Planning Policy Comments by Warren Jackson-Hookins (Planning Policy Specialist) 
Site Address: Unit H. George Curl Way, Eastleigh, SO18 2RX
Proposal: Creation of headquarters for Hampshire Isle of Wight Air Ambulance (HIOWAA) and other healthcare services to include offices; the creation of a helipad; change of use and minor alterations to existing building to form a mixed use comprising B2, B8, E(e) and E(g); and other associated works. 
Planning Application Reference: F/24/97188
Date of Comments: 26 April 2024

Planning Policy Comments

The Council adopted the Eastleigh Borough Local Plan 2016-2036 on 25th April 2022. This document now forms the planning policy framework for the borough until 2036. 
Principle of the Change of Use
The principle of the change of use from a Class E g (i)) use to a mixed use comprising B2, B8, E(c), E(e) and E(g) uses is considered to be acceptable in principle in this location which comprises a mixture of businesses on land which has no land use designations on the Local Plan Policies Map.  
Whilst the proposed use is located away from existing residential uses, the Environmental Health team may be able to provide further technical advice including upon the submitted Noise Assessment Report which has been prepared for the existing facility HIOWWA will be relocating from with regards to any potential noise impacts from the operation of the helipad. 
Southampton Airport should also be consulted due to the proximity of the helipad to the airport operations. 
BREEAM
Policy DM2, Environmentally sustainable development requires all other development that is above 500 sq.m of floor space measured externally (including extensions and conversions to existing buildings) to achieve BREEAM ‘excellent’ (or equivalent) or BREEAM ‘very good’ plus ‘passivhaus’ certification including a 15% improvement in predicted carbon emissions, compared with the building regulations current at the time, through low or zero carbon energy generation on site or in a Borough location agreed by the Council. 
The applicant has submitted a BREEAM Pre-Assessment which shows that a ‘Very Good’ rating of 60.40% can be achieved which therefore fails to accord with the required ‘Excellent’ (or equivalent) or BREEAM ‘very good’ plus ‘passivhaus’ target in Policy DM2.
[bookmark: _bookmark0]Use of Restrictive Conditions 

The use of restrictive conditions can help to minimise potential impacts from a development. In light of the changes to the Use Class Order and the creation of Class E, it is considered that restrictive conditions can still be used in the interests of making sound planning judgements based on material planning considerations. 
In order to manage any future potential changes to the unit and to minimise future potential impacts upon factors such as upon highway safety and local amenity, consideration should be given to a condition which would restrict any future changes of the unit to those use classes proposed with this application.  
Biodiversity Net Gain
The submitted Planning Statement shows that the proposal would achieve a Biodiversity Net Gain (BNG) of 13.97% for habitat units and 139.47% for hedgerow units using the BNG Statutory Metric. The Planning Statement shows these improvements will be achieved through improving the condition of the existing urban planting in the western section of the site and the creation of a habitat on the southern side of the site through the planting of new native hedgerow.

Concluding Comments

The BREEAM Pre Assessment which shows that the ‘Very Good’ level will be achieved is noted to be below the expected requirement of BREEAM ‘excellent’ (or equivalent) or BREEAM ‘very good’ plus ‘passivhaus’ certification.  The planning policy team would normally object to the policy requirement for BREEAM not being achieved.  However, it is considered that the applicant has provided sufficient justification in the BREEAM Pre Assessment and Energy Statement supporting documents to demonstrate why this would not be feasible in this instance.  This includes the ‘light touch’ nature of the refurbishment whereby a BREEAM Assessor has concluded that a ‘Very Good’ proposed rating would be considered as the maximum reasonable rating and the budgetary constraints of the charity. However, the status of HIOWAA as a critical life saving charity providing emergency medical care and life saving treatment should be recognised as an overriding material consideration with the lower than required BREEAM scoring in this instance.  That said, the planning policy team would like to see the BREEAM score maintained at a very good level with a buffer maintained above the ‘Good’ level (below 55%) as the scheme is progressed.  A drop in the available credits should therefore be avoided if the application is granted approval.

The Planning Policy team also supports this change of use proposal provided the above noted restrictive condition relating to the proposed uses is considered.  

This support from the planning policy team is also dependent on feedback including that from Southampton Airport as a neighbouring use, the Environmental Health team on any potential noise related concerns impacting upon sensitive noise receptors (e.g. residential development in proximity) which could arise from the proposed helipad and the Ecology team on whether a suitable BNG above 10% has been achieved. 
