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Dear Sir or Madam, 

RESPONSE TO THE TEST VALLEY DRAFT LOCAL PLAN 2040 REGULATION 18 STAGE 2 
CONSULTATION  

On behalf of Towerview Property Group, I herein provide a response to the Test Valley Draft Local 
Plan 2040 Regulation 18 Stage 2 consultation. It should be read in conjunction with the separate 
Strategic Housing and Economic Land Availability Assessment (SHELAA) submission which 
promotes land north of Botley Road, Romsey for a residential allocation.  

Towerview Property Group is a reputable housebuilder based in the south of England with 
extensive land interests in Bournemouth, Poole and the surrounding areas. This response relates 
to their land interest situated to the north of Botley Road, Romsey. The site will already be known 
to Test Valley Borough Council (TVBC) having been previously submitted for inclusion in the 
SHELAA through T under reference 282 in 2021. 

Towerview Property Group acknowledges that the emerging plan is at the Regulation 18 stage 
and that the next iteration will be shaped further as the plan progresses. However, the plan will 
ultimately need to meet the tests of soundness, as set out in paragraph 35 of the NPPF: 

 
objectively assessed needs; and is informed by agreements with other authorities, so that unmet 
need from neighbouring areas is accommodated where it is practical to do so and is consistent 
with achieving sustainable development;  
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b) Justified  an appropriate strategy, taking into account the reasonable alternatives, and based 
on proportionate evidence;  

c) Effective  deliverable over the plan period, and based on effective joint working on cross-
boundary strategic matters that have been dealt with rather than deferred, as evidenced by the 
statement of common ground; and  

d) Consistent with national policy  enabling the delivery of sustainable development in 
 

Given the above requirement, this representation is framed in terms of highlighting areas where 
the plan may not prove sound and suggests how current deficiencies might be rectified. This 
response follows the format of the main consultation document and is structured as follows: 

 Local Plan (Timetable) 
 Vision and Objectives 
 Duty to Cooperate  
 Spatial Strategy and Settlement Hierarchy  
 Housing Supply and Housing Requirement  
 Local Gaps  
 Transport and Movement  
 Sustainable Design and Construction 
 Climate Change and Biodiversity  
 Green Instructure  
 Heritage Assets  
 Flood Risk and Drainage  

 
Local Plan (Timetable) 
 

Towerview Property Group support the plan period 2020-2040 which allows for a minimum 15-
year time horizon following the adoption of the plan. Towerview Property Group, however, note 
how an indicative timeline for the production of the local plan is set out at figure 1.2 of the 
consultation document that shows an anticipated examination in Autumn 2025, followed by 
adoption in Spring 2026. Towerview Property Group would respectfully suggest this is overly 
ambitious, as it does not account for any consultation period on proposed modifications, nor the 
inevitable lead-in time for Council approval of the consultation material. Furthermore, nor does 
it account for the cooling-off period after the Council has decided (if) to adopt it. We are aware 
of several stalled examinations in the south of England with a much longer timeframe, including 
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The publication of a Duty to Cooperate Topic Paper is welcomed and the presence of the PfSH 
Spatial Position Statement (SPS) to 2026 is encouraging. Clear efforts have been made to engage 
with external organisations and stakeholders, including statutory consultees, and with 
neighbouring authorities to accommodate any unmet needs that will be a key feature of a 
positively prepared, and therefore sound plan.  
 
Spatial Strategy and Settlement Hierarchy  
 

Towerview Property Group supports the detailed approach to assessing several spatial options 
and welcomes the proposed spatial strategy with Romsey and Andover forming the core of the 
strategy continuing to be the focus for development as well as a wider distribution of 
development to a larger number of settlements. 
 
Towerview Property Group would, however, like to add that locations such as those surrounding 
the most sustainable locations in the Borough would play a significant role in delivering 
sustainable development. Romsey and Andover are the focus for development in both the current 
and emerging Local Plan, that recognises their inherent sustainability credentials in their 
respective Housing Marea Areas (HMA). As set out in this consultation response, land north of 
Botley Road directly adjoins Romsey and is within easy walking distance of two local schools, 
alongside has good access to local services and amenities and connectivity to an established cycle 
lane infrastructure, therefore can be considered as possessing a sustainable location for housing. 
 
Towerview Property Group support the reassessment of the settlement hierarchy and agree that 
Romsey and Andover should be categorised as the most sustainable settlements in the Borough, 
supporting the needs of the wider population in Test Valley and potentially beyond the Borough 
reflecting the high level of services available. 
 
Towerview Property Group are generally supportive towards allowing development to come 
forward outside of defined settlement boundaries as identified in Neighbourhood Plans or for 
community led development. Notwithstanding we consider it would be more appropriate to 
introduce an additional criterion to draft Policy SS2 that allows the release of additional and 
suitable land adjoining land of Tier 1-3 settlements in the event that the housing trajectory is not 
met.  
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Housing Supply and Housing Requirement  
 
As set out in draft policy SS4 the housing requirement for the Borough is a minimum of 11,000 
homes, to be delivered over the plan period of 2020 to 2040 with an annual requirement of 550 
homes. Towerview Property Group agree with the use of the Standard Method (as required by 
the NPPF) to calculate housing need and the commitment to meet the need derived from the 
Standard Method is supported. We also agree with the approach adopted resulting in a minor 
uplift from 541 homes at the Regulation 18 Stage to 550 homes to account for demographic 
changes and based on the latest information available.  
 
There are a number of important reasons why TVBC should be ambitious and plan for a higher 
number of homes. Firstly, it is vitally important for TVBC to 

as enshrined in paragraph 60 of the NPPF. 
Towerview Property Group are concerned that the timetable set out for the plan  production 

 as set out. Secondly, it is contended that TVBC should 
be accommodating some of the unmet need of the wider sub region, particularly the South 
Hampshire region which has an established unmet need overall approaching 12,000 homes1.  
 
Moreover, it is common knowledge that housing affordability in the south-east region is 
worsening and this includes within Test Valley where the latest house price to earnings data 
shows for the district as a whole on average are at 10.3 times average earnings  and increasing, 
from a ratio of 4.9 back in 1997. This indicates that affordability is clearly worse in Test Valley in 
comparison to England as a whole that has an affordability ratio of 8.22. When considering at a 
linear forecast we can see that the projections suggest an increasing affordability gap in future 
years. These matters will need to be fully considered and accommodated where practical in order 
for the plan to be sound pursuant to paragraph 35 of the NPPF. 
 
Furthermore, neighbouring Southampton City Council are predicted to have a shortfall of homes 
against their forecast requirement (as set by the Standard Method). Test Valley, whilst being 
situated only partially in the sub-region, still has an opportunity to help meet some of this need 
within their considerably less constrained boundaries. Test Valley is considerably less constrained 
than its neighbouring authorities and contains a number of settlements such as Romsey, which 
are highly sustainable and could help meet the unmet needs of Southampton and the wider South 

 
1 Draft Local Plan 2021-2040 (Regulation 18) - Housing Background Paper (2024) 
2 
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/bulletins/housingaffordabilityinenglandandw
ales/2022 
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Hampshire Region. TVBC has significant potential to contribute towards the supply necessary to 
overcome the yet unmet needs within their boundaries. 
 

We agree with contingency approach employed making provision of a minimum of 10% above 
the identified housing requirement although believe a more ambitious level of contingency would 
be pragmatic with the premise to deliver a greater excess of the number of dwellings required. 
This would ensure the Council maintain a 5-year housing land supply over the duration of the plan 
period as well as the need to deliver affordable housing and the need to ensure the best use is 
made of previously developed land. 
 
 

Local Gaps  
 
Towerview Property Group recognise that given their different geographies there are resultant 
differing development pressures in the north and south of the Borough, whilst acknowledge 
specifically in relation to the northern Test Valley area there is a particular pressure to retain Local 
Gap designations around settlements which play an important role in helping to define their 
character and in shaping the settlement pattern of the area. This is likely to influence the future 
distribution of development in the south of the borough.  
 
Towerview Property Group also recognise Local Gaps play an important role in preventing the 
coalescence of settlements in the Borough and concur they should be rightly protected. Draft 
Policy ENV4 continues to identity Romsey - North Adderbury  as one of number of 
Local Gaps within the south of the Borough, this is shown on the map below. 
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Figure 1: Local Gap: Romsey  North Baddesley  

(provided as part of the evidence to the Draft 
Test Valley Local Plan), Local Gaps are longstanding designations and have an essential strategic 
planning function concerned with maintaining the separation, individual identity and settings of 
individual settlements. Paragraph 5.185 of the Draft Local Plan confirms these Local Gap 
designations 
strategically important in defining settlement edges and settings, and in maintaining separation 
between them It is acknowledged that Local gaps have enabled settlements to retain their 
separate identity and local distinctiveness and have thus prevented the characteristics associated 
with urban sprawl from occurring. 
 
Whilst not all development is necessarily prevented within Local Gap designations, it is noted in 
the Council Gaps  within Local Gaps 
have received planning permission. It is submitted that the current preparation of the emerging 
Local Plan provides an opportunity to review whether or not the existing Gaps are still necessary 
and perform the function for which they were originally designated. To this end and having regard 
to the Romsey - North Adderbury  Local Gap specifically, we note that the 

 provides an assessment. The commitment to undertake a review of the Local Gap is 
reinforced by paragraph 32 of the NPPF which states "The preparation and review of all policies 
should be underpinned by relevant and up-to-date evidence. This should be adequate and 
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proportionate, focused tightly on supporting and justifying the policies concerned, and take into 
account relevant market signals". 
 
It is noted that the , highlights that it contributes in part to the sense of 
separation between Romsey and North Baddesley whilst recommends there is scope to amend 
the Local Gap adjacent to the existing settlement edge where the rural character has been eroded. 
It is also noted in the that amending this part of the Local Gap would not 
undermine the strategic intent or purpose underpinning it, as Highwood Lane helps reinforce the 
perceptual qualities of the gap eastern 
edge of Romsey.  
 
Towerview Property Group is not supportive and finds it difficult to be see any reasoned 
justification for t inclusion in the Local Gap within the emerging Local Plan solely on an 
historical basis. It does not meet the stated purposes of a Local Gap as its qualities are not 
significant enough to create the sense of two separate settlements physically or visually merging, 
nor would it individually or cumulatively with other existing or proposed development 
compromise the integrity of the gap. The removal of this section of the Local Gap in this location 
will have negligible impact.  
 
It should also be noted that land adjacent to Abbey Park Industrial Estate is a proposed strategic 
employment allocation (under Policy 9) in the emerging Local Plan that would remove the land 
from the -  Local Gap which is in very close proximity to the site. The 
allocation undeniably would shift the spatial distribution of Romsey eastwards and when 
considered in the context of the Abbey Park Industrial Estate 
present the opportunity to provide an interconnection between the allocation
employment use for future occupiers. Although my cl  is not reliant upon the delivery 
of the allocation, it should be acknowledged that once the allocation begins to deliver, it will 
complement and strengthen the existing sustainability of the settlement and would offer further 
employment opportunities in the town once delivered. There is also already development further 
east off Botley Road which already visually signifies a transition out into open countryside. The 
site also lies immediately adjacent to the recent Luzborough Green residential development 
where the principle of development has already been recognised by the Council.  
 
As noted above, whilst a Local Gap designation does not necessarily preclude development, the 
removal of the site from the Local Gap will allow my to come forward, which 
represents a logical and sustainable location for development being immediately adjoining 
existing residential development, on the eastern edge of Romsey to help meet the housing needs 
of the Borough during the plan period, including the delivery of much needed affordable housing 
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provision. The site is within easy walking distance of two local schools and can be considered as 
being in a sustainable location having good access to local services and connectivity to the 
established cycle lane infrastructure. 
 
The land is visually and physically well contained with natural dense and mature vegetation with 
no publicly available views into the site from the east beyond Highwood Lane and the perception 
of the Local Gap from within Romsey is limited by Highwood Lane, residential properties, the 
roundabout on the A27, the Industrial Estate and Luzborough Development which together mark 
the edge of the town.  
 
The proposals centre on a landscape led approach with the proposals including significant areas 
of high quality open green space in the east and north of the site providing for biodiversity net 
gain. Mature hedgerows on the periphery of the site will be retained and reinforced wherever 
possible to form the basis for green corridors. The accompanying Vision Document shows the 
proposal in more detail, which incorporates a Concept Masterplan and Green Infrastructure Plan. 

is therefore an ideal location for new development for the reasons set out above 
and development of the site represents a natural extension to Romsey that would not diminish 
the physical and visual separation of the Local Gap, nor would it individually or cumulatively with 
other existing or proposed development compromise the integrity of the Local Gap. 
 
We suggest that draft Policy ENV4 should be amended to delete this area of the Local Gap 
designation. Having regard to the tests of soundness  set out at paragraph 35 of the NPPF we 
believe that the deletion of this area will ensure that the Plan is positively prepared in terms of 
being based on the best strategy to meet objectively assessed development and infrastructure 
requirements and justified (in terms of representing the most appropriate strategy when 
considered against reasonable alternatives). 
 
 
Transport and Movement  

Towerview Property Group supports the strategy to encourage active and sustainable modes of 
transport and reduce the impact of travel by private car, including ensuring 

 
This can be achieved through allocating land on the edges of settlements, which can then support 
the facilities and services of those settlements.  

Land north of Botley Road would be one such example, which, as set out in this consultation 
response, would be close to several employment opportunities and a range of services and 
amenities. In addition, Towerview Property Group would highlight that settlement extensions are 



                
 

 
 

   
Page 10 of 16 

typically able to provide bespoke solutions and onsite cycle/footpaths that provide improved 
connections with existing networks. 

 

Sustainable Building and Energy Use  
 

Towerview Property Group are supportive and adopt a fabric first approach to construction of 
their homes which is considered to be more sustainable than relying on renewable energy 
solutions which are often more expensive, have a higher embodied energy use and may not 
necessarily be used efficiently by future occupiers. Towerview Property Group are committed 
towards the transition away from gas boilers and the fabric standard outlined in the Future Homes 
Standard consultation.  

 

Climate Change and Biodiversity  

Towerview Property Group are supportive of measures to reduce carbon emissions and improve 
biodiversity within the Borough. Land north of Botley Road is one such example. Reinforcement 
and management of the northern and eastern boundaries would help screen and soften views of 
the development, improve biodiversity and help reinforce the edge of the Local Gap. 
 
Towerview Property Group are committed towards reduce carbon emissions in their 
development proposals and the site put forward provides a range of opportunities to deliver 
additional green infrastructure on site which provides opportunities for biodiversity 
enhancement. 
 
Towerview Property Group notes the requirement of draft Policy BIO3 for providing 10% 
Biodiversity Net Gain (BNG), linked to the Environment Bill. A more nuanced approach which 
focuses biodiversity net gains on areas where they can provide the best ecological benefit would 
appear more sensible. The requirements of BNG need to make sure they are thoroughly tested in 
viability terms, including taking account of the latest DEFRA BNG metric, which is fundamental 
concern that can see the capacity of allocations reduce.  
 
Green Instructure  
 
Towerview Property Group support the draft policy BIO4 aims, demonstrated by the 
incorporation of significant new green infrastructure within the proposals for the site, including 
high quality public open space. Mature hedgerows on the periphery of the site will be retained 
and reinforced wherever possible to form the basis for green corridors. It is though considered 
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important that the policy does not unduly hinder other policy aims, such as the implementation 
of key infrastructure, and this should be recognised clearly within the policy. 
 
Heritage Assets  

Towerview Property group are supportive towards draft policy ENV1. There are no heritage assets 
onsite. The site adjoins Luzborough Cottage which is a Grade II listed building. The design of the 
development will be sensitive to this designation and development will not impact upon it. 
Luzborough House is Grade II* and lies to the south of the site, on the opposite side of Botley 
Road. In terms of the setting of the Luzborough public house, given the development which has 
taken place to the north-west of this listed building it is not considered development of the 

The 
proposals would result in a significant number of public benefits, which include the provision of 
around 170 dwellings as well as much needed affordable homes together with green space, 
landscaping, ecological enhancements and associated works, to outweigh any modest level of 
harm perceived. 

 

Flood Risk and Drainage  

Towerview Property Group supports the strategy to direct development to areas at lowest risk of 
flooding, noting that this rules out multiple locations across the plan area. This reaffirms the need 
to release land at lower risk of flooding to deliver new homes. Surface water drainage within the 
proposed development would be handled through soakaways, SUDs and permeable surfacing to 
meet Environment Agency standards for runoff rates. 

 

Land North of Botley Road, Romsey 

 

As set out above, Towerview Property Group believe land north of Botley Road, Romsey would 
present a highly credible and deliverable site for residential development. The developable area 
of the site measures c.9.05ha and it is capable of establishing suitable vehicular access points 
capable of serving new development.  
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Figure 2: Concept Masterplan Excerpt 

 
The site lies entirely within Flood Zone 1 in terms of rivers and seas. The risk of surface water 
flooding is negligible, with only small sections identified as being at medium risk on the EA surface 
water map. However, Towerview Property Group is cognisant that the development of the site 
could have potential to exacerbate the risk of flooding elsewhere unless attenuation and SuDs 
form an integral part of any scheme.  
 
As can be seen from the concept plan excerpt in figure 2 above, there is an opportunity to deliver 
additional green infrastructure on site which provides opportunities for biodiversity 
enhancements, access to open space and opportunities for recreation with associated health and 
well-being benefits. 
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The site provides an opportunity to delivery much needed housing, including affordable housing, 
on a sustainably located site which adjoins and lies intermediately adjacent to the settlement of 
Romsey (where existing electricity, water, gas and sewerage infrastructure is present). Romsey 
sits at the top of the settlement hierarchy, and it should therefore form the focus for significant 
development to promote sustainable patterns of growth. Land north of Botley Road therefore 
offers a realistic option to deliver up to 170 new homes in one of the most sustainable settlements 
in the plan area. Included at Appendix 1 to this representation is a Vision Document which sets 
out an idea of how a development could look on this site. 
 
The site is well related to existing residential properties and possesses excellent links by bike or 
on foot to a range of facilities and services make it a highly credible growth option. Development 
of the site would lead to a very significant public benefit in terms of opening up additional land 
for public access and expanding the local green infrastructure network and financial contributions 
towards new community infrastructure. The benefits of the proposed allocation are considered 
to be wide-ranging and significant, and inextricably linked to the objectives of the sustainable 
development as set out in the NPPF. 
  
As set out above, all evidence points towards the site being deliverable and Towerview Property 
Group is committed to working positively with the Council to address any outstanding concerns. 
 
The glossary of the NPPF says that for sites to be considered deliverable, they should be available 
now, offer a suitable location for development now, and be achievable with a realistic prospect 
that housing will be delivered on the site within five years. To be considered developable, sites 
should be in a suitable location for housing development with a reasonable prospect that they 
will be available and could be viably developed at the point envisaged. Towerview Property Group 
confirms that the site is both deliverable and developable and presents an opportunity for 
sustainable development as an allocation in the emerging plan.  
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CONCLUSIONS 
 
Towerview Property Group have welcomed the opportunity to participate in the TVBC Draft Local 
Plan 2040 Regulation 18 (Stage 2) consultation. Towerview Property Group are committed to 
delivering much needed, high quality, homes on site along with the supporting infrastructure to 
create a diverse, sustainable new development on the eastern edge of Romsey. 
 
There are many positive components of the Draft Plan which we fully support and endorse, 
however, Towerview Property Group believe that there are a number of areas of the plan that 
will need to be modified and that a more thorough and creative approach to identification of 
realistic alternative options is necessary if the plan is to eventually be found sound. 
 
Specifically, the only real constraint to the development of this site is the location within the 
currently defined Local Gap. We believe the draft proposals for the site would not cause harm to 
the Local Gap objectives by avoiding the physical and or visual coalescence between Romsey and 
North Baddesley. We would recommend the inclusion of an interim policy for the early release of 
land ahead of the conclusion of the local plan and consider that is possible that the housing target 
will need to increase further to discussions under the Duty to Cooperate. 
 
The site is available and under single ownership meaning delivery could commence in the next 5 
years. Therefore, this site could make a significant and swift contribution towards meeting the 
housing needs for the Borough. 
 
As acknowledged in the consultation material, greenfield releases are much more likely to be 
viable enough to support the delivery of affordable housing, family housing and infrastructure. By 
contrast, a strategy focussing primarily on higher density urban sites would be unlikely to deliver 
a range of housing types in line with the NPPF. 
 
Through this representation, Towerview Property Group has put forward a credible argument in 
favour of releasing land north of the Botley Road from the Local Gap and allocating on the edge 
of Romsey. The site is well contained, and its development would further enhance the 

 
 
I trust these comments will be taken into account 
designation and consideration will be given to the inclusion of land to the north of Botley Road as 
an allocation in the Local Plan. My client and I would welcome the opportunity to discuss this with 
the Planning Policy and Economic Development team. 
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If you have any questions in any regard or require any further information in relation to the 
contents of this consultation response, please do not hesitate to contact me on 

 
 

Yours sincerely, 

  

Richard Mitchell BSc (Hons) MPlan Cert MSc  

Associate Director   
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Appendix 1 

 

 

 

 

 

     

 
































































