
DELEGATED OFFICER REPORT 
 

Application Ref: H/24/97478 

Site Address: SILVER BIRCHES, ALLINGTON LANE, WEST END, SOUTHAMPTON, 

SO30 3HQ 

Case Officer: David Huckfield 

Description: Change of use of oak framed garden room in rear garden to annexe and 

garden machinery store. 

Relevant Site Constraints? Yes   ☒ No   ☐ 

Outside of the Urban Edge 
Within Designated Countryside 
Existing Residential Property 

 

Planning History? Yes   ☒ No   ☐ 

Z/29702/000 – Erection of single house and demolition of existing bungalow – Permit 
(1987) 
 
F/12/71430 – Replacement front porch, single storey rear extension, loft conversion and 
rear dormer – Permit (2012) 
 
F/13/72673 – Erection of detached oak framed outbuilding – Permit (2013) 
 
H/19/84938 – Proposed oak framed garden room in rear garden – Permit (2019) 
 
H/19/85668 – Proposed two storey front extension, elevational alterations, new entrance 
gates and wall – Permit (2019) 
 
H/20/87337 – Single storey side extension – Permit (2020) 

 

Publicity: Letters   ☒ Site Notice   ☐ Newspaper   ☐ 

Representations: None received 

Consultation Responses: 

West End Parish 
Council 

No objection subject to this being ancillary to the main building. 

Ecology 

There are records of slow worms, common toads and grass 
snakes on the adjacent property to the north of this site. There are 
records of bats nearby. Aerial photos of this site show the existing 
outbuilding along the entire northern boundary of the property with 
what appears to be a paved path, closely mown lawn and a garden 
bed with some shrubs along the western boundary.  
 
The surface water and foul drainage systems of the en-suite need 
to be shown on a plan.  
 
Ecology was not originally consulted on application for the oak 
framed garden room H/19/84938 and there is no surface water 
drainage information on that application.  
 
Biodiversity enhancements will be required in accord with Local 
Plan policy DM 11 and NPPF paragraph 180. A bat box and a bird 
nest box may be appropriate for this building if the relevant 



elevations are accessible. If not, then other enhancements may be 
appropriate or they can be added to the main dwelling.  
 
The Bat Conservation Trust recommends installing a bat brick/box 
at least 4 m above the ground, away from artificial light sources, 
sheltered from strong winds and exposed to the sun for part of the 
day, facing south, south-east or south-west.  

 

Site Visit: Yes ☒ No ☐ 

A site visit was undertaken by the Case Officer to review the proposals in context. 

 
 

Policy: 
 

Legislative Background: 
 
Section 70(2) of the Town and Country Planning Act 1990 and Section 38(6) of the 
Planning and Compulsory Purchase Act 2004 require a local planning authority 
determining an application to do so in accordance with the Development Plan unless 
material considerations indicate otherwise. 
 
The Development Plan: 

 
The Development Plan is comprised of the Policies of the adopted Eastleigh Borough 
Local Plan 2016-2036. The relevant policies to this application are: S1 (Delivering 
Sustainable Development), S5 (New development in the countryside), DM1 (General 
Criteria for New Development), DM11 (Nature Conservation), DM13 (General 
Development Criteria – Transport), DM14 (Parking), Policy DM26 (Residential extensions 
and replacement dwellings in the countryside). 
 
Other material considerations: 
 
National Planning Policy/Guidance: 
 
The latest iteration of the National Planning Policy Framework (the NPPF or Framework) 
was published in December 2023 and, as set out within paragraph 224, the policies 
contained within it are material considerations which should be taken into account in 
dealing with applications from the day of its publication. The Planning Practice Guidance 
provides additional guidance in support of the policies within the Framework and is also a 
material consideration in the determination of the application.   

 

Assessment: 
 

The proposals are considered to be acceptable and in accordance with the provisions of 
the development plan for the following reasons: 
 

• The site lies within designated countryside where there is a general presumption 
against new residential development. Policy DM26 of the Local Plan, however, 
allows for the extension of existing permanent dwellings in the countryside subject 
to a number of specified criteria being adhered to. These criteria include any 
additions not being disproportionate in size to the existing dwelling, the extent of its 
plot or neighbouring properties; and no additional dwellings being created. 
 
In this case, the proposals would re-use an existing structure on the site and, as 
such, there would no additional built form created. The external alterations proposed 
to the building are also modest in their extent with these being limited to changes to 
the fenestration in the building’s front elevation and the insertion of a single rooflight 
to the rear. The overall form of the structure would therefore remain largely 
unchanged, and the proposals would, as a result not have a noticeable greater 
impact on their surroundings than the existing situation.  
 



Whilst the development would see residential accommodation within the building, 
this is limited to a living area, bedroom and en-suite, with no kitchen space or 
cooking facilities being provided. The remainder of the building would be maintained 
as a garden machinery store for the use of main property. It is acknowledged that it 
would be a reasonable distance from the main dwelling (approx. 50m), however, it is 
within its domestic curtilage and directly fronts onto its private amenity area, which 
would be shared with the annexe. In addition, the site does also not lend itself to 
easily being subdivided. As such, and taking account of all of these factors, the local 
planning authority are satisfied that the accommodation would be ancillary to the 
main property and an independent dwelling would not be created.  

 

• There are no highway safety concerns associated with the proposals. Access to the 
site will remain unaltered and there is adequate parking provision available on the 
site frontage to serve the enlarged dwelling.  

 

• The development would not unacceptably impact upon the amenity of the occupiers 
of neighbouring properties. As noted above, the size, scale and position of the 
structure will remain unchanged and whilst its use would be altered such that it 
would contain domestic accommodation, it is not considered that this use would 
cause any undue level of disturbance to neighbouring occupiers.  
 

• Due to the nature of the development proposed and its limited scale, there are 
considered to be no likely significant impacts on either local or European designated 
sites for nature conservation. Whilst, as a householder proposal, the development 
would be subject to an exemption for the mandatory 10% Biodiversity Net Gain 
(BNG) requirement, there still remains a local plan policy requirement for BNG to be 
achieved as highlighted by the Council’s Ecologist. As such, a condition will be 
imposed to require the installation of a bat or bird box on the building prior to it being 
first brought into use for its approved purpose in order to satisfy this requirement.  
 
In terms of the drainage for the development which was also raised by the 
Ecologist, surface water provision will remain as existing and as the scale of the 
building and extent of its roof (and thereby the level of run-off water generated) will 
be unchanged, this is considered to be acceptable in this case. Foul drainage will be 
connected to the existing network which serves the main property and again this is 
deemed to be an appropriate arrangement in this instance.  

 
Climate Change: 
 
In July 2019, the Council declared a Climate Change and Environmental Emergency. In 
doing so it agreed, among other things, to: (a) put in place measures to ensure the 
Council’s own operations and functions achieve carbon neutrality by 2025; (b) work with 
partners to aim for all projects and services delivered in the Borough to achieve carbon 
neutrality by 2030; (c) ensure that the Council’s procurement policy recognises carbon 
neutrality as one of its primary considerations; and (d) recognise the urgency of action to 
mitigate and adapt to climate change in every decision taken by the Council. This is 
underpinned by the Climate and Environment Emergency Strategy 2020–2030 and the 
supporting Climate and Environmental Emergency Action Plan – Update June 2020. 
 
The declaration of the Climate Change and Environmental Emergency demonstrates a 
strong commitment from the Council to achieve net zero. The NPPF, development plan 
and adopted local plan policy do not set this as a specific target, but it is a material 
consideration to be considered alongside all other material considerations. In any case 
addressing climate change is a core part of the NPPF and local plan policy.  The need to 
support the economy is part of the Strategic Environmental Assessment for the adopted 
local plan, as is an assessment of climate impacts. When considering the impact of 
climate change, the proposed development is expected to be resilient to the potential 
effects of climate change and is expected to reduce/limit impacts on climate emissions as 
a result of the development or its use.  
 



Equalities Implications: 
Section 149 of the Equalities Act 2010 created the public sector equality duty. Section149 
states: 
- A public authority must, in the exercise of its functions, have due regard to the need 

to: 
a. eliminate discrimination, harassment, victimisation and any other conduct that is 

prohibited by or under this Act; 
b. advance equality of opportunity between persons who share a relevant protected 

characteristic and persons who do not share it; 
c. foster good relations between persons who share a relevant protected 

characteristic and persons who do not share it. 
 

When making policy decisions, the Council must take account of the equality duty and in 
particular any potential impact on protected groups. It is considered that this application 
does not raise any equality implications. 

 

Recommendation: PERMIT   ☒ REFUSE   ☐ 

 


