SPD (2018).
4.1.1

Local Plan policy SS3.8 provides for the delivery of approximately 390
dwellings. The site provides an opportunity to deliver a range of housing
products which respond to the housing needs of the borough, and to deliver
accommodation for residents of all incomes and ages.
Market housing

4.1.2

Specific guidance concerning market housing mix is set out in the council’s
Housing SPD (2018). This highlights the particular need in the borough for
small family homes and accommodation suitable for older people wishing to
downsize. Consequently, development should principally focus on a mix of 2
and 3 bedroom dwellings (particularly houses), with only a limited
requirement for homes with 4 bedrooms or more, which should normally
comprise no more than 30% of the market dwellings. This would also accord
with the BNDP, which highlights the need for smaller units (policy H2).

4.1.3

As per the requirement within policy CN3, it will be necessary to submit a
justification for the proposed housing mix with future applications on this site.
This will need to demonstrate compliance with policy requirements and have
regard to the guidance set out within the Housing SPD.

4.1.4

Policies CN1 (Affordable housing) and CN3 (Housing mix for market
housing) of the Local Plan requires that 15% of homes (both market and
affordable) should be accessible and adaptable and meet the M4 (2)
standard of Building Regulations. These homes will make provision to meet
the needs of occupants with differing requirements including older or
disabled people, and to allow adaptation of the dwellings.
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Development Principle 1a: A mix of market homes that responds to current and
future needs
a) The mix and type of market homes should be informed by up-to-date evidence
of current and future borough-wide and local needs. It should include a mix of unit
sizes, including smaller dwellings and accommodation for older people.
b) As per the council’s Housing SPD, the development should principally focus on
a mix of 2 and 3 bedroom dwellings, with only limited provision of 4 (or more)
bedroom units.
c) 15% of market homes should be accessible and adaptable and meet the M4 (2)
standard of Building Regulations.
Affordable housing
4.1.5

The development will need to accord with policy CN1 in the ALP, and make
the requisite provision for 40% affordable housing. This is reflective of the
adopted Council Plan theme of ‘preparing for controlled and sustainable
growth’, and supports the key priority within the council’s Housing and
Homelessness Strategy (October 2016) of maximising the supply of
affordable housing.

4.1.6

The provision of affordable homes and their design, layout and integration,
contributes to the delivery of sustainable mixed communities, and promotes
social inclusion.

4.1.7

Overarching affordable housing principles and delivery mechanisms must be
defined and agreed at outline application stage and must accord with the
adopted Local Plan and any related SPDs. Flexibility will be included to allow
the fine detail of on-site affordable housing delivery to be finalised at the
respective reserved matters stage.

4.1.8

It will also be necessary to accord with the council’s Housing SPD, which
contains a specific section on affordable housing. This includes guidance
concerning tenure split and size of dwellings likely to be required, along with
advice regarding how the affordable housing should be delivered and
integrated.

4.1.9

It is recommended that the prospective developer engage in early
discussions with the council concerning the mix and detail of affordable
housing. This will ensure that the local requirements in relation to affordable
housing are embedded into the development concepts and site design from
the outset.

4.1.10 As per the BNDP (policy H2), it will also be important to ensure that the
affordable housing provided is prioritised for households with a local
connection to the parish of Bramley, as defined by the Basingstoke and
Deane Borough Council Allocations Scheme.
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Development Principle 1b: A mix of affordable housing
a) The proposal will need to comply with the requirements of policy CN1 in the
Local Plan, and will need to make provision for the requisite provision of 40%
affordable housing.
b) The mix and type of affordable housing should reflect the housing needs of
those with a local connection to the borough and who would otherwise be unable
to rent or buy suitable accommodation to meet their needs on the open market.
c) The council expects an Affordable Housing Strategy to be submitted, and this
will need to be approved by the LPA. This will need to set out the provision of the
affordable dwellings across each phase, which should be proportionately
distributed between phases.
d) An appropriate mix of unit sizes and types must be provided, and should be set
out in the Affordable Housing Strategy and agreed by the LPA).
e) The affordable homes should be designed to be indistinguishable from market
homes (‘tenure blind’), with units dispersed across the site in small clusters.
f) 15% of affordable homes should be accessible and adaptable and meet the M4
(2) standard of Building Regulations.

4.2

Social and physical infrastructure

Relevant policies and strategies: Local Plan Policies: SS3.8 b) (Upper Cufaude
Farm), CN6 (Infrastructure), CN7 (Essential Facilities and Services), CN8
(Community, Leisure and Cultural Facilities), CN9 (Transport); Bramley NP Policy
CVA2 (Provision of New Community Facilities); BDBC Community Facilities
Strategy; BDBC Community Building Strategy (2014); BDBC Playing Pitch
Strategy (2015); BDBC Built Facility Strategy (2015); Leisure and Recreational
Needs Strategy (2015); S106 Planning Obligations and Community Infrastructure
(2015); Community Investment Framework (2016).

4.2.1

As per Policy SS3.8, the Upper Cufaude Farm site will need to make
provision for the following social and community infrastructure:



Reserved land for a 2 form entry primary school on the site (if required
by the Local Education Authority)
Community centre.

Education
4.2.2

As outlined in footnote 6 of the Local Plan, the Local Education Authority
(Hampshire County Council) has identified a need for additional primary
school places to serve new and existing communities in the eastern areas of
Basingstoke and has stated that provision should be made to meet this
requirement on both the Upper Cufaude Farm (Policy SS3.8) and East of
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Basingstoke (Policy SS3.9) allocated sites. The Local Education Authority
expect to require only one of these additional schools.
4.2.3

The Local Education Authority will confirm their exact requirements, based
on pupil forecasting, at the earliest opportunity. Clarification regarding the
size of the site required for the school will also be provided.

4.2.4

There are potential benefits to the delivery of the school site on the Upper
Cufaude Farm site, as the Razors Farm site to the south is already being
developed, and there is the potential for the Upper Cufaude Farm site to be
delivered in advance of the East of Basingstoke site.

4.2.5

If the school is required, it should be served with safe (preferably
segregated) routes for journeys on foot or bicycle and related to public
transport. A School Travel Plan should be used to minimise vehicular
congestion and associated pollution around and within the school site, and
needs to be integrated with the wider Travel Plan for the site.

4.2.6

Particular consideration must be given to how pupils will travel to and from
the school, including through the provision of safe streets and by providing a
choice of walking and cycling routes. This is particularly important given the
highway issues associated with this site, and it will be vital to ensure that the
provision of the school is achieved in a manner which prevents inappropriate
traffic generation and does not compromise highway safety. In this regard,
the Local Education Authority would have concerns regarding the location of
the school immediately adjacent to the main road through the site, owing to
the potential safety implications.

4.2.7

It will be important to address how car journeys to and from the school can
be minimised and congestion around the school reduced through limiting
opportunities for parents to park close to the school site. Any park and stride
sites provided need to be a guaranteed provision for the school and needs to
be utilised by those who need it most. The location of the park and stride
sites need to be given due consideration to make them attractive to parents
and to encourage older pupils to access the school independently from the
park and stride site. This means that safe segregated pedestrian/cycle
routes should be provided and ideally no major roads are crossed.

4.2.8

The location, design and access arrangements of the primary school, and its
relationship with the local centre/community facilities, will need to be given
careful consideration. Further guidance concerning general design principles
are set out in the council’s Design and Sustainability SPD, which includes a
section on educational buildings.

4.2.9

It will be important to consider various factors when determining the
appropriate location for the school’s provision. This should include
consideration of its importance to generating community cohesion, and
hence the need for it to be in a prominent position within the development,
and well related to other community facilities. The school’s location will also
have an impact on the character of the development and its effect on the
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surrounding area. Consideration of the highways implications associated
with the position of the school will also be vitally important and will need to
be assessed robustly through the planning application process.
4.2.10 An indicative location for the school is set out on the Inset map contained
within the ALP (as referred to above), and this is potentially the most
appropriate location for the school site. A central location in the site would
ensure that the school would be at the heart of the development, would
avoid impacting on the Roman road and Cufaude Lane, and would be well
related to the Razors Farm development to the south. However, the location
of the school is subject to ongoing discussions with the Local Education
Authority, meaning that the final location cannot be fixed at this stage.
4.2.11 In the event that there is any delay between the development of the site and
the school being provided, or if the school is ultimately not required on the
site, it will be important to ensure that measures are put in place to ensure
that the occupants will have suitable access available to local schools and
that safe transport connections can be provided. This will need to be
established via consultation with Hampshire County Council.
Development Principle 1c: Provision of a primary school
a) If a two form entry primary school is required on the Upper Cufaude Farm site it
should be designed to become an integral part of community life.
b) The location and size of the school and the timing of delivery should be agreed
with the Local Education Authority at the earliest opportunity.
c) The location of the school and playing fields should:
i.
ii.
iii.
iv.
v.
vi.
vii.
viii.

ensure accessibility, including clear and safe walking, cycling and scooting
connectivity from the schools’ catchments
avoid potential impacts on the transport network, including Cufaude Lane
ensure it has a successful relationship with the community facility
help encourage healthy lifestyles
ensure that the potential for traffic congestion is successfully minimised and
that the safety of pupils and parents is successfully protected
ensure that the bulk and scale of the building(s), is sympathetic to the
character of the development and the surrounding area
consider the times/days that the site is used and the consequent impact
upon the vitality of the surrounding areas, and
consider the impacts of their use upon the character and amenities of the
surrounding area, in particular from noise and floodlighting, and mitigate
potential impacts where necessary.

d) If a new primary school is required on the site, a School Travel Plan should be
jointly developed and implemented by all stakeholders to identify and enable safe,
healthy and sustainable routes to the school for all. This should in turn result in
minimal car alone journeys and reduced congestion within the school vicinity. The
School Travel Plan could form part of the Transport Assessment and Travel Plan.
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Community Infrastructure
4.2.12 Policy SS3.8 requires the provision of a community centre. The Infrastructure
Delivery Plan states that this will comprise the provision of a 375 sqm
building1. Such a facility will also need to be accompanied by associated
facilities such as car parking.
4.2.13 Objective A of the Community Buildings Strategy v2 is ‘To have a network of
community buildings that are in the right place’. Principle A2 states that any
decision on this should be taken following an options appraisal to assess
what is most advantageous to the community. Community engagement
should inform the assessment of the demand so that the appropriate
community infrastructure can be delivered.
4.2.14 The council will appraise how this proposed community infrastructure can
most suitably address the needs of the local community. The operation of
any community centre delivered on site will also need to take into account
how it can be most effectively related to other facilities in the locality.
4.2.15 Any community centre will need to be located in a position which is well
related and complimentary to other community related infrastructure. More
specifically, it is likely to be most effective for the community centre to be
located within relatively close proximity to the school (within a 5 – 10 minute
walk), as this creates an opportunity for it to be used as a park and stride
facility. In addition, it should be well related to open space provision, both in
order to provide changing facilities and to facilitate the use of the open space
in conjunction with the community centre, i.e. to provide a ‘spill-out’ space for
activities happening within the community centre (e.g. parties and youth
activities).
4.2.16 It will also be important to consider how the location of a community centre
can be sensitively related to nearby residential development. Of particular
significance is the need to ensure that there is no detrimental impact created
in terms of noise and disturbance and parking.
4.2.17 The location of any community infrastructure should also be in a prominent
position in order to ensure that its use and contribution to community
cohesion is maximised. In addition, it will be important to ensure that cycle
and pedestrian routes are well related to its location and facilitate convenient
access.
4.2.18 The design of the community infrastructure will need to be high quality and
well related to the architectural language of the rest of the development. In
addition, the functional design of any building needs to ensure that it can
satisfactorily accommodate the varied and flexible needs of the facility. For
example, there needs to be adequate storage space, office space and
suitable mechanisms need to be available in order to ensure that the building

1

https://www.basingstoke.gov.uk/content/doclib/2056.pdf
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can be used effectively for a wide range of community activities (e.g.
movable sound-proof partitions provided so that hall spaces can be used for
different activities at the same time).
4.2.19 The design will need to minimise ongoing running and maintenance costs to
the community. For example, this can be achieved through consideration of
energy and water efficiency, along with consideration of ongoing
maintenance issues such as replacement costs of fixtures and fittings etc.
(i.e. common fixtures and fittings are far more efficient and practical from a
long-term maintenance and management perspective as the cost of fixing or
replacing them is much lower than is the case with some more innovative
options).
4.2.20 The council has produced 2 guidance documents concerning the provision of
community buildings which should inform how the facility is designed and
integrated with the rest of the development:

The Community Investment Framework –
https://www.basingstoke.gov.uk/community-investment-framework

The Community Buildings Strategy –
https://www.basingstoke.gov.uk/content/page/52613/Community%20Building
%20Strategy%20V2%20Jan%2017.pdf

Development Principle 1d: Community infrastructure
a) The provision of a community centre on the site is required by policy SS3.8 in
the ALP.
b) The location of this facility will need to be well related to open space, sports and
play space provision.
c) It will be important to ensure that the location does not create any conflicts with
residential properties.
d) The design of the building will need to be high quality and respond positively to
the character of the rest of the development.
e) The building will need to meet the functional requirements of the community,
and be practical and cost effective to operate.
Delivery of Infrastructure
4.2.21 The council considers that it is essential that infrastructure required in
connection with new development is provided in a timely manner. This is vital
in order to ensure that the necessary infrastructure is available to meet the
needs of the new community and any other affected communities, and this
needs to be in place as soon as is practicable. Suitable mechanisms for
ensuring the early provision of infrastructure must be incorporated into future
planning consents.
20

Development Principle 1e: delivery of infrastructure
Ensure timely delivery of infrastructure, as soon as is practicable, to meet the
needs of the community.
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5.

Transport and access

Objective 2: To deliver a sustainable development by making provision for public
transport services and safe, well designed, accessible and convenient walking and
cycling routes with provision for car based movement.
To maintain and enhance National Cycle Network Route 23.
To prevent any significant detrimental impacts on Cufaude Lane (in terms of
highway safety).
5.0.1

The council’s Transport Assessment for the Local Plan analysed the impact
of development of the Upper Cufaude Farm site and considered that it can
be accommodated on the highways network, subject to mitigation and
appropriate access solutions. However, the Transport Assessment for the
Local Plan was a strategic document, and the transport network continues to
change over time. As such, it will be vital for a specific TA to be prepared for
the Upper Cufaude Farm site, which provides a robust assessment of the
likely impact of the proposals on the transport network.

5.0.2

The site will generate additional travel demand in and around Basingstoke.
Capacity constraints in the wider area will need to be taken into account, and
mitigation will need to include improvements where they are required. The
mitigation measures should take into account the cumulative impact of other
planned development in the borough. Consideration should also be given to
serving and accessing public transport, including the potential new railway
station at Chineham (Policy SS10 of the Local Plan).

5.0.3

The assessment should identify the full impacts of the development of the
site and set out appropriate mitigation measures. It will need to reflect the
scale of the development proposed, the impact on the strategic and local
highway network and identify measures which will be put in place to reduce
its impact to acceptable levels. A Travel Plan (TP) will also be required to
support future planning applications. The aim of the TP should be to propose
measures to facilitate and encourage the use of sustainable travel or reduce
the need to travel. HCC recommend that the TP employs a considered
approach to behaviour change, including targeted initiatives to encourage
walking and cycling by those currently inactive and those who use private
vehicles for short journeys.

5.0.4

The development must be able to provide safe access for all users of the
highway where new accesses or additional use of existing accesses or minor
roads are required. The highway authority will need to be satisfied that
appropriate visibility for all highway users can be achieved at all accesses,
and establishing existing vehicle speeds will be key to determining these
requirements. It may be appropriate to consider Traffic Regulation Orders
where required visibility splays are unachievable or where they would impact
on the existing character of the area (i.e. if tree/hedge removal is required).
22

Access proposals will need to be supported by a Road Safety Audit (Stage
1).
5.0.5

Preventing a significant impact upon Cufaude Lane is a key requirement.
Consideration must be given to ensuring that traffic from the site does not
lead to a significant increase in traffic using Cufaude Lane, for example, via
traffic exiting the main part of the site at its southern end and then joining
Cufaude Lane via Chineham in order to head north.

Relevant policies, strategies and supporting information: Local Plan Policy
SS3.8 i) (Upper Cufaude Farm), CN6 (Infrastructure), CN9 (Transport); Bramley
NP Policy T1 (Improving the Footpath and Cycle Way Network) and T2 (Improving
Road Safety in Bramley); BDBC Cycle Strategy (2016); Manual for Streets;
Hampshire Local Transport Plan (2011-31); Hampshire County Council
Companion Document to Manual for Streets Borough Cycling Strategy (2016);
Hampshire County Council Cycle Strategy (2015); Hampshire Countryside Access
Plan 2015-2025.

5.1

Principal access points

5.1.1

The site is effectively split into two components. The larger part of the site
comprises the land immediately to the north of the Razors Farm
development, bounded by Cufaude Lane. There is also a smaller element
located on the eastern side of Cufaude Lane. This is significant from a
highways perspective, as each part of the site has different access
requirements.

5.1.2

The main part of the site (to the north of the Razors Farm site) will need to
be accessed through the Razors Farm development, and there must be no
vehicular access from this part of the site onto Cufaude Lane. Access to the
western parcel via Cufaude Lane is not considered appropriate in principle
as it would result in increased traffic on the lane, which due to its reduced
width to the north and the presence of the railway bridge to the south, is a
significant concern for highway safety, capacity and operation. The lack of
any principal access onto Cufaude Lane from the main part of the site will
help ensure that the development accords with the requirements of policy
CN9 in the ALP and policy T2 in the BNDP.

5.1.3

It is expected that a vehicular access for the eastern parcel can be provided
onto Cufaude Lane (owing to its considerably more limited capacity when
compared with the main part of the site). However, this will need to be fully
assessed within the Transport Assessment. Mitigation measures are likely to
be required in order to reduce the impact of the new development on
Cufaude Lane. This could involve turning restrictions and/or the provision of
passing places and localised widening along the lane.
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5.2

Pedestrian/cycle/emergency access – connections between
the two parts of the site

5.2.1

An access for pedestrians and cyclists should be provided linking the main
part of the site with Cufaude Lane and the eastern parcel, and needs to
provide a safe crossing point, particularly for children and parents accessing
the school on the main part of the site. This pedestrian and cycle access also
provides a connection with the National Cycle Network route 23, which would
allow cyclists to avoid the railway bridge when heading north.

5.2.2

The pedestrian and cycle access for the main part of the site should be well
co-ordinated with the vehicular access for the eastern parcel. Appropriate
crossings will need to be provided and visibility requirements should be
informed by speed surveys. In addition, consideration may need to be given
to a reduction in the speed limit in the vicinity of the access.

5.2.3

It will be necessary to have regard to the impact the access will have on the
character of the area, as some hedgerow removal will be required in order to
facilitate the creation of the access and ensure sufficient visibility. It will be
important to try and minimise as much as possible the hedgerow removal, as
this will be vital for protecting the character of this part of Cufaude Lane.

5.2.4

While it is essential that no vehicular access is provided from the main part
of the site onto Cufaude Lane, an access for emergency vehicles only may
need to be provided, but only if this is deemed absolutely necessary by the
Local Highway Authority (taking into account the requirements of the
emergency services). Any such emergency access will need to be integrated
successfully with the pedestrian and cycle access and must be designed in a
manner which ensures that non-emergency service vehicles cannot use the
access (e.g. through the use of a gate or bollards). This access will also
need to be well related to the internal layout of the development (i.e. in order
to ensure that emergency service vehicles can efficiently gain access to the
internal road layout of the scheme). The details of these measures must be
set out in future planning applications, will need to be approved by the Local
Highway Authority, and must be controlled through suitable and effective
planning conditions and/or legal agreements.

5.2.5

There is an existing farm access linking Widgits Farm with Cufaude Lane.
This will need to be blocked up in order to prevent its use for vehicular
access in order to ensure cars are not able to access Cufaude Lane from the
main part of the site.

5.3

Highways issues associated with the eastern part of the site

5.3.1

In light of the potential impact of the development of the eastern parcel on
Cufaude Lane, a Transport Assessment will need to demonstrate that the
quantum of development proposed on that part of the site will not result in an
unacceptable impact on highway safety and that the residual cumulative
impacts on the road network would not be severe. It will also need to
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consider how suitable access arrangements for all modes of transport can be
achieved.

5.4

Highway issues associated with the primary school

5.4.1

If the primary school reserved on this site is provided then this could result in
significant highways impacts. The implications associated with the school
must be fully assessed within a Transport Assessment.

5.4.2

Given the highways issues associated with the site, in particular the
constraints associated with Cufaude Lane, it may be necessary to consider
making provision for a ‘park and stride’ facility. The details of this will need to
be informed by a Transport Assessment.

Development principle 2a: Highways impacts
a) Ensure that the development of the site does not have an unacceptable impact
on the highway network, particularly in relation to Cufaude Lane, given the
significant constraints associated with that road.
b) The main part of the site (i.e. the area on the western side of Cufaude Lane) will
need to be accessed through the Razors Farm development, and there must be no
vehicular access from this part of the site onto Cufaude Lane. This is a key
requirement for the development of the site.
c) The access arrangements for the parcel to the east of Cufaude Lane will need
to be fully assessed via a Transport Assessment, and it is likely that mitigation
measures will be required in order to ensure that the development of this part of
the site does not have an unacceptable impact on Cufaude Lane.
d) Ensure that safe and convenient pedestrian/cycle connections are provided
between the two parts of the site (i.e. the main part of the site on the western side
of Cufaude lane, and the eastern parcel on the other side).

5.5

Public transport

5.5.1

In order to ensure appropriate public transport provision for the site, the
development will need to facilitate a bus service. This is likely to involve an
extension of the service for the Razors Farm development. Information
should be provided, as part of the planning application, to demonstrate the
long term deliverability of the service without the need for revenue support.
The design of the layout should ensure that it is suitable for accommodating
buses. Emphasis should be given to passenger comfort, safety and
convenience, and bus stops should be located to ensure that all properties
would be within 400m (5 minutes’ walk) of their nearest stop.
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5.5.2

The design of the streets will need to ensure that it facilitates bus usage. In
addition, associated street furniture (stands, shelters etc.) needs to be
accessible, safe, secure and well lit.

5.5.3

Consideration should be given to how utilisation of local rail services can be
made more attractive, particularly with regard to improving access from the
site to the Basingstoke Railway Station and, subject to the timescales for
delivery, any future new railway station at Chineham (Policy SS10 of the
Local Plan), for pedestrians, cyclists and public transport users.

Development Principle 2b: Public transport
a) Access to public transport needs to be provided and secured through the
planning application process.
b) The design and layout of the new development will also need to facilitate public
transport provision.

5.6

Walking and cycling links

5.6.1

To encourage healthy and active communities and to create a high quality
public realm, the development should provide an environment where walking
and cycling are attractive forms of transport, and are the modes of choice for
short trips within the site as well as to services beyond. Pedestrian and cycle
routes should seek to maintain a sense of openness and green space, which
are significant factors in the amenity and biodiversity value of such routes.

5.6.2

The national cycle route NCN23 runs along Cufaude Lane next to the site.
This will need to be fully protected during the construction of the
development. There may also be opportunities to re-direct the course of the
national cycle route through the development.

5.6.3

Pedestrian and cycling routes provided within the development will need to
accord with the guidance set out in the council’s Design and Sustainability
SPD and Cycling Strategy, and needs to be informed by detailed pedestrian
and cycle audits.

5.6.4

Pedestrian and cycle audits will need to be submitted with the planning
application(s) for the site. These should accord with the best practice
referred to in the council’s Cycle Strategy, and should include consideration
of home to school travel. It should be demonstrated that non-motorised user
needs are integrated into all highway and traffic management schemes.
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5.6.5

It will be particularly important to ensure that the pedestrian and cycle routes
facilitate safe access to the school site for parents and children, particularly
in relation to Cufaude Lane and the A33.

Development Principle 2c: Walking and cycling routes
Ensure that the development provides for high quality, safe, pedestrian and cycle
routes within the development and connections with routes outside the site.

Figure 5.1 – photograph of Cufaude Lane on the eastern side of the main part of the
site, with the eastern parcel on the right.

27

6.

Environmental quality

Objective 3: To deliver development that takes advantage of, and responds to,
the site and its surrounding environmental characteristics, including its green
infrastructure, and uses these to create a high quality development, with a strong
sense of identity, high levels of health and well-being and a wide range of green
infrastructure provision.
6.0.1

The site is located on the semi-rural edge of Basingstoke, and its
development needs to reflect the transitional nature of the site, marking as it
does the interface between the urban environmental and the countryside
beyond. The development needs to be informed by this rural setting in terms
of its site planning and landscape design. The development will also need to
respond positively to the existing natural features, and take opportunities
available to enhance the natural environment aspects of the site.

6.1

Green infrastructure

Relevant policies, strategies and supporting information: Local Plan Policies
SS3.8 d – g) (Upper Cufaude), EM4 (Biodiversity), EM5 (Green Infrastructure) and
Appendix 4 (Green Space Standards); Landscape and Biodiversity SPD (2018);
Green Infrastructure Strategy (2018).
6.1.1

The development at Upper Cufaude Farm should create an interconnected
network of natural areas and other green open spaces that link into the wider
green infrastructure network. These should retain, integrate and enhance the
existing landscape features (trees, hedges and water bodies) as a
framework for the development. The development will need to accord with
the council’s Green Space Standards (Appendix 4 in the ALP). Proposals
should include consideration of how the development will relate to the
neighbouring Razors Farm development.

6.1.2

Green Infrastructure comprises a number of constituent parts, which are
considered in more detail below. These issues will need to be considered
holistically, and be integrated with other design and infrastructure
considerations. In addition, future proposals, and the material submitted with
associated planning applications, will need to be consistent with the council’s
Green Infrastructure Strategy and Landscape, Biodiversity and Trees SPD,
which includes comprehensive guidance regarding green infrastructure
issues and specific details of the required buffers between new development
and the different aspects of green infrastructure.
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Figure 6.1 - aerial photo showing key landscape and biodiversity features (including
hedges, trees, drainage areas and topography)
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Landscape
6.1.3

The site comprises a number of fields under arable and pasture with a field
pattern defined by clipped hedgerows (generally 1-1.5m height) interspersed
with mature trees (usually Oak). The land has most recently been used for
Barley and winter grass. The southern, and parts of the western boundary to
these fields, are well wooded with a dense thicket of vegetation. All fields
generally include grass headlands around their perimeter, parts of which
provide tracks for agricultural vehicles. The land immediately to the south is
currently being developed for housing – Razors Farm/Vyne Park.

Figure 6.2 – photograph of the site from the footpath running along the southern
boundary, looking north.
6.1.4

The site planning and design process will need to reflect and respond
positively to the rural context, both in relation to the overall design concept
for the site, and the detailed proposals for the layout and hard and soft
landscaping. The landscape strategy and hard and soft landscaping design
should be predicated on an informal approach, and should be informed by
consideration of how rural settlements traditionally relate to the surrounding
landscape.

6.1.5

The design and layout will need to protect the important landscape features
such as existing trees and hedgerows and allow for softening of the edge of
the site. Opportunities should be taken to incorporate rural landscape
features such as additional hedges, copses and hedge trees. This will help
ensure that the development complies with the requirements of policy RE3 in
the BNDP. The site planning and landscape design process will also need to
ensure that the edges of the site are softened and relate sympathetically to
the site’s surroundings. New planting should be native species which reflect
the character of the site and surrounding area. The design and layout should
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also be well related to the topography, for example by avoiding the
placement of any taller buildings (i.e. 2 and half storey buildings) on more
elevated parts of the site.
6.1.6

The green/open spaces will provide an important opportunity to positively
influence the character of the development and will be a key part of the site
planning and design process. The open spaces need to be located in
prominent positions, and the surrounding development must be well related
to these spaces, for example by fronting onto such areas. The open spaces
will need to be designed in a manner which has a naturalistic character, and
reinforces the rural, informal design ethos referred to above.

6.1.7

The part of the site identified in the ALP for landscaping and open space (i.e.
the green hatched area on the inset map covered by clause e) in policy
SS3.8) was included in response to concerns raised by the Inspector during
the Examination of the ALP, and reflects representations made by the
National Trust. The design and function of this part of the site will have a
significant impact on the setting of the nearby listed buildings and how the
site interrelates with the surrounding countryside. This area needs to have a
naturalistic, rural character, which responds positively to the nearby heritage
assets and their settings, and this needs to be reflected in the landscape
design. This will require an informal style and the use of native, locally
distinctive planting. Flowing naturally from the above, the use of this area
should be as natural greenspace, but it could also accommodate other open
space features, provided these do not undermine the natural, undeveloped
character of this part of the site (e.g. it would not be appropriate to make
provision for more urban features such as multi-use games areas). The
provision of drainage features within this area, such as attenuation basins,
may be acceptable provided their design and location does not undermine
the rural, naturalistic character of the space.

6.1.8

It will be important to consider how the site will appear in longer views and
how the site planning relates to the wider landscape structure pertaining to
the site. This will need to be informed by a Landscape and Visual Impact
Appraisal.

6.1.9

Further guidance in relation to this issue is provided in the council’s
Landscape, Biodiversity and Trees SPD, and also the Design and
Sustainability SPD.

Development Principle 3a: Landscape
a) The design of the proposed development will need to be informed by and
respond positively to the rural context of the site. This will need to be reflected in
the overall design concept, and the detailed aspects of the design and layout. The
landscape strategy and hard and soft landscaping design should be predicated on
an informal approach (in stylistic terms).
b) The development of the site will need to ensure the protection of the important
landscape features (e.g. hedgerows). In addition, it will be vital to properly utilise
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the opportunities these create from a place making perspective, and ensure that
they are integral factors which inform the design process.
c) Opportunities should be taken to incorporate additional planting, which should
have a rural character, and utilise native species which reflect the character of the
area. New planting should be provided in prominent locations in order to maximise
its impact on the character and appearance of the development.
d) The area of open space at the northern end of the site (covered by clause e) of
policy SS3.8) needs to have a naturalistic character, which responds positively to
the rural context and the nearby heritage assets and their settings.
e) Open spaces need to be well related to surrounding development and benefit
from high levels of natural surveillance.
Biodiversity
6.1.10 Biodiversity considerations will be very important for establishing the
developable area (owing to the need to maintain appropriate buffers, as set
out in the Landscape, Biodiversity and Trees SPD) and in terms of informing
the layout. These considerations will impact upon the distances between
new development and ecological features, and also affect the orientation and
arrangement of future development, for example houses will need to be
orientated so that they do not back on to any important ecological features.
Biodiversity mitigation and enhancement measures will also create important
opportunities for placemaking.
6.1.11 The site comprises a number of habitats including:












Broadleaved woodland (semi-natural) – this mainly comprises a
number of trees scattered across the site, in the centre of fields and
along hedgerows. Most of the trees are semi-mature, and species
include field maple, oak, hazel and elder. There is also a belt of trees
running along the southern boundary (with the Razors Farm site).
Scrub (scattered) – this is located within the north-eastern part of the
site.
Improved grassland – at the northern end of the site.
Running water and drainage areas – there are several ditches
containing water present across the site. These water courses drain to
the Bow Brook which forms part of the River Loddon Catchment.
Dry ditches – mainly located around the edge of the site.
Arable – the main part of the site is used as arable farmland.
Hedgerows – comprising dogwood, field maple, hawthorn, dog-rose
and hazel, along with ground flora that suggests some have historical
origins. This is further confirmed by their appearance on Ordinance
Survey maps dating back to 1870.
Buildings – there are a number of farm buildings located within the
northern part of the site, these include a relatively modern bungalow,
some smaller storage buildings and also large relatively modern barns.
Bare ground – located around the farm buildings and along a track.
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6.1.12 Outside of the site, to the west lies further arable and grassland fields, along
with some areas of woodland, which are connected to the site through
hedgerows. Ministry of Defence land is present further to the north and east.
This land consists of patchy woodland and grassland. Ponds are present
within the wider area either side of Cufaude Lane, including a spawning
pond used by amphibians, including toads. The toads and other amphibians
cross Cufaude Lane to the north of the site during their annual migration
back to their ancestral breeding ponds from their terrestrial habitats. (A map
showing the location of the key habitat areas in relation to amphibians and
their associated migration routes is included within Appendix 2).
6.1.13 In terms of designated habitats, there are four Sites of Importance for Nature
Conservation (SINCs) within 400m of the site, including two semi-natural
woodlands within the Razor’s Farm site which abut the site’s southern
boundary and therefore link directly into the site’s hedgerow network. There
is also an area of ancient woodland to the west of the site, which is connect
via hedgerows.
6.1.14 The site potentially supports a number of protected or notable species,
including badgers, bats, breeding birds, reptiles, great crested newts,
dormice and toads. Future planning applications will need to be supported by
detailed assessment of the impact on these species, along with proposed
mitigation and enhancement measures as required. For example, dark
wildlife corridors will need to be maintained and any SUDs for the site could
enhance the water courses through the site and incorporate a range of
features such as wildlife-friendly balancing ponds and swales.
6.1.15 There is known to be a particular sensitivity associated with the development
of this site in respect of amphibians, including toads, which cross Cufaude
Lane as part of their annual migration routes (see Appendix 2 for more
details of the problems currently being experienced)2. The council has a duty
to consider the conservation of toads when determining the planning
application under Section 40 of the NERC Act 2006 and the NPPF states
impacts on biodiversity should be minimised ‘by establishing coherent
ecological networks that are more resilient to current and future pressures’
(paragraph 170). Therefore, it will be important to ensure that the impacts of
the development on the local toad population, including increased traffic, are
considered in detail. Thorough consideration will need to be given to
mitigating any adverse impacts of the development on toads and other
amphibians and this will be secured through the planning process. It will
also be necessary to take whatever feasible opportunities are available to
improve the existing situation, as part of the wider requirement to achieve
biodiversity enhancement as per paragraph 170 of the NPPF
6.1.16 Ecological buffers will be required in order to protect and enhance the
existing important ecological features set out in the paragraphs above.
Future applications will need to set out how each buffer is to be treated and
2

Information of the existing problem is available via the following link:

https://markavery.info/2019/03/04/guest-blog-toad-rage-2-by-paul-sterry/
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show how the features to be protected can be adequately managed. The
buffers could potentially incorporate uses such as informal recreation and/or
sustainable drainage systems, provided this is compatible with the buffer
function. Uses which are not acceptable in the buffers include private
gardens, allotments, sports pitches and boundary fencing. Further detail on
the size and detailed requirements of the ecological buffers is set out in the
Landscape, Biodiversity and Trees SPD.
6.1.17 The site appears to provide various opportunities for ecological
enhancement so that ecological connectivity through the site and beyond is
maintained. For example, it is recommended and expected that
consideration is given to extending the area of woodland along the Roman
road and/or connecting key habitat types within the surrounding area by
enhancing and improving the hedgerows and ditches running through the
site (utilising appropriate native species). In addition, the northern part of the
site reserved for landscaping and open space appears to provide an
excellent opportunity to achieve ecological enhancement.
6.1.18 Ecological mitigation and management plans relative to each phase of
development will be required for all important biodiversity features requiring
protection, maintenance and/or enhancement prior to, during and postdevelopment. These should set out the aftercare of newly created habitats or
management of existing habitats/biodiversity features to mitigate impacts
within the proposed development site. They should include information on
the long-term management, monitoring and funding required to maintain the
habitats/features in perpetuity.
Development Principle 3b: Biodiversity
a) The design and layout of the development must be informed by the important
biodiversity features of the site. Of particular importance will be the hedgerows,
tree belt running along the boundary with Razors Farm, and the drainage ditches.
Appropriate buffers in respect of these features, and other relevant biodiversity
features, will need to be provided, as per the guidance set out in the council’s
Landscape, Biodiversity and Trees SPD.
b) The development will need to retain and enhance key habitat features, enhance
landscape and ecological corridors, and provide protection to key species. It will be
important to maintain biodiversity connectivity through the site and beyond.
c) Future planning applications must secure opportunities for biodiversity
enhancement through the creation, restoration and management of habitats. The
northern part of the site reserved for landscaping and open space, and the space
afforded by protecting the line of the Roman road, constitute important
opportunities for biodiversity enhancement (for example through the provision of
additional planting, which should be conducive towards habitat creation i.e. native
species).
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Green/open space
6.1.19 The development will need to provide green space for children and adults in
accordance with the areas and catchments set out in the council’s Adopted
Green Space Standards (Appendix 4 of the ALP) and the council’s Green
Infrastructure Strategy. This will need to include the provision of the full
range of required green spaces making up Multi-Functional Green Space:
park, kickabout space and accessible natural green space, as well as
equipped play. The quantum of space provided will need to encompass a
minimum of 6 hectares made up of amenity green space suitable for
kickabout, accessible natural green space and park, plus 468 sqm of
equipped play space (LEAP).
6.1.20 The green spaces provided will need to be located in prominent positions,
and it will be important to ensure that the layout of future development meets
the distance thresholds set out in the Adopted Green Space Standards
(additional guidance regarding this issue is set out in the council’s Green
Infrastructure Strategy).
6.1.21 The green spaces should be linked to each other, and to the new and
existing housing areas, by safe pedestrian and cycle routes. Guidance
concerning pedestrian and cycle routes is set out in the council’s Design and
Sustainability SPD (Movement and Walkability section).
6.1.22 The northern part of the site reserved for landscaping and open space
provides a potential opportunity for the provision of the required accessible
natural green space. However, it will be important to ensure that the space is
accessible to the public and provides for informal recreation such as walking,
picknicking, relaxing and informal play in order for it to be considered as
accessible natural green space and contribute to the requirement for Multifunctional Green Space. Similarly, the protection of the Roman road creates
an important opportunity to create a linear area of green space, which will
both produce a high quality living environment for the residents, and also
improve the connectivity of the green infrastructure.
6.1.23 It will also be important to ensure that the green spaces are well related to
other community facilities. For example, green space can provide important
‘spill-out’ space for the community centre. It is recommended that kickabout
space and sports facilities are provided in close proximity to the community
centre. It will also be important to ensure that there is a successful
relationship between the green spaces and surrounding development (for
example by providing for appropriate separation distances) in order to
prevent problems in terms of issues such as noise generation and
disturbance to local residents.
6.1.24 It will be important to consider how residents of the eastern part of the site
can gain safe access to any green spaces typologies which cannot be
provided on that part of the site, as they will need to cross Cufaude Lane in
order to access some of these facilities.
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6.1.25 The development will need to make provision for new allotments, subject to
their being outstanding demand for allotment plots in the parish. It will be
necessary to clarify the level of demand with the parish council.
Development Principle 3c: Green/open spaces
a) The development will need to provide the full range of green space for children
and adults in accordance with the council’s Adopted Green Space Standards and
Green Infrastructure Strategy.
b) The green spaces must be linked to each other and to the new housing areas
by safe pedestrian and cycle routes.
Sports provision
6.1.26 The development will need to provide an appropriate level of sports provision
comprising a Multi-use Games Area which includes sufficient space for 2
tennis courts. This will need to be designed in order to accommodate various
sports.
6.1.27 The council’s Infrastructure Delivery Plan3 also identifies a need for an
artificial grass pitch in order to serve the needs of the Upper Cufaude Farm,
Redlands and East of Basingstoke sites. This is intended to be provided on
the East of Basingstoke site. However, a financial contribution towards the
provision of this facility will be sought as part of the Upper Cufaude Farm
development and will need to be secured via a section 106 agreement.

6.2

Flood risk, drainage and sewerage

Relevant policies, strategies and supporting information: Local Plan Policies
SS3.8 (k) (Upper Cufaude), EM6 (Water Quality), EM7 (Managing Flood Risk);
BDBC Strategic Flood Risk Assessment (2012).
6.2.1

There are significant drainage related considerations pertaining to this site,
as the soil type is clay, and there are a number of existing drainage ditches
within the site. Evidence exists of surface water flooding adjacent to Cufaude
Lane, and there is also concern locally regarding surface water flooding
emanating from Razors Farm. However, the site is located within Flood Zone
1 and has not been identified as a critical drainage area.

6.2.2

The Basingstoke Phase 2 Water Cycle Study Report (October 2009)
identifies that the site is subject to fairly high greenfield run-off rates and that
the effectiveness of infiltration drainage will be limited. This should be
addressed through an appropriate Sustainable Urban Drainage (SuDS)
strategy to attenuate surface water storage. This could take the form of

3

https://www.basingstoke.gov.uk/content/doclib/2056.pdf
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swales, balancing ponds, enhancement of existing ditches, and the use of
permeable paving and water butts.
6.2.3

The Basingstoke Phase 2 Water Cycle Study report (October 2009)
concludes that sewerage and urban drainage infrastructure can be provided
to serve the site through a new connection to the strategic sewer or through
sewer upgrades to the local network.

6.2.4

The drainage strategy for the site will need to be considered holistically with
the other design considerations informing the development of the site. For
example, it will be important to consider how this will impact on the layout
and the provision of green/open space.

6.2.5

Where possible, the drainage strategy should also take opportunities
available to address existing flooding problems in the area.

Development Principle 3d: Flood risk, drainage and sewerage
Future development of the site will need to be supported by a Flood Risk
Assessment and Utilities Assessment. These will need to demonstrate that a
suitable drainage strategy can be delivered for both foul and surface water
drainage.

6.3

Noise and vibration

Relevant policies, strategies and supporting information: Local Plan Policies
SS3.8 (j) (Upper Cufaude), EM12 (Pollution); BDBC Guidance Note for Developers
and Consultants: Noise Assessments and Reports for Planning Applications
(2016).
6.3.1

Noise and vibration are significant issues associated with the development of
this site. These stem from four principal sources:





the railway line to the east of the site
military helicopters flying low and hovering in the area
the firing range on Bramley camp to the east of the site
traffic using Cufaude Lane.

The issues associated with these noise sources and their potential impact
upon the development of the site, along with suitable mitigation measures,
will need to be set out in a detailed noise and vibration assessment to be
provided with future planning applications.
6.3.2

The houses on the eastern side of the site (beyond Cufaude Lane) are likely
to be particularly affected by noise and vibration, as most of the noise
sources referred to above are focused on this part of the site.
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6.3.3

Considerations in respect of noise and vibration, and the necessary
mitigation measures, are likely to impact upon the developable areas, the
layout, and the detailed design of the housing. Consequently, it will be
important to consider the implications of this issue from the outset of the
design process.

6.3.4

It will also be important to consider any noise implications stemming from the
new development itself, for example, the school, community centre and the
play/sports provision are likely to generate some noise, and the relationship
between these uses and the new housing will need to be carefully
considered.

6.3.5

Based on the technical reports produced in association with the preparation
of this brief various principles can be identified which will need to inform the
approach to assessing and mitigating the noise impacts. The following noise
levels shall be achieved with mitigation in place:
a)

Internal day time (0700 - 2300) noise levels shall not exceed 35dB
LAeq, 16hr for habitable rooms (bedrooms and living rooms with
windows open*)

b)

Internal night time (2300 - 0700) noise levels shall not exceed 30dB
LAeq with individual noise events not exceeding 45dB LAfMax
(windows open*).

c)

Garden areas shall not exceed 55 dB LAeq, 16hr,

* Where it is predicted that the internal noise levels specified above will not
be met with windows open despite mitigation strategies, an alternative
method of mechanical ventilation must be devised in order to supply outside
air to habitable rooms with windows closed, and relieve the need to open
windows. Background and passive ventilators, and system 3 extraction
systems are not adequate for this purpose. Methods may include a
Mechanical Ventilation Heat Recovery system with cool air by-pass, or
standalone mechanical units supplying outside air to each affected habitable
room.
6.3.6

In terms of vibration from the railway line, based on the technical information
prepared in association with the preparation of the development brief, it is
recommended that vibration dose values do not exceed 0.4m/s1.75 between
07.00 and 23.00 hours, and 0.26m/s1.75 between 23.00 and 07.00 hours, as
calculated in accordance with BS 6472:2008, entitled ‘Guide to Evaluation of
Human Exposure to Vibration in Buildings’, [1Hz to 80Hz].

6.3.7

In addition, other noise related issues which will need to be addressed
through future planning applications (either through technical reports
submitted and/or conditions imposed on future consents) include:
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the need for a construction and environmental management plan
encompassing construction noise; hours of work; hours of delivery;
hours suitable for pile driving; and noise-monitoring.
the need for a post completion noise survey undertaken by a suitably
qualified acoustic consultant

The hours of use in relation to construction impacts will need to ensure that
no work relating to the construction of the development takes place before
the hours of 0730 nor after 1800 Monday to Friday, before the hours of 0800
nor after 1300 Saturdays nor on Sundays or recognised public holidays,
unless otherwise agreed in writing by the Local Planning Authority. Any piling
activity would need to be restricted to Monday to Friday – 9.00 a.m. to 5.00
p.m.
6.3.8

In relation to noise, the objective levels for new development can be found in
the council’s ‘Noise assessments and reports for planning applications Guidance note for developers and consultants’ document.

Development Principle 3e: Noise and vibration
a) Noise and vibration impacts related to the site stemming from the railway line,
the firing range on Bramley camp, military helicopters, and traffic on Cufaude
Lane, will need to be properly assessed via detailed reports submitted with future
planning applications.
b) The noise and vibration impacts will need to be successfully mitigated and the
mitigation measures will need to inform the layout and detailed design of the new
development.

6.4

Contaminated land

Relevant policies, strategies and supporting information: EM12 (Pollution)
6.4.1

Given its agricultural use there is the potential for contaminated soils to be
present on the site, particularly in the vicinity of the buildings where
fuels/chemicals could have been stored and vehicles maintained. There is
also the potential for asbestos containing material to be present in the
buildings located on the site.

Development Principle 3f: contamination
Given the potential for contamination any full/outline application for residential
development on this site should be supported by an appropriate contamination
assessment, undertaken by a suitably qualified and competent environmental
consultant.
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6.5

Air Quality

Relevant policies, strategies and supporting information: EM12 (Pollution)
6.5.1 Future planning applications should demonstrate that the development of the
site will not result in any unacceptable impacts in terms of air quality. The
Local Education Authority has emphasised the importance of the school in
relation to this issue, owing to the number and concentration of vehicle
movements and parking which would be associated with its operation. This
issue will need to be assessed through future planning applications.

Development Principle 3g: air quality
Ensure that the development of the site will not have any unacceptable impacts in
terms of air quality.
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7.

Heritage

Objective 4: Ensure that the development of the site does not result in
unacceptable harm to the significance of designated and undesignated heritage
assets and/or their settings, and responds positively to the opportunities and
constraints presented by the heritage assets to create a high quality development
with a strong and locally- distinctive sense of place which is informed by context.
7.1.1

A number of important heritage considerations pertain to the development of
this site. It will be necessary to ensure and to demonstrate that the layout of
the proposed development, and the detailed design, responds to a thorough
evaluation of the significance of heritage assets on or in the vicinity of the
site and of the contribution made to their significance by setting. It is vital that
such consideration informs proposals from an early stage. The approach
should follow the recommendations of Historic England Good Practice
Advice note in Planning Note 3 (2nd edition) December 2017.

Figure 7.1 - map showing the heritage assets in close proximity to the site.

Relevant policies, strategies and supporting information: Local Plan Policies
SS3.8 c) (Upper Cufaude), EM11 (Historic Environment); Heritage SPD; Design
and Sustainability SPD; Hampshire Historic Landscape Character Assessment.
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7.1.2

To the north of the site are located a complex of listed farm buildings. These
comprise:








Upper Cufaude Farmhouse (Grade II, List Entry Number: 1092886)
Granary, 20 Yards South West of the House (Grade II, List Entry
Number: 1166430)
Former cartshed south of Small Barn, 10m west of Upper Cufaude
Farmhouse (Grade II, List Entry Number 1092887)
Cartshed, 35 Yards South west of Farm House, (Grade II, List Entry
Number: 1339562)
Outbuilding, 15 Yards, South west of Farm House, (Grade II, List Entry
Number: 1301383)
Barn and Outbuilding, 30 Yards west of the Farm House (Grade II, List
Entry Number: 1301377)
Barn, 20 Yards North-West of the House (Grade II, List Entry Number:
1339561)

7.1.3

While the development will not physically impact upon the fabric of the listed
buildings, it will have implications for their setting. It will be vital to ensure
that the layout provides sufficient space around the listed buildings in order
to ensure that the contribution made to their significance by their setting is
not unacceptably diminished. The use and design of proposals for land of
particular importance in relation to the setting of listed buildings will need to
have regard to the agricultural historic associations of the listed buildings,
and have a rural, undeveloped character. The detailed design and the layout
of the buildings in the area closest to the listed buildings must also respond
positively to the sensitivity of their setting.

7.1.4

There are a number of other designated heritage assets in the vicinity of the
site. These include listed buildings on the southern side of the Razors Farm
site, encompassing a listed farm house, granary and two barns. To the northwest is located Cufaude Farm House, along with a listed granary and
barn/cartshed, along with a Moated site to the west of Cufaude Farm (which
is a Scheduled Monument).

7.1.5

To the west of the site (approximately 1.5km away) is located The Vyne , a
large country house which is owned by the National Trust and which is one
of the most important heritage assets within the borough. The principal
building is Grade I- listed, but the property also includes a number of other
listed buildings and buildings protected as curtilage-listed structures. Of
particular potential relevance is The Banqueting House, as this is located on
the eastern side of the Vyne, and hence closer to Upper Cufaude Farm than
the main house. The Vyne is on the Register of Historic Parks and Gardens
and is listed at Grade II (List Entry Number 1000870). The area covered by
the entry on the register mainly extends to the west of the Vyne, but does
also extend to the east towards Upper Cufaude Farm.

7.1.6

There is also another important heritage feature within the site, the Roman
road which runs diagonally along the western side of the site. This also runs
through the Razors Farm site, where it is lined by ancient woodland, but the
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row of trees stops at the boundary with the Upper Cufaude Farm site. The
Roman road is an important undesignated heritage asset, which will be a
significant material consideration in decision-making.
7.1.7

The line of the Roman road is considered to provide important placemaking
potential. The Roman road needs to inform the layout of the future
development of the site, and should be clearly expressed so that it can be
appreciated by the public, with provision made to assist interpretation.
Consideration must be given in the design of proposals from the outset and
such consideration should be evidenced in supporting documentation.

7.1.8

It is recommended that consideration is given to extending the tree belt
within the Razors Farm site along the Roman road within the Upper Cufaude
Farm site. This also has the potential to facilitate biodiversity enhancement
and to help to create a linear park, and would also improve the level of
integration between the Razors Farm and Upper Cufaude Farm sites.
Opportunities should also be taken to assist interpretation, to aid public
appreciation and understanding of the Roman road.

7.1.9

The impacts of proposals on heritage assets will need to be considered in
detail in the Heritage Statement. Heritage issues should be considered in
conjunction with landscape considerations (including consideration of
landscape character from a historical perspective) as part of a
comprehensive Landscape and Visual Impact Appraisal. When assessing
the impact upon The Vyne and its associated listed/curtilage-listed buildings
and registered Park and Garden, it is considered particularly important to
assess the impact(s) from the footpath running to the west of the Upper
Cufaude Farm site. Either (or both) the Heritage Statement or Landscape
and Visual Impact Appraisal should incorporate consideration of the historic
landscape character in relation to the site and its surroundings (including
The Vyne), and future submissions should demonstrate how this has
informed the development of the site.

7.1.10 It will also be important to consider the archaeological potential of the site.
The archaeological interest pertaining to this site is likely to be focused on
the Roman road, though there may be remains located elsewhere within the
site. This will need to be properly assessed by specialist archaeological
consultants, and an impact assessment submitted with future planning
applications. The archaeological assessment of the site should be carried
out in light of consultation with the County Archaeologist at Hampshire
County Council (HCC). Guidance in relation to archaeology is provided on
the HCC website4. Both the design and construction phases of the
development will need to respond to the need to protect and conserve
heritage assets of archaeological interest.

4

https://www.hants.gov.uk/landplanningandenvironment/environment/historicenvironment
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Development Principle 4: Heritage
a) Ensure that the significance of heritage assets in the vicinity of the site including
Upper Cufaude Farm, Razors Farm, Cufaude Farm and The Vyne, are protected
in accordance with section 66 of the Listed Buildings Act 1990 or paras 193 and
194 of the NPPF 20185, taking due account of the contribution made to
significance by setting.
b) Ensure that proposals respond positively to the constraints and opportunities
presented by the historic environment, particularly in relation to the parts of the site
which are most sensitive in relation to heritage assets.
c) Ensure that the development protects the line and archaeology of the Roman
road, aids its interpretation and properly utilises the placemaking potential of this
feature.
d) Ensure that consideration of landscape and heritage issues is integrated, and
that such consideration is reflected in the design of the proposed development.
e) Ensure that heritage assets of archaeological interest on the site are protected
and conserved.

5 Or any subsequent amendments to these provisions.
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8. Design
Objective 5: To create a high quality development, with a locally distinctive
character, which responds positively and creatively to the context.
8.0.1

The design considerations pertaining to the site encompass a number of the
issues set out elsewhere in this document. These will need to be considered
in a holistic manner and within the parameters set out in this section.

Relevant policies, strategies and supporting information: Local Plan Policies
SS3.8 (Upper Cufaude), EM10 (Delivering High Quality Development); Design and
Sustainability SPD.

8.1

Urban design

8.1.1

A key component of achieving a high quality development on this site will be
understanding and appraising the context, and establishing how the
opportunities and constraints identified will inform the design solution. In this
regard it is considered that there are a number of important contextual
factors which will need to underpin the design process:







The semi-rural character of the site and surrounding area
The heritage assets and historic environment considerations pertaining
to the site itself and the locality
The existing natural features on and in the vicinity of the site
The constraints presented by the local road network
The need to integrate the site effectively with the local movement
network(s)
Key views into and out of the site.

Detailed guidance concerning the contextual survey and analysis process is
set out in the council’s Design and Sustainability SPD.
8.1.2

The structure of the proposed layout will need to respond positively to
context. The rural character of the locality is likely to necessitate a structure
which is relatively informal and irregularly shaped, mainly using curved
streets and irregularly shaped spaces (except where they relate to the
Roman road). The blocks are likely to be relatively small, and the road layout
should avoid long, wide streets.

8.1.3

The development will need to be based on attractive, well defined streets,
with a clear and suitable street hierarchy. However, it is not likely to be
appropriate to over-emphasise the main streets by using taller buildings, as
such an approach is likely to lead to an over-scaled, intense, urban form of
development, which would not be appropriate given the rural context. The
arrangement of the built form within the blocks should draw on rural
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typologies, while suburban arrangements and design features should be
avoided.
8.1.4

The character of the new development should be rural in nature, and should
draw on traditional village typologies. This is reflective of the more rural
context of this site when compared with Razors Farm/Vyne Park to the
south, and is likely to necessitate some differences in character between the
two developments.

8.1.5

Given the size of the development it will be important for the development to
have different character areas. These different areas will need to be clearly
expressed in relation to issues such as layout, architecture and landscaping.
However, it will still be important for these different character areas to
constitute a coherent approach, with a clear rationale, and reinforce the
overall design ethos as set out above. In addition, certain important drivers of
the development form as referred to above are likely to help naturally
facilitate this process, for example, the protection of the Roman road is likely
to help foster a particular character area within that part of the site (owing to
the straightness of the streets).

8.1.6

Following on from the text above concerning the importance of the rural
context and village character, a strong and coherent landscape framework
will be vital. This will include considerable softening of the edges of the
development, and prominent planting within the layout (in order to maximise
its positive contribution to the appearance of the development and the
benefits planting provides for the well-being of residents). The details of the
landscape scheme will need to reflect the rural character and reinforce the
village character of the scheme. Consequently, the landscaping should not
be overly formal or urban/suburban, as rural settlements are not generally
typified by formal planting arrangements (in stylistic terms e.g. planting
provided in regular arrangements and clearly defined shapes).

8.1.7

It will be important to consider how the development will appear from key
viewpoints into the site (taking into account the development of Razors Farm
to the south), and also how the design and layout can ensure the
development has a sympathetic impact on such key views. The design and
layout should also have due regard to the potential to utilise attractive views
from the site, and also the opportunities to create successful vistas within the
layout.

8.1.8

The design of the buildings needs to be high quality. They should be of an
appropriate scale, which should not exceed 2 storey height, though
accommodation in the roofspace may be acceptable to a limited extent within
some parts of the layout, but must not appear incongruous and must not
result in roofs which appear over-scaled. The design of the dwellings should
have a strong and clearly defined character in order to create a strong sense
of place. The Bramley Neighbourhood Plan is clear that the design of the
buildings needs to be predicated on a creative response to the rural context,
rather than just copying buildings in the locality.
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8.1.9

The materials and detailing needs to be high quality, and reinforce the strong
character of the design concept. These aspects need to be informed by
traditional local materials and details such as red brick, clay tiles (both for the
elevations and roof) and chimneys. Traditional local materials such as
flintwork could also be considered, however, it will be important to ensure
that any flintwork incorporated is high quality.

8.1.10 The design of the development will need to ensure that a high standard of
amenity is provided for new residents. It will also be important to ensure that
the amenity of existing residents in the vicinity of the site is protected
(including the cluster of dwellings on Cufaude Lane adjacent to the site), as
per the requirements of policy EM10 and the Design and Sustainability SPD.
8.1.11 Boundary treatments will need to be high quality, and reflect the rural context
and character of the proposed development. It will also be important to
ensure that boundary features do not have a detrimental impact on the
quality and appearance of the streetscene or public realm.
8.1.12 Given the rural character of the site, lighting will be an important
consideration. This will need to be understood from the outset through the
contextual survey and analysis and Landscape and Visual Impact Appraisal
processes and should be integrated with the wider design considerations.
Lighting should be designed in order to minimise the impact on the character
of the area and those living nearby. The type of lighting used, its location and
relationship with planting and buildings can all be used to regulate the impact
of the lighting on the wider character of the area.
8.1.13 It will be important to ensure that the development is safe and accessible for
all sections of the community (including elderly and disabled). Pedestrian
and cycle connectivity should ensure that the routes are designed to be safe,
convenient and attractive.
8.1.14 Specific guidance regarding the issues set out above is set out in the
council’s Design and Sustainability SPD, which includes guidance
concerning rural design considerations. The detailed design should also
have due regard to the Bramley Village Character Assessment.
Development Principle 5a: Good urban design principles
a) The design needs to respond positively and creatively to the site’s opportunities
and constraints in order to create a high quality development with a strong sense
of place, which will need to be heavily informed by the site’s rural context.
b) The site will need to have a coherent, permeable, legible layout, which reflects
the rural context, and provides for a spacious development with a low intensity
character (e.g. by having a rural character and a strong landscape framework).
c) The development should have well-defined streets, and ensure the provision of
a high quality public realm.
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d) The development should have an attractive relationship with the open spaces
provided within the layout and needs to be sympathetic to how it will appear from
key views into the site.
e) The detailed design will need to be informed by the rural context and local
architectural traditions, materials and detailing.
f) The scale of the proposed buildings should generally not exceed 2 storeys and
never exceed 2 and a half storeys (i.e. 2 storey development with accommodation
in the roofspace).
g) Buildings will need to be well proportioned, display visual interest and their
character will need to be expressed successfully via effective articulation and high
quality materials and detailing.
h) Lighting should be designed in order to minimise the impact on the character of
the area and those living nearby

8.2

Parking and refuse collection

8.2.1

Motor vehicle (residential/commercial) and secure cycle parking should be
provided in accordance with the adopted standards. The council’s parking
standards are set out in the council’s Parking SPD (2018). In addition, the
Design and Sustainability SPD provides guidance concerning the design
related considerations pertaining to parking.

8.2.2

Arrangements for the storage and collection of waste and recycling should
be provided in accordance with the council’s standards, which are set out in
Appendix 3 of the Design and Sustainability SPD.

Development Principle 5b: Integrating car parking and refuse collection into
the development
a) The design and location of parking spaces should accord with the following
principles:
i)

Parking spaces should be sited to minimise their visual prominence in the
streetscene.

ii)

Parking spaces should be well-designed and located to encourage use and
avoid inappropriate parking elsewhere.

iii)

Parking spaces should be convenient to the potential user, for example
located close to the front doors of properties, provided they do not harm the
appearance of the streetscene and the residential amenity of properties.

iv)

There is a clear distinction between parking provided on-plot, parking
provided to support visitors to residential properties and parking provided to
access communal facilities. All of these should have differing levels of
convenience in order to influence the behaviour of those accessing the
different facilities and residential properties.
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b) Arrangements for refuse storage and collection should minimise the potential for
bins to be located in visually prominent locations such as on a street frontage.

8.3

Sustainable design

8.3.1

In line with Policy EM10 (Delivering high quality development) of the Local
Plan, the development should minimise energy consumption through
sustainable approaches to design. The development should also incorporate
and/or promote renewable and low carbon energy technologies, as per
policy SS3.8 in the ALP.

8.3.2

Sustainable design can be achieved very effectively on the basis of passive
approaches (i.e. not requiring renewable energy technology), for example via
techniques such as passive solar gain. However, such approaches are
dependent on appropriate design and layout, and these considerations need
to be incorporated into the design process from the outset. Sustainable
design features and technologies utilised should be incorporated in a
manner which is sympathetic to the overall design concept.

8.3.3

Building Regulations are regularly updated to ensure that development is
sustainable and limits its impact on the use of natural resources. Policy EM9
(Sustainable Water Use) of the Local Plan places strict standards on the use
of water to limit the ‘stress’ on water resources. Development to a standard
of sustainability which exceeds Building Regulations requirements is
encouraged.

8.3.4

Further guidance regarding these aspects of the design process are covered
by the council’s Design and Sustainability SPD.

Development Principle 5c: Sustainable design
The layout, design and construction of the development should promote the
efficient use of natural resources through:
a)

Reducing resource requirements in terms of energy demands and water use.

b)

Considering opportunities for renewable and low carbon energy
technologies.

c)

The use of passive solar design should be utilised in order to maximise the
use of the sun’s energy for heating and facilitate sustainable cooling of
buildings; and

d)

Mitigating flooding, pollution and overheating.

8.4

Future proofing

8.4.1

Continuing enhancements in technology create the potential to help facilitate
sustainable development, improve quality of life and support the evolution of
modern business practices (e.g. by enabling greater homeworking).
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8.4.2

Consequently, the development must incorporate consideration of how
ongoing technological innovations can be incorporated. In particular,
opportunities should be taken to ensure that the development facilitates the
provision of electric vehicle charging equipment (as per the council’s Parking
SPD), high speed broadband and digital infrastructure.

Development Principle 5d: Future proofing
The development must facilitate the incorporation of electric vehicle charging
equipment, high speed broadband and digital infrastructure.
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9.

Indicative Development Framework Plan

9.0.1

The following Development Framework Plan provides a summary of the key
opportunities and constraints that should influence the form of development.
This identifies key constraints and opportunities, and seeks to provide
clarification regarding how certain aspects of the development can be
addressed (for example the location of the school). This is similar in many
respects to the inset map within the Local Plan. However, it expands upon
this by providing more details of potential opportunities and constraints, and
gives an idea for how these will shape the development of the site.

9.0.2

The plan shows the line of the Roman road, and illustrates how this will help
to shape this part of the development, along with the drainage ditch and
hedgerow in the centre of the site. The parts of the site which are in need of
buffering from a biodiversity perspective are also shown. The development
framework shows the two primary access points coming in from the Razors
Farm site to the south, and makes reference to the need to ensure there is
no primary access onto Cufaude Lane. The plan also shows the position
most likely to be suitable for the school, in the event that it needs to be
provided on this site.

9.0.3

Other key constraints identified are in relation to noise from the railway line,
Cufaude Lane and the shooting range on Bramley Camp. The listed
buildings located in closest proximity to the site are also shown, and the
important area of land reserved for landscaping and open space at the
northern end of the site is also identified.
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Appendix 1 – Site specific policy
Policy SS3.8 – Upper Cufaude Farm
This 26.3 hectare site lies immediately to the north of the Razor’s Farm allocation
(Policy SS3.3) and will only be released for development after, or in conjunction with,
the development of the Razor’s Farm site. The site will deliver a high quality
development that will:
a)
b)

c)

d)

e)

f)

g)

h)
i)

6

Make provision for approximately 390 dwellings;
Include the provision of social and physical infrastructure including a
community centre and a two form entry primary school if required by the Local
Education Authority6;
Conserve and enhance the architectural and historic significance of heritage
assets in the area including Razor’s Farm, Upper Cufaude Farm, Cufaude
Farm and the Vyne, and their rural settings, and ensure sufficient mitigation
measures are put in place when required;
Comprise a layout and design of development that retains the existing
landscape and vegetation structure in and round the site, including
enhancement and buffering of the hedgerow along the southern boundary and
provision of a well-designed and robust buffer, which reflects the existing
landscape character on the western and northern sides of the site from the
outset;
Keep the area hatched green on the inset map free of development and roads,
providing only additional landscape and appropriate open space measures to
ensure sufficient mitigation of the development on the surrounding area;
Provide appropriate green space/green infrastructure to meet local needs in
line with the council’s adopted standards, providing links to the green network
including that provided at Razor’s Farm and maintaining the hedgerow/ditch
that runs through the site as a green pedestrian route and the rural character
and accessibility of footpaths to the south and west of the site;
Avoid or mitigate direct and indirect adverse impacts on key species and
habitats, including mature hedgerows and water courses, through adequate
buffering and on-site mitigation and off-site compensation measures to ensure
a net gain in biodiversity;
Include measures to mitigate the impact of development on the local road
network and in particular, Cufaude Lane and the A33 Corridor
Include measures to improve accessibility by non-car transport modes,
including the provision of internal walking and cycling routes, linked to existing
external routes, the Public Rights of Way Network and the Strategic Cycle
Network, with direct cycle access to the Town Centre, and the ability to

The Local Education Authority (LEA) has identified a need for additional primary school places to serve new and existing
communities in the eastern areas of Basingstoke and has requested that provision is made to meet this requirement on both
SS3.8 and SS3.9. The LEA expect to require only one of these additional schools and will be able to confirm their exact
requirements, based on pupil forecasting once other development in the vicinity is delivered, when future masterplanning is
carried out.
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j)

k)
l)
m)

service the site by public transport. It will also be necessary to provide access
to the potential Chineham Railway Station and Cufaude Lane, in conjunction
with the development at Razors Farm;
Ensure acceptable noise standards can be met within homes and amenity
areas through suitable noise mitigation measures, where possible, in light of
the adjacent railway line and MOD land;
Ensure adequate infrastructure is provided for sewerage (on and off site) and
surface water drainage and produce a drainage strategy;
Incorporate and/or promote renewable and low carbon energy technologies;
Ensure that it provides for a comprehensive development with the Razors
Farm allocation (Policy SS3.3) through the development of a joint masterplan
for the two sites.

Development on this site will deliver homes in the period 2020/21 to 2025/26, in
accordance with the requirement to maintain a five year supply of deliverable
housing sites.

54

Appendix 2 – Representations received in relation to Cabinet
Meeting on 5 March
Document 1
Upper Cufaude Farm: Planning Application 19-000118-OUT
Introduction
The purpose of this note, prepared in a relatively short timescale, is our assessment
of some of the factors surrounding amphibian migration on Cufaude Lane. It includes
some background, conclusions and recommendations on the proposed development
and its additional impact on an existing migration problem intended to provide a
basis for further discussion. The real amphibian knowledge and close engagement
lies with people mentioned below. A wider audience have become more aware
recently. We understand though that efforts have been made a number of times in
the past to engage with both HCC and B&DBC.
Background
The effort to rescue Toads and other amphibians from road traffic is being led by
knowledgeable local people Andrew Cleave MBE and Dr Paul Sterry, biologist,
wildlife author and photographer. You can find a blog by Dr Paul Sterry here. There
are some photos of toads, frogs and newts rescued and dead on the open facebook
page of Hatch Warren Nature Group.
Amphibians have migration routes like many other species and use them to move
between spawning grounds and other habitats of sufficient extent and richness to
meet their needs at different times. Amphibians - toads, frogs and newts, are
migrating from wooded areas to the east of Cufaude Lane, (but to the west of the
railway), to at least one large pond to the west of Cuffaude Lane (see map below).
Around 1 km length of Cufaude Lane appears to be used for migration. Amphibians
may have to circumnavigate properties, cross a road, circumnavigate some more
properties depending on where they come to the road, may have to somehow cross
a recent deep drainage ditch with a high bank, and then cross arable land to reach
their spawning pond. Migration to the spawning pond appears to last around 2
months (we are now in the middle of that period) and the return is probably a
lengthier period in autumn. Figures on numbers will be made available but we have
experienced over 100 rescues on a night. Mortality on Cufaude Lane is high.
Numbers can only be counted of course when people are there, from around 6.30
PM until late evening depending rather on damp weather conditions triggering
movement. The future of what is quite clearly a significant population of amphibians
is dependent on the habitats and migration routes being maintained as naturally and
as undisturbed as possible, preferably improved and with obstructions diminished or
removed. Increased traffic levels including from yet more development bringing more
light, pets and disturbance are factors that have not been taken into account by
either County or Borough planning functions and despite people saying that they
55

have raised these issues. Toads are a national Priority Species but all the species
involved are believed to be in decline.
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(This maps has been produced by BDBC in order to illustrate the image provided
with the representation but which cannot be reproduced in this document for
copywrite reasons).
Conclusions


There is frustration at what is viewed as a lack of response and recognition by
B&DBC and HCC to information that has been reportedly highlighted over
some time about traffic carnage on the amphibian population as they migrate
to and from habitats and crossing Cufaude Lane. We have to consider what
impact this has now on planned development in the area including Cufaude
Lane and wonder where else similar issues are being experienced.



County Highways Department does not address all of the environmental
issues arising from development policies and plans and this notwithstanding
the damaging effects of roads and other hard infrastructure on migration
routes for most species that need to form part of green infrastructure. This is
by no means the first instance. Both Councils appear entirely comfortable with
Highways doing this.



While the Upper Cufaude Farm planning application might be deemed by
Cabinet to satisfy outline planning policy requirements it is evidentially flawed
by inadequate survey work and data acquisition and ignorance of important
local factors. There is no landscape context for this application and it
reinforces the view that policies and processes continue to prioritise and
expedite house building and roads that is subsidised by compromised
environmental action and investment. That is not sustainability.



From this application it is arguable that Developers have not been required to
deliver sufficiently well scoped or defined landscape, habitat and biodiversity
survey data. There is a question about how the terms of reference for that
work was set, who by, and why was it that in the interests of good governance
as landowner, HCC itself did not insist on an effective environmental impact
analysis, including before making it available for development ? It should be
noted in any event that there is a lack of credibility in a system that relies on
Developer contracted environmental surveys that are commonly more in
alignment with Developer objectives than with delivering environmental good
practice. Consultant employees express these concerns too but are reluctant
to speak out. This group has made several representations over this, directly
to Government and to the local MP.
Local knowledge continues to be under recognised or harnessed on
biodiversity, habitats and management and likewise mapped data about what
is known is not being shared with conservation groups by HCC or B&DBC
despite volunteers contributing valuable effort and data.
Local authorities have powers to close roads like Cufaude Lane, except for
access. At times of peak migration this could be done as an interim measure
to reduce losses. From Bramley there is the Vyne Road to the west and
Sherfield Road to the east joining the A33.
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Properties along the migration route of Cufaude Lane already present an
obstacle and additional threat to migratory amphibians. Unless there are
planning restrictions large scale development in proximity and traffic increases
are likely to lead to change of existing property ownership, infill and subdivision of these properties or further site development proposals that will add
yet more pressure to already stressed amphibian populations.

Recommendations













Close Cufaude Lane except for access, at times of peak migration as an
interim measure.
B&DBC should act promptly as it did with the Buckskin Flooding event by
initiating steps to plan for and secure funding to halt this highway slaughter,
perhaps achieved through a revised Transport Assessment process. This
should include consideration of cycle routes and footpaths and make
proposals that are optimal for removing or overcoming obstacles to species
migration. A Transport Assessment has already been recommended as
urgent in the Upper Cufaude Farm Highways Report. The Transport
Assessment should include consideration of the “eastern parcel” as
recommended by the same report but without prejudging the outcome of the
planning process that might also consider retaining that land as additional
future amphibian habitat.
The Council should reassess the Upper Cufaude Farm application as a matter
of urgency in the light of the information it receives now so that the Reserved
Matters detail is not compromised by Developer design preferences already
embedded in their proposal. Council might also consider in that context how
existing populations might be expanded or new populations established by
pathways for natural distribution. New information to inform the Highways
Transport Assessment.
Council reviews its process for scoping survey requirements to address
omissions highlighted by the experience of this project and in particular
consideration for migration routes impacted by road infrastructure and how it
expects HCC (and Highways England) to handle those.
Review the scope, role, skills and objectives of the Landscaping and
Conservation Teams to ensure aims complement those for protecting
biodiversity and enhancing green infrastructure.
Council looks to designate habitat areas and amphibian (or other) migration
routes associated with Cufaude Lane and implement protective planning
measures to prevent damage to, attrition of, or direct loss of, land vital for
these species and especially either side of Cufaude Lane.
Council considers alternative solutions to Developer contracted consultancy
reports and how it might recoup costs through charges for an improved
service.

Paul Beevers
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Hatch Warren Nature Group
N.B – Images (showing ‘context maps’ were also included within the representation
provided, but these cannot be reproduced in this document for copyright reasons).
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Document 2
(The document has been redacted where necessary for reasons such as data protection and
copyright etc.)
Upper Cufaude Farm - Development Brief – Additional Information
The primary purpose of this document is to inform decisions incorporated in the Development Brief
to be reviewed by Cabinet on March 5th. We believe it should also contribute materially to a decision
on the related Planning Application 19/00011/OUT particularly on determining conditions that
should be applied to any Outline Planning Permission consent.
The information below has been distilled from a range of sources with the aim of redressing
understated challenges and shortcomings in the application. There is statistically valuable data
included, but gathered within time constraints and resource availability but not a shortage of
expertise and experience. It is hoped that the Council takes note and advantage of experience and
advice offered by volunteers as well as from organisations like Froglife and County amphibian and
reptile groups.
The main contributors to this composite brief include: Dr Paul Sterry; Andrew Cleave
MBE; Peter Gillat; Peter West; Paul Beevers.
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ISSUES FOR PLANNING AUTHORITY, HCC HIGHWAYS, BOROUGH COUNCIL, CUFAUDE VOLUNTEERS,
FARMERS/LANDOWNERS
1.

PLANNING NET GAIN
Available statistical (see below), observable and anecdotal evidence is that the toad, frog and
newt population at Cufaude Lane has experienced significant declines. This has been worsened
by past and planned development that has not addressed impacts on amphibians and this is an
opportunity to reverse that trend. National policy changes in the National Planning Policy
Framework 209 (NPPF) requiring “net gain” should be applied rigorously, especially in respect
of a Priority Species - toads with maximum support from the Planning Authority, HCC Highway
Authority and the Borough Council. It is not unreasonable to assume that the amphibian
population at Cufaude Lane will end the way it has for so many other populations unless these
bodies act to not only secure but to expand this population with effective interim as well as
long term solutions. Later in this document we comment further on the Great Crested Newts
reported by the Consultant whose presence may be of greater significance than attributed and
as a minimum reinforces the need for connected corridors and habitats.

2. TRANSPORT HIGHWAY ASSESSMENT
HCC Highways have emphasised the need for an early Transport Assessment for Cufaude Lane.
We would support and reinforce that need with the proviso that it must include that the
assessment must provide for one or more substantial wildlife underpasses probably modelled on
that for Popley Ponds, or credible sustainable alternatives possibly employing other constructs,.
The Traffic Assessment takes account of the possible bringing forward of land owned by HCC to
the east of Cufaude Lane for development. This should not only be considered by the proposed
Highway Assessment but should be independently assessed in terms of the impact that
development would have on the sustainability of the threatened amphibian populations so far
unprotected.
3. PERMANENT OR TEMPORARY ROAD CLOSURE
Given the existence of roads to the east and west of Cufaude Lane serious consideration should
be given to making Cufaude Lane a “No Through Road” with access at both ends. This would
have the benefit of not only securing the amphibian population but providing an idyllic country
walking and cycling route.
As a minimum temporary night time road closures (except for access) should be introduced in
Spring, flexibly implemented and enforced, during the peak migration period and peak hours to
give the remaining population an opportunity to survive further attrition. If possible, farmers
should be approached to minimise deep ditches and high banks on farmland and to manage
fields as favourably as possible for amphibians.
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4. MOD BRAMLEY TRAINING CAMP
On their own initiative, the Cufaude Volunteers have been able to make contact with the
company managing MOD Bramley Training Camp with a view to discussing the possible
creation of ponds. This would be one way of addressing the downward trend in amphibian
numbers in the general area i.e. new breeding ponds. But it would not address the problem of
road casualties associated with spring breeding migration across Cufaude Lane. Toads in
particular are very faithful to the ponds where they were spawned. This early step towards
engagement will only be considered productive when there has been a meeting with the
management company and the MOD Biodiversity Officer that agrees a way forward and a plan.
That is likely to take some time.
5. CONNECTED WILDLIFE CORRIDORS IN THE WIDER LANDSCAPE
The prize that is really needed is a joined-up approach involving farmers and landowners (Farm
Cluster groups?) with HCC Highways and the Planning Authority charged jointly with delivering
wildlife corridor infrastructure. Securing the long-term future of breeding ponds (away from
roads and human disturbance of any sort) and terrestrial feeding habitats is vital. Amphibians
are land animals that breed in water after all. Farmers digging insurmountable ditches and
ploughing migrating amphibians into the soil are just as much threats as road kill and
obstructions such as housing, fences and commercial buildings, so infrastructure should aim to
exclude impedances or at best allows for them when planning corridors where they exist.
Note: To our knowledge, following enquiries, there are no Farm Cluster groups in existence or
planned in Basingstoke & Deane. Farm Clusters are bottom up partnerships owned by farmers
and landowners together determining what wildlife they favour delivering on their land. Farm
Clusters exist elsewhere in Hampshire. We understand there will be no further Farm Cluster
funding, probably until BREXIT is resolved with new land management payments.
Registered and Unregistered Toad Crossings
Cufaude Lane is one of a number of registered toad crossings in Basingstoke and Deane. Included in
Appendix A is a link and extract of a Froglife Map of registered toad Crossings in the Borough and
just outside of the Borough. This should be valuable for considering an overall strategy across the
Borough. Appendix B includes details of 3 sites in the Borough that were regarded as significant
but not any longer. The one for Sherfield Oaks golf course was mitigation when a golf course was
granted establishment permission. Given photos in Appendix B of the condition of the toad
mitigation at Sherfield Oaks and the decline in toads caused by road traffic to several sites it seems
not unreasonable to propose that all mitigation should be of a quality as implemented at Popley
Ponds. See Appendix C.
Note: Information was also provided about repeated wildlife traffic road accident sites and this has
been included in Appendix F as a matter of record because such information is not currently
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collected but is needed if the Borough is to recognise and create meaningful corridors for wildlife
through the highways network.
Correction to Previous Comment
It was observed in earlier correspondence that toads will be predated by fish in their spawning
pond. A correction to this statement has been received by referral to what is regarded as a
definitive book in the Collins New Naturalist series on Amphibians and Reptiles, by Beebee and
Griffiths. In the section on Common Toads they discuss the fact that toads actively seek out
lakes/ponds that contain fish. Their tadpoles are unpalatable therefore they have a competitive
advantage over other amphibians. This reference still leaves open the question of the threat to the
spawn of frogs and newts and whether comments on fish would include lakes (as opposed to
flowing water) deliberately stocked with Trout.
Data on Spring Migration at Cufaude Lane
Species: Common Toad, Common Frog and Smooth Newt.
The statistics below come with the following qualifications.


Numbers for 2017 and 2018 are in all likelihood serious underestimates. Generally there
were just three people patrolling, occasionally four but often just one. Given the
approximate road length involved (1 km) it can be appreciated how difficult it is to cover
the ground properly.



Initially the patrol was intended as an animal welfare issue by volunteers rather than a data
collection exercise. On some busy nights where one person was on patrol then ‘catch and
release’ was the only option and numbers on those nights were not even counted and are not
included. At that time dead animals were not normally counted, except on one particularly
bad night – March 7, 2018. In 2017 our patrol season ran from Feb 15 to March 23 with
occasional nights off. In 2019 it ran from Feb 20 to March 19. In 2019 there have been more
volunteers and better coverage. For the above reasons figures are indicative not definitive.
They represent only a snapshot of what’s really going on. Numbers are heading in a
downward direction.



Indications are that numbers of amphibians are significantly down on 2018. One
observation is that quite a few of the animals migrating are juveniles suggesting that many
adults have died previously whatever the reasons. It is understand that Toads may not all
reach breeding age until they are 3 years old. This may be significant as it means juvenile
toads reaching the pond will not be able to breed.
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Toad

Toad

Frog

Frog

newt

Newt

Alive

Dead

alive

dead

alive

dead

2017 total

1018

357

203

2018 total

976

258

165

March 7 2018

352

174

83

15

41

17

575

129

36

15

109

42

2019 Feb 16

Figures to March 6 2019
My Note: On the evening of March 9th an elderly gentleman drove past and stopped to say he had
lived in the area all or most of his life and remembered the days when a vehicle had to navigate
slowly through the mass of toads and other amphibians crossing the road.
The comment below, from a Basingstoke local, was added to a blog posted by Dr Paul Sterry

Comments, Critical Observations on Amphibians and Migration


Amphibians are terrestrial animals that breed in water. 9 months or so of the year are
spent on land and hence the terrestrial environment is just as vital to their survival as
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water. They need places to feed and hibernate, and unimpeded routes for migration
between A and B.


In the absence of insurmountable obstacles, migrating Amphibians radiate from their
breeding ponds and don’t just head in one direction.



Some species are known to wander distances of 2km from breeding ponds and we do not know
if that could be much further. That’s how colonisation of newly created ponds occurs.



Assume that the lake (plus ditches that surround it) to the west of the toad zone on Cufaude Lane
is the main destination of the migrating amphibians. Look at the lake on Google maps and think of
it as the centre of a pie-chart. Then look at the stretch of road involved. It is roughly 40 degrees
out of a 360 degree circle. It is possible that the toads crossing the road represents just
under 10% of the total population, assuming they radiate from the water after breeding.
Then consider the fact that migration probably continues unseen throughout the night and the
populations may have been and may still be significant.



Amphibians have a strong sense of direction when it comes to their annual spring migration,
and a loyalty to their natal pond. Transferring adults to different ponds is no guarantee of a
successful outcome i.e. there is a reasonable chance they might just leave. This approach of
transferring adults is used as part of the ‘mitigation’ approach by Great Crested Newt legislation.
Some conservationists view this approach as flawed, a loophole to aid developers, not
something that provides anything more than a perhaps temporary animal welfare outcome for
the animals involved.



In addition to road mortality, amphibians face a number of other threats to their survival. If a
breeding pond is drained by a landowner then that spells disaster. If a farmer ploughed or
sprayed a field on a migration route on the wrong day for migrating animals, that would be
catastrophic. Similarly digging a steep-sided drainage ditch presents an insurmountable obstacle
for newts and toads; this has happened in fields adjacent to Cufaude Lane. And then they need
good feeding habitat. The odds are stacked against them.



The presence of deep ditches and high spoil banks is likely to markedly hinder migration and
potentially increase mortality. There are additional obstacles too, houses, walls, fences and
commercial enterprises already hinder migration.



What action is going to be taken to enable the current population to survive? How long
can the population sustain the current level of mortality?



There is a question too about the moat around Cufaude Manor. If rumours about its having
been filled in are true (no idea about veracity of this) it is significant. Prior to the creation of the
‘lake’ in the 1970s this would have been the traditional spawning site. We would like this to be
investigated.



We wonder if the moat is a listed heritage site? It is certainly ancient enough to qualify.



Sound and a smell has been noted of possible discharge of “grey” water into ditch adjacent to
Cufaude Manor and the barn conversions. We would like this to be investigated.

Data on Autumn Migration at Cufaude Lane


There are no figures on casualties and little knowledge of how dispersal unfolds with little or no
human monitoring perhaps due to the extended time period in which dispersal happens.



Come May or June (or even earlier) most adult toads will have left the breeding pools.
Juveniles follow July onwards.
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Some animals will probably head back across Cufaude Lane. We have no information about
whether adults are directionally faithful when dispersing. We do know they have a homing
instinct towards their natal ponds in spring.

Other Comments Relevant to the Development Brief (Many submitted as Planning Objections)


Inadequate combined Phase 2 survey that failed to identify important adjacent or nearby habitats
and species that will be impacted by this proposal and hence does not assess or measure what
are significant populations of amphibians, their behaviours, migration routes, timings, migration
needs or the existing risks they face now and in the future. Toads are at least one Priority
Species. Survey data is essential to assess the impact of the proposed development on existing
populations and their migration needs and to calculate what is required to protect, preserve and
deliver net gain, how that should be delivered and the cost of doing so.



Absence of any impact analysis of increased traffic, light, noise, human and pet disturbance and
other pressures on amphibian populations especially during lengthy periods of migration and
dispersal. This assessment should not be restricted to the development site but extended to; the
whole of Cufaude Lane and adjacent areas; the amphibian migration and dispersal routes; the
habitats they need and the obstructions they encounter. An inadequate impact analysis by a
Developer should not be rewarded by inadequate solutions but by increased contingency.



Absence of any proposals to demonstrate that the developer can deliver net gain to existing
amphibian populations or demonstrate and guarantee that sufficient funds will be available to
deliver net gains caused by the development on or offsite.



Absence of any impact analysis of the hydrological changes that could be caused by proposed
development that could affect amphibians through disruptive or damaging changes in water and
moisture levels or affecting migration, migration and dispersal routes, breeding and population
levels.



Absence of any Highways Transport Assessment for the whole of Cufaude Lane assessing
traffic, cycling and pedestrian need or proposals for effective solutions employing underpasses
and other constructs and the investment needed in order to preserve and enhance amphibian
population levels and deliver net gains.



Concern that the Developer proposal has already gone beyond Outline Planning stage with
embedded detailed green space proposals that may be inimical to properly evaluated proposals
for protection and net gain of a significant population of amphibians that includes at least one
Priority Species.



Failure to meet site management standards on nearby development by the same Developer and
absence of enforcement action by the Borough Council Enforcement Team.



Having reviewed some of the documents supporting the planning application for the new
development on Cufaude Lane, (19/00018/OUT) particularly the reports filed by Ecosulis
there is surprise at the number of errors. Details about the toad crossing area are wrong. Had

they answered phone calls and emails they would have been provided with the correct
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information. It is hoped that any plans for net gain and mitigation will be based on accurate
information about this site and not on the report submitted by Ecosulis. Has anyone from the
Basingstoke and Deane Environmental Team visited the site to check this?


The species lists that Ecosulis have compiled are inadequate, incomplete and imprecise
enough to be confident that there are no other important species present.



Ecosulis did refer to the presence of Great Crested Newts in the surrounding area, but were
dismissive about the likelihood of them being affected by the development. They refer to one of
the ponds (Pond Seven on their document) as being unsuitable for Great Crested Newts, but
they did not visit this pond, relying instead on a google maps search. This pond has been visited

by a contributor with the owner and the pond is very suitable for amphibians, and it is the
destination for many of the toads crossing Cufaude Lane. The small numbers of Great Crested
Newts discovered by Ecosulis were in a tiny pond adjacent to Cufaude Lane and the proposed
development. Numbers involved were too small (3) to constitute a viable long-term population.
Therefore they must be overspill migrants from elsewhere which means there must be a metapopulation somewhere in the vicinity. Since Great Crested Newts are known to cover distances
of 2km plus, the significance of connectivity (current and future) with the Popley Pond (the
biggest in N Hampshire) should be under consideration. Almost a legal obligation to do so, if not
a moral one.


Ecosulis also made disparaging remarks about agricultural land, stating that it would be
unsuitable for amphibians. Are they not aware of the fact that the toads, frogs and
newts disperse away from their spawning sites and inevitably cross agricultural land
when they do so? Had Ecosulis bothered to visit Pond Seven they would have seen that
the pond and its surroundings are ideal for many species of amphibians.



It is also noted that the developers have plans as part of the landscaping of their
development, to construct ponds close to the road. This can only lead to further problems

with road kill if these ponds become colonised by amphibians because inevitably many will
disperse after the breeding season and are likely to cross the road which is only going to
become much busier with the increased building. Ponds should not be constructed without at
best appropriate mitigation measures for the amphibians which are likely to colonise them.
Even then the risk of human disturbance and pet predation may mean pond proposals on the
development are misplaced. Road tunnels and underpasses are now becoming more widely
used in areas where road kill is a problem, but there is no mention of this in the Croudace plan
or in the Ecosulis report.


As a further complication to this worrying situation, there are anecdotal rumours that one of
the past breeding ponds for the toads, the moat around Cufaude Manor, is no longer extant
(drained or filled-in for all we know). We have no access to this private residence so have no
way of checking this, but to ensure the long-term future of this important amphibian
population the construction of new, carefully designed ponds with safe access and protection
must be provided, free of human and pet disturbance and pet predation.



To avert further damage to amphibians and others species in the areas adjacent to
Cufaude Lane a competent and independent team of Environmental Consultants should
be used to do a full survey of the area before any further development takes place.
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Developer Site Management
Croudace Homes have a poor record of site management as illustrated by photographs in Appendix

D which were taken on Sunday 3rd March. These show the derelict state of the amphibian barriers
on their Vyne Park development. To leave them in this state at the height of the amphibian
migration period is appalling and irresponsible. It would be a disaster if Croudace were allowed to
continue with working practices like this if the next phase of the development (Upper Cufaude
Farm) were to go ahead. Has anyone from the Planning Department Enforcement Team yet visited

the Croudace site to check on this? The Reptile and Amphibian Fencing Barrier has been
incomplete for over a year, but it has recently become much worse. There are huge pools of water
there which will attract amphibians but with no means of protecting them.

Pond and Farm land West of Cufaude Lane
The waterbody to the west of Cufaude Lane (more of a lake than a pond) was dug we believe at
some point between the 1970’s and 1990’s. It is believed to have been dug to hold water for crop
irrigation. If fish are present, that will probably be to the advantage of Common Toads. As explained
elsewhere in this document, they actively seek out lakes with fish because it gives their unpalatable
tadpoles a selective advantage over other amphibians. The future well-being of the lake may
require a delicate and diplomatic discussion with the farmer. It seems in safe hands at the moment.
Possible Solutions including Contact with Bramley Training Camp/MOD


Creating several new ponds, including on the east side of Cufaude Lane, and the east side of the
railway could be a significant but partial solution. The parcel of land owned by HCC might be an
opportunity but ponds would need to be away from and protected from people, pets, light,
water pollution and disturbances.



We must not create an “island” but a connected network of migratory and dispersal corridors to
facilitate the creation and expansion of new populations including under/across Cufaude Lane
probably using directed underpasses and tunnels meaning amphibians would face
insurmountable converging walls (not very high) on both sides of the road so they have to
travel along the wall until they reach an underpass or tunnel. On the west side there would need
to be protected migratory routes providing dispersal routes to new ponds and current or
intended deep ditches removed or cancelled.



Even if new ponds east of Cufaude Lane were constructed this would only be a partial solution.
There would remain a need to facilitate migration to the west and also east of the railway so
crossing Cufaude Lane must remain an aim and in the longer term probably the A33 and the
Sherfield Road as well.



Persistency in calls to MOD numbers finally resulted in a positive opening discussion about the
possibility of creating ponds on Bramley Training Camp. We were contacted by the company
Landmarc who manage the MOD Estate but not Biodiversity issues. In short Landmarc have
been sent details of what is happening on Cufaude Lane that they proposed to forward to the
MOD Biodiversity contact. We await a response that we were warned may take some time. Maps
of Bramley Training Camp included in Appendix E.
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Appendix A Froglife Registered Toad Crossings

(n.b map cannot be reproduced for copyright reasons)
Purple Toad means no active patrol. Link to website
Appendix B Reports of Unregistered Toad Crossings (Pete West)
Volunteer Pete West has checked out 3 other previously known Toad Crossings.
Hook Toad Crossing - Toad Pond A287
Chris Pengelly from HARG told me about "Toad Pond" around 15/16 years ago and mentioned that it was
known locally for its toad population. Pete West comments that “I have lived in Hook about 18 years and
although I have seen toads crossing the roads in this area (A287 and small road leading to the
HCC/Highways Agency Hook Depot) they have not been crossing in large numbers. This year I have not
seen any at all. I haven't been able to locate any documents for this pond.”
Hook – Rotherwick Toad Crossing
Pete West reports he was told about toads between Hook and Rotherwick but has yet to obtain the exact
location. He has promised to provide an update if he finds anything significant.
Sherfield Oaks – Wildmoor Lane Toad Crossing
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Pete West informs that he believes this site was previously known as Buckfield Park
It is believed that Toad Crossings were installed as part of the Golf Course establishment. His
observations and pictures taken on a wet March 8 2019 are that the crossings were bro ken. Pete
reports from his visit on March 8 th that the toad fencing is broken in a few places. Tunnels are full of
leaves and tunnels mostly blocked. There were a handful of toads.
The following digital documents have been made supplied to me by Pete West dated 2002 and are
available on request.


B&DBC Dec01 - Original letter to Basingstoke Council



Buckfield Park-B&DBC Dec01response p1 - Page 1 of their response



Buckfield Park-B&DBC Dec01response p2 - Page 2 of their response



Buckfield Park-B&DBC Jan02 - My follow up letter



Buckfield Park toad tunnel dia A - A rough diagram I created to show the general layout of the
toad tunnels/fences
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Damaged buried toad tunnel

71

72

Appendix C Marnel Park Popley Ponds Amphibian Box Culverts
Taken from David Wilson Homes Management Plan for Popley Ponds and designed by the
Landmark Practice
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Appendix D Croudace Site Management Photos
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Appendix E Maps of Bramley Training Camp
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Appendix F Other Road Traffic Accident Spots
This is being included because; (a) they were offered as further examples of places where (non amphibian) wildlife accidents were taking place

– and we should start recording where they are, (b)

they may have become regular wildlife crossings that might benefit by highlighting these issues as
examples (c) that some of the animals are big enough to cause injury to people (d) it highlights the
need for wildlife corridors through an ever expanding and highly fragmenting road network that it is
impossible for wildlife to navigate safely if at all.




The A30 just east of Conkers Garden Centre has regular badger road traffic accidents.
The B3349 north of the roundabout with the B3011 is a particularly hazardous section to both
drivers and deer.



The B3349 again south of Hound Green has occasional badger road traffic accidents.

None of these Traffic Accident Spots are particularly as a result of development, but the pressure will
only increase as settlements expand.

76

Document 3:
Nature in Cambridgeshire 53, 45-50 (2011)

The role of road traffic in the near extinction of Common
Toads (Bufo bufo) in Ramsey and Bury
Arnold Cooke
Since the 1980s, Common Toads (Bufo bufo) have decreased over much
of central, southern and eastern England (Hilton-Brown & Oldham, 1991;
Carrier & Beebee, 2003). Cooke & Sparks (2004) studied three declining
toad populations in Ramsey and Bury in Cambridgeshire, and concluded
that road traffic had contributed by killing migrating adults. It was further
suggested that unsustainable mortality on roads might be a factor
contributing to declines of Common Toads more generally. This suggestion
was supported by detailed fieldwork on various anuran species in Canada
(Fahrig et al., 1995) and Denmark (Hels & Buchwald, 2001).
Throughout the period of these population declines in England, there
has been widespread concern about toads being killed on roads, and
volunteers have carried them across many roads at times of peak migration
(Langton, 1989, 2002). In Cambridgeshire, we have a particularly wellknown, large scale initiative at Madingley that was started in 1988 (Seale,
2010). Despite the concern about road mortality, losses have usually been
viewed as sustainable as regards conservation of populations (e.g. Gittins,
1983; Beebee & Griffiths, 2000). If levels of road traffic continue to
increase, however, losses may eventually become unsustainable. Numbers
of toads being killed are likely to increase in a situation where both a toad
population and its local environment remain unchanged, apart from an
increase in road traffic. Once losses become unsustainable, the population
will decrease and so will numbers killed (Cooke & Sparks, 2004).
Study sites and methods
The toad breeding sites are in Ramsey and its attached village of Bury.
Three principal ponds have been used by toads: Bury Pond (TL 282843),
Field Road Pond (TL 283856) and Horse Pond (TL 292852). Each pond is
about 1 km from the other two, and each is a traditional site that has held
breeding toads for many years.
During the toad breeding season, brief daytime visits were made on most
days to check when peak numbers of casualties appeared to occur. Then
counts of casualties were made on foot during daylight on 12 nearby roads
(see Table 1 for road names). If further significant mortality was noted,
counts were repeated and the highest figure for each site was used for that
year. This peak count will include an unknown proportion of the toads
killed that year. Although avian scavengers such as Carrion Crow (Corvus
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corone) and Magpie (Pica pica) were rare in the area during the study
period, casualties will have been lost before being counted due to factors
such as wet weather and scavenging by mammals. Other toads will have
been killed after the count was made, but road mortality on the return
migration did not result in a marked increase in casualties. The objective
was not to count every casualty but to record systematically so that longterm trends in counts might reflect trends in total numbers killed.
Casualties have been counted each year since 1990 on roads around Bury
Pond, since 1984 beside Horse Pond and since 1974 at Field Road. This
article is primarily concerned with the recent marked declines and focuses
on the period 1990-2010.
Table 1. Traffic counts for the 12 roads, March 2004 and mean proportional annual
change in road casualties, 1990-2004. Mean number of vehicles per 15 minute
period is based on seven counts, one on each night of the week.
Road

Field Rd
St Marys Rd
Princes St
Star Lane
Station Rd
Ramsey Rd
Grenfell Rd
The Malting
Upwood Rd
Biggin Lane
Brand Close
Wood Lane

Designation

Pond site

B 1040
B 1040
B 1096

Field Rd
Field Rd
Field Rd
Field Rd
Field Rd
Bury
Bury
Bury
Bury
Bury
Bury
Horse

Vehicles per 15 Vehicles per Proportional
annual change
minutes (mean +
hour
in casualty
SE)
counts
32.9 + 2.5
131
-0.148
32.1 + 5.1
129
-0.097
4.4 + 0.8
18
-0.055
4.4 + 1.4
18
-0.064
8.6 + 1.2
34
-0.083
98.7 + 11.1
395
-0.157
10.7 + 1.9
43
-0.105
9.6 + 2.6
38
-0.113
47.0 + 6.1
188
-0.107
15.9 + 2.3
63
-0.098
1.6 + 0.4
6
+0.075
22.3 + 3.9
89
-0.062

Observations on toads breeding in Bury Pond have been undertaken
routinely since 1990 (Cooke, 2000), with daytime counts of adults being
made during the breeding season every year. Observing events in Horse
Pond was difficult because of the typically high turbidity of the water, but
night counts of adult toads were undertaken in 2004 for comparison with
earlier counts. No counts of adults were made in Field Road Pond because
of very restricted access to the banks.
Between 5th and 27th March 2004, traffic data of relevance to toad
migration was collected on the 12 roads. Between one hour after sunset and
22.00 hours, seven 15 minute censuses were undertaken on each road, with
one on each night of the week. In 2004, the main toad migration occurred
on the nights of 14th and 15th March. The amount of traffic on each of the
roads relative to the others probably changed little during 1990-2004, so
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the 2004 data are used to reflect relative traffic intensities during that
period. However, it is likely that road traffic has increased on all roads
since 1990. An increase of 11% in the number of vehicles using the B1040
to the south of Bury was recorded between 1992 and 2002 (Cambridgeshire
County Council, 2002).
Results and observations
At Bury Pond, casualty counts decreased between 1990 and 2010 (Figure 1,
correlation coefficient r19 = -0.660, P < 0.01), as did counts of live toads in the
water (r19 = -0.789, P < 0.001), and the two counts were also correlated (r 19 =
0.836, P < 0.001). Live counts were zero from 2007 onwards. As declines in
casualty counts at Bury Pond were synchronous with those at Field Road Pond
(Figure 1, r19 = 0.789, P < 0.001) and Horse Pond (r19 = 0.886, P < 0.001), it
seems reasonable to conclude that toad numbers decreased at all three sites
during this period. This is supported by four night-time counts of live toads at
Horse Pond: 145 in 1990, 262 in 1991 and zero twice in 2004. The combined
total of casualty counts for the three sites decreased from a peak of 482 in 1991
to a single toad in 2010 (Figure 1). Four dead toads were noticed on other roads
in Ramsey in March 2010.

Figure 1. Casualty counts of toads on roads around the three ponds, 1990-2010.

Traffic census information is summarised in Table 1 as the average number
of vehicles per hour. Lorries and similar-sized vehicles comprised only 0.5% of
the traffic, so are not separated from smaller vehicles in the table. Motor cycles
were not counted. The three B class roads and Upwood Road are the main roads
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into and out of the area. These four, together with Field Road, carried the greatest
volumes of traffic. Field Road is one of Ramsey’s busiest domestic roads. Traffic
flow varied through the week (chi-squared = 81.0, d.f. = 6, P < 0.001) with the
following total numbers of vehicles being counted during the 15 minute censuses
on the 12 roads: Monday 273, Tuesday 300, Wednesday 289, Thursday 332,
Friday 379, Saturday 267 and Sunday 177. Friday, the night with the most traffic,
was more than twice as busy as Sunday, the night with the least activity.
Also included in Table 1 is the proportional annual change in casualty counts
for each road, 1990-2004, calculated as in Cooke & Sparks (2004). There was a
negative relationship between this measure and traffic flow rate for the 12 roads
(Spearman rank correlation coefficient rs = -0.747, P < 0.01), i.e. the rate of
decrease in casualties tended to be greater on a road with more traffic.
Discussion
Numbers of toads counted dead or alive have been much reduced in Ramsey
and Bury over the last 20 years. This article takes the story on another seven
years from the data presented by Cooke & Sparks (2004). During this time, the
situation has continued to worsen. Combined casualty counts at the three sites
have not exceeded 10 since 2006. That a few casualties can still be found
indicates limited breeding locally. Small numbers of toads still use the Field
Road pond, but apparently remain close to it throughout the year and do not cross
the roads (Peter Fearn, pers. comm.). It is possible that some toads migrate in
from sites in the wider countryside (Cooke & Sparks, 2004; Cooke & Cooke,
2008).
Why then have toad numbers declined when all three breeding ponds are
protected in different ways (Bury Pond is a Wildlife Trust reserve, Horse Pond is
in a conservation area and the Field Road Pond is in private ownership)? Cooke
& Sparks (2004) considered that although other factors were also implicated, such
as loss and modification of previously suitable terrestrial habitat, unsustainable
road mortality made a major contribution. Reasons for suspecting road mortality
included:
 the pattern of casualties at the Field Road site since 1974 was consistent
with increases in casualties as road traffic increased, until losses became
unsustainable in the 1980s and casualty numbers came down reflecting a
decreasing population;
 the model of Hels & Buchwald (2001) indicated that the probability of a
toad being killed during a single crossing of Ramsey Road, Bury might be
as high as 0.67;
 there was evidence that direction of migration was being modified with
relatively fewer dead toads being found in later years on the busier roads.
This paper reports traffic flow rates on nearby roads in March 2004 during the
toad migration season. A relationship was found between the rate of change of
casualty counts and traffic intensity suggesting that the busier roads had a greater
impact on numbers migrating. However, data for the 12 roads were not
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independent as what happened on one road may have affected what happened on
others around the same pond. Moreover, in some situations toads had to cross
more than one road to reach their pond. Nevertheless, adult toads can have a
tendency to migrate to and from a breeding pond in a certain direction (Heusser,
1969; Haapanen, 1974; Latham, 1997; Oldham, 1999), and the observed
relationship provides some support for the conclusion that road traffic had an
appreciable impact. It should also be pointed out that a reduction in the number of
toads migrating across a road does not necessarily mean that the breeding
population will be reduced as a consequence (e.g. see Oldham & Swan, 1991;
Young & Beebee 2002). A population reduction is though more likely to occur if
a pond is surrounded by roads. This is the situation at Bury Pond while the Field
Road pond has roads on three sides and Horse Pond on two sides.
Whether overall losses on all roads are unsustainable is a more important
conservation consideration than impact on just the busiest road. Numbers of
road casualties have now decreased to virtually zero and it no longer seems
worth continuing with the counting. Could, then, more have been done to
prevent losses on the roads? The local Wildlife Trust first organised volunteers
to carry toads across roads in Ramsey and Bury in 1987. This was initiated
because of concern for individual toads, not because of concern for the
population. By the mid 1990s very few volunteers remained, most having been
deterred by the decreasing numbers of live migrant toads. Casualty numbers
were not, however, particularly low in the mid 1990s, especially when compared
with 1970s data from Field Road (Cooke & Sparks, 2004). In other words, the
feeling was that toad lifting was not as productive as it had been. Concern for
the populations did not start to materialise until several years later. With
hindsight, the toad lifting operation should have been intensified when numbers
began to fall away. Realisation that a population might be adversely affected by
road traffic could stimulate more people to take part and help retain their
commitment for longer.
This study in Ramsey and Bury appears to be the first to draw attention to the
fact that the night of the week on which migration mainly occurs may also be
important. Hels & Buchwald (2001) modelled the probability of a Common Toad
being killed as a function of traffic intensity, taking into account observed diurnal
variations in toad activity and traffic. Using their model, an increase in local
traffic between Sunday and Friday nights could approximately double the number
of dead toads. Local information such as this can help make volunteer patrols
more effective.
Fahrig et al. (1995) reported fewer live or dead toads on roads with higher
rates of traffic flow near Ottawa. Their observations were consistent with
situations where road mortality had already considerably modified distribution
and abundance. In western Cambridgeshire, the Common Toad has decreased in
numbers over the last twenty years or so, and road mortality has probably
contributed significantly. Widespread population declines of the Common Toad
in Britain during the 1950s and 1960s were mainly caused by loss or
modification of habitat (Cooke, 1972). Declines slowed in the 1970s (Cooke &
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Scorgie, 1983), but have become more obvious again since the 1980s in parts of
central and southern England (Hilton-Brown & Oldham, 1991; Carrier &
Beebee, 2003). This follow-up to the study of Cooke & Sparks (2004) does
nothing to dispel concern that unsustainable road mortality may have contributed
to this later wave of declines. If it can be a factor in this unremarkable rural area,
then it can be a factor elsewhere.
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