Bursledon, Hamble and Hound (BHH) Local Area Committee  
DATE:  25 January 2024

	Application Number:
	F/23/96224

	Case Officer:
	Rebecca Altman

	Received Date:
	11/10/2023

	Site Address:
	32A Queens View, Netley Abbey, Southampton, SO31 5EA

	Applicant:
	Eastleigh Borough Council 

	Proposal:
	Construction of part 3-storey, part 2-storey building to provide 18 flats and a ground floor retail unit, following demolition of existing building, to include vehicle access, parking, landscaping and footpath access to recreation ground. 


	Recommendation: 
	Subject to: 
i) Additional emergence bat surveys and 

agreement of updated mitigation proposals;

ii) Agreement to any amendment to the building 
design to incorporate bat roost features;

iii) Response from Natural England on Appropriate 

Assessment;

iv) Payment of developers contributions;

To delegate back to the Service Director for Planning and Environment in conjunction with the Chair and Vice Chair to GRANT PLANNING PERMISSION with the following conditions: 

	​​​​​​​​​​​​​​___________________________________________________________________

	


CONDITIONS AND REASONS:

1. Implementation timeframe
The development hereby permitted shall start no later than three years from the date of this decision.

Reason: To comply with Section 91 of the Town and Country Planning Act 1990.
2. Plan numbers
The development hereby permitted shall be implemented in accordance with the following plans numbered: 
· 0018 A06 (Site Location and Block Plan)

· 0019 A03 (Site Plan)

· 0020 A01 (Floor Plans – Ground, First)

· 0021 A01 (Floor Plans – Second Floor, Roof)

· 0024 A03 (Proposed Boundary Elevations)

· 0025 A02 (Proposed Elevations)

· 0026 A02 (Proposed Sections)
· 131.0013-0006 P01 (Goods Vehicle Swept Path Analysis)
· 131.0013-0004 P03 (Swept Path Analysis Retail Servicing Bay)
Reason:  For the avoidance of doubt and in the interests of proper planning. 

3. CEMP
Notwithstanding the details set out in the submitted ‘Construction Site Management Plan’ (ref. 131.0013/CSMP/1, September 2023), no development shall start on site until a final Construction Environmental Management Plan has been submitted to and approved in writing by the Local Planning Authority, which shall include: 

a) A programme of and phasing of demolition and construction work;

b) The provision of long term facilities for contractor parking;

c) The arrangements for deliveries associated with all construction works;

d) Methods and phasing of construction works;

e) Access and egress for plant and machinery;

f) Protection of pedestrian routes during construction;

g) Location of temporary site buildings, compounds, construction material and plant storage areas;

h) Details of the methodology for ensuring dirt is not transferred onto the highway from the site (i.e. wheel washers) and onwards mitigation should this fail;

i) Measures for the control of dust and particulate matter;

j) Measures to mitigate noise and vibration to surrounding residents;

k) Details of lighting;

l) Measures to manage surface water drainage;

m) Precautionary methods to prevent harm to protected species and to prevent the spread of invasive species as per the details set out in Section 6 of the Preliminary Ecological Appraisal (dated 20 December 2023).  
Construction work shall only take place in accordance with the approved CEMP. 
Reason:  In order that the Local Planning authority can properly consider the effect of works on the amenity of the locality, in accordance with Policies DM1, DM8 and DM13 of the Eastleigh Borough Local Plan (2016-2036).  

4. Contaminated Land
No development shall take place until the following has been submitted to and approved in writing by the Local Planning Authority:

a) A site investigation report, documenting the ground conditions of the site and incorporating chemical and gas analysis identified by the Phase I Desk Study and Site Reconnaissance report ref. LP3177/DS/I, dated 4 January 2023;

b) A detailed site specific scheme for remedial works, and measures to be undertaken to avoid the risk from contaminants and/or gases when the site is developed, and proposals for the future maintenance and monitoring.  Such a scheme shall include nomination of a competent person to oversee the implementation of the works.

Investigations, assessments and reports are to be undertaken by a competent person and should comply with UK Land contamination risk management (LCRM) national guidance, including BS10175:2011+A2:2017 Investigation of potentially contaminated sites - Code of Practice, and gas monitoring deemed appropriate is to be in accordance with best practice as outlined in such documents as BS8576:2013, BS 8485:2015+A1:2019, Claire RB17 and CIRIA C665 unless otherwise agreed with the LPA.
Reason:  To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other off site receptors, in accordance with Policy DM8 of the Eastleigh Borough Local Plan (2016-2036).
5. Contaminated Land Verification 
The development hereby permitted shall not be occupied / brought into use until there has been submitted to the LPA verification by the competent person approved under the provisions of condition 4(c) that any remediation scheme required and approved under the provisions of condition 4(c) has been implemented fully in accordance with the approved details (unless varied with the written permission of the LPA in advance of implementation).   
Unless agreed in writing with the LPA such verification shall accord with UK Land contamination risk management (LCRM) national guidance, and the guidance contained in EA Guidance for the Safe Development of Housing on Land Affected by Contamination - R&D Publication 66: 2008. Typically such a report would comprise:   

a.           A description of the site and its background, and summary of relevant site information,   

b.           a description of the remediation objectives and remedial works carried out   

c.           verification data, including - data (sample locations/analytical results, as built drawings of the implemented scheme, photographs of the remediation works in progress, etc.   

d.           Certificates demonstrating that imported and / or material left in situ is free from contamination, gas / vapour membranes have been installed correctly. 
Thereafter the scheme shall be monitored and maintained in accordance with the scheme approved under condition 1(B)

Any imported soils required for the development should be demonstrated to be suitable for its intended end use and meet the approval of the LPA prior to use on site.
Reason:  To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other off site receptors, in accordance with Policy DM8 of the Eastleigh Borough Local Plan (2016-2036).
6. Unsuspected Contamination 
All development shall be stopped immediately in the event that contamination not previously identified is found to be present on the development site and details of the contamination shall be reported immediately in writing to the Local Planning Authority (LPA). Development shall not re-start on site until the following details have then been submitted to and approved in writing by the LPA:- 

(a) a written report of the findings which includes, a description of the extent, scale and nature of contamination, an assessment of all potential risks to known receptors, an update of the conceptual site model (devised in the desktop study), identification of all contaminant linkages and unless otherwise agreed in writing by the LPA and identified as unnecessary in the written report, an appraisal of remediation options and proposal of the preferred option(s) identified as appropriate for the type of contamination found on site. and (unless otherwise first agreed in writing by the LPA), 

(b) a detailed remediation scheme designed to bring the site to a condition suitable for the intended use by removing unacceptable risks to human health, buildings and other property and the natural and historical environment. The scheme should include all works to be undertaken, proposed remediation objectives and remediation criteria, timetable of works, site management procedures and a verification plan outlining details of the data to be collected in order to demonstrate the completion of the remediation works and any arrangements for the continued monitoring of identified contaminant linkages; and 

(c) before any part of the development is occupied or used (unless otherwise first agreed in writing by the LPA) a verification report demonstrating the effectiveness of the remediation works carried out and a completion certificate confirming that the approved remediation scheme has been implemented in full shall both have been submitted to and approved in writing by the LPA.  

The above site works, details and certification submitted shall be in accordance with the approved scheme and undertaken by a competent person in accordance with best practice as outlined in BS10175:2011+A2:2017 and LCRM. Any gas monitoring deemed appropriate is to be in accordance with best practice as outlined in such documents as BS8576:2013, BS 8485:2015+A1:2019, Claire RB17 and CIRIA C665. 

Reason: To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other off site receptors in accordance with Policy DM8 of the Eastleigh Borough Local Plan (2016-2036).

7. Access construction – Queens View

No development shall start on site until the access into the site from Queens View, including the footway and/or verge crossing has been constructed and lines of sight of 2.4m x 43m provided in accordance with the approved plans.  The lines of sight splays shown on the approved plans shall be kept free of any obstruction exceeding 1m in height above the adjacent carriageway and shall subsequently be maintained so thereafter.  

Reason:  To provide satisfactory access in the interest of highway safety, in accordance with Policy DM13 of the Eastleigh Borough Local Plan (2016-2036). 

8. Access construction – Castle Road
The development shall not be occupied until the access works into the site from Castle Road have been fully implemented in accordance with: 
a) S278 approval; and 

b) Appropriate Stopping Up Orders.

Reason:  To ensure the roads and footpaths are constructed to a satisfactory standard, in accordance with Policy DM13 of the Eastleigh Borough Local Plan (2016-2036).  

9. Drainage 
No development shall commence on site until full details of the surface water drainage scheme, based on the principles set out in the Drainage Strategy (Arch Associates, 30/11/2023, ref. AAL307), have been submitted to and approved in writing by the Local Planning Authority.  The details shall include: 

a) A technical summary highlighting any changes to the design from that within the approved Drainage Strategy;

b) Winter groundwater monitoring infiltration test results undertaken in accordance with BRE365 and providing a representative assessment of those locations where infiltration features are proposed;

c) Detailed drainage plans to include type, layout and dimensions of drainage features including references to link to the drainage calculations; 

d) Detailed drainage calculations to demonstrate existing runoff rates are not exceeded and there is sufficient attenuation for storm events up to and including 1:100+ climate change; 

e) Evidence that urban creep has been included within the calculations; 

f) Confirmation that sufficient water quality measures have been included to satisfy the methodology in the Ciria SuDS Manual C753;

g) Exceedance plans demonstrating the flow paths and areas of ponding in the event of blockages or storms exceeding design criteria. 

The surface water drainage scheme shall thereafter be implemented in accordance with the approved details. 

Reason:  To ensure suitable drainage to prevent flood risk, in accordance with Policy DM6 of the Eastleigh Borough Local Plan (2016-2036).  

10. Drainage maintenance
Prior to first occupation of the development hereby permitted, details for the long term maintenance arrangements for the surface water drainage system shall be submitted to and approved in writing by the Local Planning Authority.  The details shall include:

a. Maintenance schedules for each drainage feature type and ownership;

b. Details of protection measures.

The drainage system shall thereafter be maintained in accordance with the approved details.  

Reason:  To ensure long term management of the drainage system to protect against flood risk, in accordance with Policy DM6 of the Eastleigh Borough Local Plan (2016-2036).    

11. Tree Protection 
The development must accord with the arboricultural report dated September 2023 (Johnson Tree Consultancy), and associated appendices. No excavation, demolition or development related works shall commence until the tree protection measures have been installed as per the tree protection plan contained within the report. Once installed, no access by vehicles or placement of goods, chemicals, fuels, soil or other materials shall take place within the protected area. Tree protection measures shall be retained in their approved form for the duration of the work and may only be modified subject to written agreement from the LPA. 
Reason - To retain and protect the existing trees which form an important part of the amenity of the locality, in accordance with Policy DM1 of the Eastleigh Borough Local Plan (2016-2036).  

12. Materials
Prior to any development above foundation/ slab level, full details including samples where requested, of the proposed external materials shall be submitted to and approved in writing by the Local Planning Authority.  The development shall thereafter be carried out in accordance with the approved details.  

Reason:  To ensure a high quality design in the interest of visual amenity, in accordance with Policy DM1 of the Eastleigh Borough Local Plan (2016-2036).  

13. Boundary treatment
Prior to any development above foundation/ slab level, full details of boundary treatments shall be submitted to and approved in writing by the Local Planning Authority.  The development shall thereafter be carried out in accordance with the approved details.  

Reason:  In the interest of visual amenity, in accordance with Policy DM1 of the Eastleigh Borough Local Plan (2016-2036).  

14. Parking provision 

Prior to occupation of the development hereby permitted, provision for parking shall be made within the site in accordance with the approved plans and shall be retained thereafter.  

Reason: To ensure adequate on-site parking provision for the approved development in accordance with Policy DM14 of the Eastleigh Borough Local Plan (2016-2036). 

15. Cycle and refuse storage
Prior to occupation of the dwellings hereby permitted, the cycle and refuse storage facilities as shown on the approved plans shall be provided and thereafter maintained for cycle and refuse storage purposes only.  

Reason:  In the interest of amenity and to encourage the use of alternative means of transport to the private car, in accordance with Policies DM1 and DM13 of the Eastleigh Borough Local Plan (2016-2036).  

16. Biodiversity mitigation and enhancement
No development above foundation/ slab level shall take place until an updated Biodiversity Mitigation and Enhancement Plan (BEMP), based on the principles set out in the submitted BEMP (Ecosupport, 20 December 2023), and taking account of updated bat survey information, has been submitted to and approved in writing by the Local Planning Authority.  Biodiversity mitigation and enhancements shall be carried out in accordance with the approved details.  

Reason:  To ensure that protected species would not be harmed and to achieve a biodiversity net gain in accordance with Policy DM11 of the Eastleigh Borough Local Plan (2016-2036).  
17. Lighting
No development above foundation / slab level shall take place until a detailed external lighting plan has been submitted to and approved in writing by the Local Planning Authority.  The Lighting Plan shall accord with the BCT/ILP Guidance Note 08/23 ‘Bats and Artificial Lighting at Night’.  Lighting shall thereafter be installed and maintained in accordance with the approved details.  

Reason:  To protect bats and in the interest of visual amenity, in accordance with Policies DM1 and DM11 of the Eastleigh Borough Local Plan (2016-2036).  

18. Use Class restriction – retail shop
Notwithstanding the provisions of Schedule 2, Part A of the Town and Country Planning (Use Classes) (Amendment) (England) Regulations 2020, the development hereby permitted shall only be occupied by uses within Class E(a), unless permission for an alternative use is given by the Local Planning Authority through submission of a formal planning application.

Reason:  To ensure that the impacts of alternative uses can be properly assessed to protect the amenity of the area and ensure highway safety, in accordance with Policies DM1, DM8 and DM13 of the Eastleigh Borough Local Plan (2016-2036).  

19. Solar panel details
Prior to installation of the roof mounted solar panels, full details including type, size, position and level of projection from the roof, shall be submitted to and approved in writing by the Local Planning Authority.  The panels shall thereafter be installed in accordance with the approved details. 

Reason:  In the interest of visual amenity and to enhance energy efficiency, in accordance with Policy DM1 of the Eastleigh Borough Local Plan (2016-2036).  

20. Landscaping
(a) Notwithstanding the details shown on the Planting Plan ref. DD596L03 Rev. C, no development above foundation / slab level shall take place until a final Landscape / Planting Plan has been submitted to and approved in writing by the Local Planning Authority. This shall incorporate sufficient flowering species to support wildlife and the provision of replacement tree planting in accordance with Eastleigh Borough Council’s Trees and Development Supplementary Planning Document (May 2021);

(b) The approved landscaping scheme shall be carried out in the first planting season following occupation of the development, or completion of the development (whichever is sooner), unless alternative details are first submitted to and approved in writing by the Local Planning Authority;

(c) If, within a period of 10 years after planting, any tree or plant is removed, dies or becomes, in the opinion of the Local Planning Authority, seriously damaged, defective or diseased, another tree or plant of the same species and size as that originally approved shall be planted at the same place within the next planting season, unless the Local Planning Authority gives its written consent to any variation. 

Reason:  To achieve a high quality development and to support biodiversity in accordance with Policies DM1 and DM11 of the Eastleigh Borough Local Plan (2016-2036).  

21. Landscape Management Plan

No development above foundation / slab level shall take place until an updated Landscape Management Plan, based on the principles set out in the submitted Soft Landscape Management Plan (Deacon Design, 27/09/2023, ref. DD596R01) and to include management of hedgerows and plant species to ensure year round supply of flowers, fruits and seeds, has been submitted to and approved in writing by the Local Planning Authority.  Landscape management and maintenance shall thereafter be carried out in accordance with the approved details.  

Reason:  In the interest of biodiversity and visual amenity, in accordance with Policies DM1 and DM11 of the Eastleigh Borough Local Plan (2016-2036).  
22. Obscure glazing
The first and second floor windows on the south-west and north-east elevations of the building hereby permitted shall be glazed with obscure glass to Pilkinton Level 3 or equivalent with no more than a top hung opening top-light, and shall thereafter be retained in that condition. 
Reason:  To protect the amenity of neighbouring residents in accordance with Policy DM1 of the Eastleigh Borough Local Plan (2016-2036).  

23. Noise mitigation
The new development shall incorporate noise mitigation measures in line with the details set out in the Noise Impact Assessment prepared by Venta Acoustics dated 28 November 2023 (ref. VA4894.231127.NIA2), to include:

· Paper delivery by small van no earlier than 05:45am;
· Refuse collections no earlier than 07:00am;

· Insulation to noise sensitive rooms adjacent to shop and communal areas in line with recommendations set out in Section 7 of the Noise Impact Assessment.

The noise mitigation measures shall thereafter be retained in accordance with the approved details.  

Reason:  To protect existing and future residents from adverse noise impacts in accordance with Policies DM1 and DM8 of the Eastleigh Borough Local Plan (2016-2036).  
24. Plant and equipment noise limits
Prior to installation of any plant or equipment to serve the shop hereby permitted, full details shall be submitted to and approved in writing by the Local Planning Authority.  All plant or equipment shall be designed to ensure that the sound rating level LAr,Tr (as defined in BS4142) would not exceed 24dB 07:00-23:00 and 23dB 23:00-07:00 at the most affected noise sensitive receivers.  The plant and equipment shall thereafter be installed and retained in accordance with the approved details.  
Reason:  To protect existing and future residents from adverse noise impacts in accordance with Policies DM1 and DM8 of the Eastleigh Borough Local Plan (2016-2036).  

25. Opening hours
The shop unit hereby permitted shall be closed to and vacated by the public outside the hours of 06:00 and 18:00 daily.  Newspaper deliveries shall take place no earlier than 05:45am on any day.  
Reason:  To protect the amenity of neighbouring residents in accordance with Policy DM1 of the Eastleigh Borough Local Plan (2016-2036).  
26. Nutrient mitigation
The dwellings hereby permitted shall not be occupied until a mitigation package addressing the additional nutrient inputs arising from the development has been submitted to, and approved in writing by, the Local Planning Authority. Such a mitigation package shall address all of the additional nutrient loading upon protected European sites from the development and shall allow the Local Planning Authority to ascertain on the basis of the best available scientific evidence that such additional nutrient loading will not have an adverse effect on the integrity of those European Sites, having regard to the conservation objectives for they are designated. The mitigation package shall be implemented in full and evidence of this provided to the Local Planning Authority in writing prior to first occupation of the development. 
Reason: To mitigate the nitrates impacts arising from the development upon the European protected Solent Complex in accordance with the requirements of the Conservation of Habitats and Species Regulations 2017 and Policy DM11 of the Eastleigh Borough Local Plan (2016 – 2036).  

Note to applicant:  Advice from Southern Water:

· The 4 inch and 3 inch diameter water mains require a clearance of 6 metres on either side of the water mains to protect it from construction works and to allow for future maintenance access. 

· No excavation, mounding or tree planting should be carried out within 6 metres of the external edge of the public water mains without consent from Southern Water. 

· The 150 mm public foul sewer requires a clearance of 3 metres on either side of the public foul sewer to protect it from construction works and to allow for future maintenance access. 

· No development or tree planting should be carried out within 3 metres of the external edge of the public foul sewer without consent from Southern Water. 

· No soakaways, swales, ponds, watercourses or any other surface water retaining or conveying features should be located within 5 metres of public or adoptable gravity sewers and water mains. - All existing infrastructure, including protective coatings and cathodic protection, should be protected during the course of construction works.
Refer to:  Microsoft Word - DS Stand off distances V1.1NEW.docx (southernwater.co.uk)
Note to applicant:  It is possible that a sewer now deemed to be public could be crossing the development site. Therefore, should any sewer be found during construction works, an investigation of the sewer will be required to ascertain its ownership before any further works commence on site. 
Note to applicant:  Southern Water requires a formal application for a connection to the public foul sewer to be mad e by the applicant or developer. To make an application visit Southern Water's Get Connected service: Home (southernwater.co.uk) and please read the New Connections Charging Arrangements documents available at:  Connection charging arrangements (southernwater.co.uk)
Note to applicant:  Further information regarding swift bricks can be obtained from Hampshire Swifts, info@hampshireswifts.co.uk
Note to applicant :  A S278 Agreement and Stopping Up Orders will be required for the proposed works to highway land.  
Report:

1. This application has been referred to Committee because the applicant is Eastleigh Borough Council.   

Site Characteristics and Character of the Locality
2. The application site lies on the south-east side of Queens View, adjacent to Castle Road and the Netley Recreational Ground. The site is approximately 0.23ha and is occupied by a two-storey building comprising retail / commercial use on the ground floor and residential above, with single-storey attached garages either side.  There is a large area of hard surfacing and parking in front of the building (Castle Road), gardens to the rear and some grass verges around the site edges.  The surrounding area is predominantly characterised by low density, two-storey dwellings with the exception of Robin Place to the south-west, which comprises a mix of 2 and 3-storey buildings.  

3. The site lies within the Urban Edge and within the Bursledon, Hamble-le-Rice and Hound Character Area No.3.  There are protected trees in Robin Place, and the adjacent recreation ground is protected open space.  
Description of Application
4. Planning permission is sought for the construction of a part 2, part 3-storey building comprising 18 flats (8 x 1-bed and 10 x 2-bed), and ground floor retail unit, following demolition of the existing building.  The new building would be orientated to face south-east towards the recreation ground, with parking on the north-west side accessed via Queens View and Castle Road.   The scheme would also include a footpath link from Queens View to the adjacent recreation ground. 
5. Internally, the accommodation would comprise the following:
· Ground floor – 67.4sqm retail unit; 6 x flats (3 x 1-bed and 3 x 2-bed)
· First floor – 7 x flats (3 x 1-bed and 4 x 2-bed)

· Second floor – 5 x flats (2 x 1-bed and 3 x 2-bed)

6. The parking area would provide a total of 20 spaces for residents and visitors, plus 2 spaces for the shop.  Bin and cycle storage would be accommodated in three detached outbuildings located within the parking area.  

7. The application is accompanied by the following reports and technical assessments, which can be viewed via the following link:  Planning Application: F/23/96224 (eastleigh.gov.uk):
· Arboricultural Report and Arboricultural Implications Assessment
· Overheating Modelling Report 

· Sustainability and Energy Appraisal 

· Soft Landscape Management Plan 

· Noise Impact Assessment

· Construction Site Management Plan 

· Transport Statement

· Preliminary Ecological Appraisal (PEA)

· Design and Access Statement

· Phase I Desk Study and Site Reconnaissance 

· Biodiversity Metric Calculation 

· Drainage Strategy

· Phase II Bat Surveys 

· Viability Appraisal 
Environmental Impact Assessment (EIA) Screening
8. The proposal falls within the description of ‘urban development projects’ under Column 1, 10b, of the table in Schedule 2 of the Environmental Impact Assessment Regulations 2017.  However, as the proposed development does not exceed the thresholds set out in Column 2 of the table (being less than 150 dwellings and less than 5ha in size), it is not classed as ‘Schedule 2 development’ and EIA screening is not required.  

Relevant Planning History

· 32 Queens View: 
· Z/27349/003/00 – rear extension and conservatory – permitted 30 March 2004;
· Z/27349/002/00 – conversion of part of garage to habitable room – permitted 6 December 2001. 

· 30 Queens View: 
· A/21/90968 – display non-illuminated shop front fascia sign -  consent 19 August 2021

· F/19/85730 – retention of change of use from retail (Class A1) to café (Class A3) – permitted 2 October 2019

· F/15/77014 – Change of use of ground floor from retail to community hub with ancillary café – temporary permission 23 November 2015 (3 years); 

· J/14/75267 – Prior notification for change of use from retail to 2 dwellings – Prior Approval not required, 27 November 2014. 

· Z/39652/000/00 – retention of summer house in rear garden – permitted 8 April 2003.

· Z/29295/000/00 – Change of use to shop for sale of hot food – refused 21 November 1986.
Representations Received 
9. Following two rounds of public consultation (on original submission and following receipt of amended plans), a total of 27 representations have been received, raising the following objections and comments:    
Design matters: 
· Design is out of keeping with the character of the area;

· Out of scale and proportion to surrounding housing;

· Blocky, flat roof building;
· Overdevelopment of the site;

· Blocking of view towards recreation ground;
· The development will detract from the open feel of the area; 

Residential amenity: 

· Inadequate amenity space for future residents;
· Loss of light to neighbouring residents;

· Loss of outlook for Robin Place residents;

· Overlooking of neighbouring residents;

Transport / parking: 
· Inadequate parking, leading to overspill on local roads;

· Existing residents already struggle to find parking spaces;
· Local roads cannot sustain the level of traffic generated, leading to increased accident risk;

· Loss of parking for recreation ground;
· Additional parking needs to be provided for the recreation ground to make up for the loss of parking at the site; 

· Not enough visitor parking;
· Concern that access to the recreation ground would be restricted;

· Vehicle access to the recreation ground from Station Road would not be appropriate;
· Concern about encroachment onto highway land;
· Concern about increased traffic near to a school;
· Need to consider parking options for users of the recreation ground;

· Concern about inadequate access for refuse vehicles;

· Queens View is unsafe, particularly during school drop offs;

· The area needs more cycle paths / better cycle network;

· The updated parking assessment gives false impression of the number of spaces available on some of the roads, as it is only possible to park on one side of the road; 
· New access junction would be unsafe;
· Increased parking on local roads could restrict access for emergency vehicles; 
· Confusion as to whether parking is allocated or unallocated;

· Query as to which parking spaces would be for the retail unit;

· Nowhere for construction vehicles to park;

· Concerns about highway safety during construction from increased large vehicles accessing the area;

· Concern about lack of disabled parking;
Local infrastructure and facilities: 
· Increased pressures on local facilities including doctors surgeries and schools;

· Increased pressure on water usage;
· Loss of shop and food bank;

· Query about the type of shop proposed;
Housing matters: 
· Query whether flats will be affordable or market housing;
· Concern that the development would be sold to a private developer;

· Request that some flats should be for social housing;

· All the flats should be for people on the housing waiting list; 

· Inaccurate information given at consultation (i.e. that affordable housing would be provided);

Retail provision: 

· Pleased to see a retail space included in the application; 

· Provision of a retail space is beneficial to the surrounding area; 

· The shop should be made available for the existing shop tenants;

· Query as to what will happen to the foodbank;

· Concern that the shop will be lost; 

· Parking, servicing and deliveries for the shop not properly considered;

· Concern that the retail unit will not be viable in the long term;

Pollution: 
· Impacts of dust during construction;
Ecology:

· Query as to whether some references in the ecology survey are relevant;

· Number of bat surveys undertaken is insufficient;
· Existing building is likely to have greater than low bat roost potential;

· Proposed precautionary working method not acceptable;

· Pleased to see bat activity will be fully investigated (response to updated ecology information);
Other matters: 
· Difficulties accessing the application details using the site address;

· Plans are difficult to interpret and do not include enough of the surrounding context;

· Increased crime and antisocial behaviour due to provision of restricted route to recreation ground;
· Tests/ investigations already happening on site;
· Lack of parking could lead to other homeowners adding driveways to their properties, increasing rainwater runoff and flood risk;

· Concern about loss of a large tree;

· Concern about increased flood risk from water run-off;

· Footpath link to recreation ground needs to include measures to prevent motorcycles etc;
· Concern about not enough public consultation or notices about the application;
· Tree planting needs to take account of below ground drainage. 
Hound Parish Council

10. Objection.  Overdevelopment and loss of parking for people using the recreation ground.  
Consultation Responses

Tree Officer - No objection subject to conditions.  
11. The only significant tree to be lost is T1, which is a mature tree on the boundary of No.28 Queens View.  This is a category B tree but has been unsympathetically managed in the past and there is no objection to its removal, subject to a replacement tree being planted.   All other significant trees including those within the recreation ground are due to be retained and protected.  
12. The loss of T1 results in a requirement for 8 replacement trees.  The landscape plan appears to propose a greater number of trees than required and the Landscape Officer can comment on the appropriateness of the species.  

Hampshire Swifts - Comment
13. Request that the development, if granted, includes a requirement for at least 4 integral swift bricks in the new building, to be installed in accordance with the British Standard BS 42021:2022.  

14. The Ecological Appraisal only refers to the installation of one swift brick, therefore additional ones are recommended.  
Highway Authority  - No objection subject to conditions and clarifications
15. Further comments following receipt of  amended and additional information:  No objection subject to conditions and clarification regarding the turning of vehicles to serve the shop unit.  

16. Original comments:  No objection in principle, but further information required.  
17. Access: Access is proposed via two points, from the existing access at Queens View/Castle Road and via a new access from Queens View to the north of existing.  
18. Existing Queens View/Castle Road access area – This is acceptable in terms of geometrics and visibility splays.  This access leads to a parking area for 6 vehicles and it is noted that this would serve a retail shop as well as the residential development.  There is concern about pedestrian safety on the footpath in front of the 6 parking spaces, as there is likely to be a high frequency of vehicle movements.  The footpath should be moved to the north of the parking spaces.  

19. Query as to where service vehicles would turn on site.  Additional vehicle tracking drawings are required to show how service vehicles would access and egress Castle Road in a forward gear. 

20. Roadside refuse collection from Queens View would be acceptable.  However, details of commercial refuse storage and servicing is required.  
21. A S278 agreement and stopping up orders will be required for the proposed works to highway land.  

22. Queens View new access:  This would provide access to 16 vehicle parking spaces, 10 cycle parking spaces and a bin store.  This access is acceptable in terms of visibility and pedestrian movements. The internal layout allows for easy movement into parking bays with available space to turn and leave in a forward gear.  
23. Parking spaces 12 and 14 should be given a 0.3m step out strip due to their positions adjacent to landscaping and the wall of the cycle store.  

24. Internal site layout:  Car parking layouts are acceptable subject to footpath amendment previously noted, and additional step out strips.  The internal footways linking the retail and residential units to the wider highway network are acceptable, and the cycle parking position is acceptable.  The number of parking spaces is for EBC to assess.  
25. Trip generation: For robustness, the Transport Assessment needs to be updated to reflect the current proposal which includes a retail store.   

26. Recommended conditions: Access construction; visibility; parking provision; CEMP.

Ecologist – No objection subject to further information and conditions
27. Final comments following confirmation of bat roost: 
28. Video evidence has been received demonstrating that the existing building on the site is a confirmed bat roost.  A licence will be required from Natural England before work can commence, and three further Phase II bat surveys are required. The Biodiversity Enhancement and Mitigation Plan (BEMP) will then require updating to contain a mitigation licence method statement and compensation will be required for the lost roost(s).  A lighting plan can be conditioned, along with an updated planting plan to ensure enough flowering species to support wildlife.  
29. Original comments:  Objection due to insufficient bat survey effort. 
30. There are records of bats, nesting swifts, stag beetles and hedgehogs close to the site.  The Preliminary Ecological Appraisal states that there is a low potential for roosting bats, low potential for common reptiles and moderate potential for breeding and nesting birds.  However, in the view of the Council’s Ecologist, the building should be categorised as having a moderate bat roost suitability, due to the amount of records of bats in the area and the bat roost potential features on the building (including gaps in hanging tiles and roof linings).  One bat emergence survey was carried out, and this is not considered to have been a sufficient survey effort.  There are two potential options to address the matter: 

· A second bat survey is carried out before determination (between May and September);

· A non-licenced precautionary working method to be conditioned.  This would involve first having a bat box erected in a suitable location on site.  The hanging tiles and any other potential bat roost feature would then need to be hand stripped under the supervision of a bat-licensed ecologist in suitable weather and temperature conditions.  If any bats are found they could be safely relocated to the bat box which will remain undisturbed during construction and remain as a permanent feature after construction is completed.  

31. More than one bat brick and swift brick for biodiversity enhancement is required.  Bat boxes and external lighting would need to be installed in line with recommended guidelines.  Bat boxes should not be located on the same side of the building as the entrance to the shop as this is more likely to be illuminated at night and have higher levels of noise and disturbance.  
32. A precautionary working method is required to avoid the spread of invasive species such as bamboo. 
33. The Preliminary Ecological Appraisal does not mention whether the trees proposed to be removed offer any potential bat roost features or provide suitable habitat for nesting birds.  

34. The submitted CEMP should be updated to include precautionary working methods to prevent harm to nesting birds, reptiles, amphibians, hedgehogs or stag beetles which might be using the site.  It should also include information on wildlife sensitive lighting, pollution prevention arrangements and a construction phase surface water drainage strategy. 

35. Biodiversity enhancement and management plan can be conditioned and must show locations of proposed enhancements together with the proposed exterior lighting plan to ensure the enhancement features are located in sufficiently dark areas. 

36. Query over grass planting.  The PEA recommends wildflower/grass mixture, but the lawn areas in the planting plan are shown as Strong Lawn Grass mixture under the trees.  Luzula sylvatica is not a grass species. 

37. Recommend that the Landscape Management Plan includes management plans for hedgerows to ensure year round supply of flowers, fruits and seeds.  Hedgerows should be pruned on a three-year rotation with the top and alternate sides pruned each year or 1/3 of the hedgerow pruned every year.
38. Drainage:  The Drainage Strategy states that infiltration is proposed through permeable paving and buried crate soakaways.  However, there is some concern about whether the ground conditions are acceptable for infiltration.  Further investigation is required.  Advice from the Contaminated Land team is required.  
39. Subject to agreement, the soakaways will provide a sufficient form of treatment for surface water.  Water butts should also be installed to use surface water drainage from the roof for watering gardens.  SuDS management recommendations are acceptable. 

40. Query whether discharge of water towards Castle Road could cause any flooding issues in extreme weather conditions.  Suggest tree pits are engineered to provide additional storage capacity. 
Housing Officer – Comment
41. The application would trigger a requirement for 35% affordable housing, which would total 6 dwellings.  However, in light of the independent viability assessment, the application is being proposed as 100% market rented scheme.  
42. Whilst the scheme will not meet the policy requirement for affordable housing, the commitment to seek external grant funding to deliver affordable rented properties is welcomed.  

Environmental Health: Contaminated Land Officer – No objection subject to conditions
43. The submitted Phase I Desk Study report identifies potential land contamination from past land uses and there is the potential for asbestos to be present within the existing building.  An asbestos survey and further site investigation and sampling is required, and this can be secured by condition.  
Environmental Health:  – Pollution – No objection subject to conditions 
44. Further comments following receipt of updated Noise Impact Assessment:  No objection subject to conditions to secure mitigation in line with the Noise Impact Assessment, including restrictions on delivery / refuse times and insulation for walls and ceilings.  

45. Original comments:  Further information required. 

46. Construction Environmental Management Plan (CEMP)  - Further detail is required in the Construction Site Management Plan to explain how measures will be implemented to avoid/minimise impact to the environment and to ensure that construction activities will not cause any nuisance. This includes nuisance from pollution in terms of noise and vibration, dust from demolition activities and stockpiling (and potential asbestos risk), and temporary lighting. 
47. Noise - The proposed retail unit has the potential to give rise to noise impacts on the dwellings from the operation of the unit, specifically breakout noise from the activities within the unit, deliveries and waste collection, fixed plant and machinery, and patrons. 
48. There is concern that the submitted Noise Assessment does not address all relevant noise impacts. 

49. The deliveries area is shown close to the front of the retail unit, which is overlooked by one of the residential units.  It is unclear where waste for the commercial unit would be stored and no indication is given about plant or equipment that may be required.  Also no information regarding operating hours for the retail unit.  These factors need to be taken into account in assessing noise impacts on future residents.  

50. Concern about bedrooms being located close to the retail storage area, and above it.  Also note that there are bedrooms adjacent to communal access stairs and living rooms, which is not ideal in relation to noise levels. 

51. If other Class E uses could occupy the unit (e.g. other than a shop), then there may be other noise and/or odour implications to be considered.  

Urban Design Officer – No objection
52. Further comments following receipt of amended plans: No objection.  
53. The proposal has evolved to address most of the concerns raised in previous comments.  The amended scheme improves the parking layout to allow a more central footway link to the building entrance and there is also an amendment to the footpath adjacent to parkgin spaces on the south-west side and a larger landscape strip. 

54. It is also welcomed that the height of the bin and cycle storage has been reduced and the footpath link to the recreation ground now includes seating beneath trees.  

55. The materials proposed appear to be of a high quality and should respect and complement the character, texture and colour of existing materials used in the local area. 
56. Original comments: No objection subject to further information / clarifications. 
57. The scheme has positively evolved to address some of the concerns raised in relation to elevational treatment and streetscene.  The scheme proposes more break up to the elevations, creating more architectural interest and avoiding a continuous blank and uninteresting elevation. 
58. The streetscene shows an improved relationship between the proposed site and surrounding area and how the external appearance relates to and enhances the character of the place using appropriate features and high quality materials. 
59. The convenience store element is welcomed.  
60. Matters to consider/clarify:

· Discrepancy between site plan and landscape plan along the footpath to the recreation ground. 

· The landscape for the recreation ground link could benefit from a more flexible and open approach. 

· Landscape section of Design and Access Statement needs updating. 

· Parking layout could be amended to help better define the entrance on the western side of the building by providing more footpath area in front of the main door. 

· Acknowledged that parking would be unallocated so difficult to prevent visitor spaces being used by resident, shop customers or recreation ground users.  Are there any disabled spaces? 

· Height of bin and cycle stores should be reduced to lessen their visual impact.  Potential for planting alongside bin store should be considered. 

· Solar panels above the lower flat roof would appear to protrude and be seen from street level, which would be discouraged.  

· Further details of materials should be provided. 
HCC Flood and Water Management – No objection subject to conditions
61. Further comments following receipt of additional information:  No objection subject to conditions. 
62. The site is in Flood Zone 1 and is at very low risk of flooding from surface water.  Infiltration is proposed as a drainage strategy for surface water. 
63. The updated Drainage Strategy and winter groundwater information has provided sufficient information to agree the principle of the infiltration drainage strategy.  Full details of the strategy and long term maintenance arrangements can be secured by condition.  
64. Original comments:  Further information required as follows:

· Winter groundwater level monitoring results;

· Extents of permeable paving and whether all runoff from the site is treated by it, and details of any other necessary measures;

· Flood exceedance flow routes shown on a plan.  
Southern Water - Comment
65. There is a foul sewer and water distribution main within the development site.  The exact position of this must be agreed in consultation with Southern Water.  Advice provided regarding mains pipe clearances and construction requirements.  
66. Long term maintenance required for SuDS and the details should include:

· Specification of the responsibilities of each party for the implementation;

· Specification of a timetable for implementation;

· Provision of a management and maintenance plan for the lifetime of the development.  
Natural England - Comment
67. The development could have a likely significant effect on designated sites in the Solent, due to increased recreational pressure and increased nutrients from wastewater.  A Habitats Regulations Assessment is required.   
Southampton Airport – No objection
68. The proposal would not conflict with aerodrome safeguarding criteria.  
Policy Context and Designations Applicable to Site

· Within Urban Edge
· Within Burlsedon, Hamble-le-Rice and Hound Character Area No.3

· Aviation safeguarding

· In Solent and New Forest recreational impact zones
Development Plan 
69. 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 comprises the Eastleigh Borough Local Plan (2016-2036) and the Hampshire Minerals and Waste Plan 2013 (which is not applicable in this case).  The NPPF and the Planning Practice Guidance constitute material considerations of significant weight.
Development Plan Policies 

70. The relevant policies of the Eastleigh Borough Local Plan (2016-2036) include the following: 

· S1 (Delivering sustainable development)
· S2 (Approach to new development)

· S3 (Location of new housing)

· DM1 (General criteria for new development)

· DM2 (Environmentally sustainable development)

· DM6 (Sustainable surface water management)

· DM8 (Pollution)

· DM11 (Nature conservation)

· DM13 (General development criteria – transport)

· DM14 (Parking)

· DM21 (New retail development)

· DM23 (Residential development in urban areas)

· DM28 (Delivering affordable housing)

· DM29 (Dwellings with higher access standards)

· DM30 (Internal space standards for new residential development)

· DM33 (Provision of recreation and open space facilities with new development)
· DM38 (Funding infrastructure)
Supplementary Planning Documents

· Quality Places (November 2011);
· Residential Parking Standards (January 2009);
· Environmentally Sustainable Development (March 2009);
· Biodiversity (December 2009);
· Affordable Housing (July 2009);
· Planning Obligations (July 2008, updated 2010).
National Planning Policy Framework
71. At national level, the National Planning Policy Framework (the ‘NPPF’ or the ‘Framework’) is a material consideration of significant weight in the determination of planning applications. The National Planning Policy Framework (the ‘NPPF’ or the ‘Framework’) states that (as required by statute) applications for planning permission must be determined in accordance with the development plan unless material considerations indicate otherwise and sets out a general presumption in favour of sustainable development unless material considerations indicate otherwise. Agent of Change principles protect existing businesses.
72. Three dimensions of sustainability are to be sought jointly: economic (supporting economy and ensuring land availability); social (providing housing, creating high quality environment with accessible local services); and environmental (contributing to, protecting and enhancing natural, built and historic environment) whilst local circumstances should also be taken into account, so that development responds to the different opportunities for achieving sustainable development in different areas.

National Planning Practice Guidance 
73. Where material, the Planning Practice Guidance which supports the provisions and policies of the NPPF should be afforded weight in the consideration and determination of planning applications. 
Principle of the proposal 
74. The proposal would replace an existing 2-storey building comprising a retail unit, food bank and 2 x residential flats, with a larger scale development of 18 flats and a retail unit.  
75. The application site lies within the urban edge, in an existing residential area.  Policies S1, S2 and S3 of the Local Plan set out the principles for sustainable development and proposals for new housing within the Borough.  With the exception of strategic development sites, the policies aim to focus new residential development within existing urban areas where there are existing services and facilities for the local population.   The nearest local facilities to the application site (other than the shop on the site itself) are located on Station Road and Victoria Road, within a 10 minute (up to 800m) walking distance.  Bus stops are also located within a similar distance and Netley Train Station is approximately 1km away.   The site also lies directly adjacent to a recreation ground, providing outdoor recreation opportunities for future residents.  The site is therefore considered to represent a suitable and sustainable location for new residential development, in accordance with the objectives of the Local Plan.  The provision of a net gain of 16 residential units would also contribute positively to the Council’s five year housing land supply.  

76. As the site does not lie within a designated town or local centre, there is no specific policy requirement for the retail element to be retained on site.  However, it is recognised that the existing shop is a positive addition to the local community, providing a convenient day to day shopping facility close to peoples homes.  The positive impact of the shop on the local community was also voiced strongly during the public consultation carried out at pre-application stage.  The provision of a small retail unit within the development would therefore allow retention of a local facility that is valued by the community.  The shop unit has, however, been designed to be adaptable to changing circumstances, and would be capable of conversion to residential use with fairly minimal physical alterations (subject to separate planning permission), should there no longer be a demand for retail use on the site in the future.    
77. The shop would fall within Use Class E(a) of the Town and Country Planning (Use Classes) Order.  There are a variety of other uses falling within Class E, which include cafes/restaurants, professional services, medical services, nurseries and light industrial and if unrestricted, the new commercial unit could interchange between such other uses within planning permission.  However, it is recognised that a number of these alternative uses could have significantly different considerations in terms of impacts on adjacent residents, traffic, parking and pollution, therefore it is considered reasonable in this case to restrict the use of the commercial unit to a shop only, within Class E(a).   
Sustainable Development
78. Section 2 of the NPPF states that the purpose of the planning system is to contribute to the achievement of sustainable development. This means that the planning system has three overarching objectives – economic, social and environmental (which are interdependent and need to be pursued in mutually supportive ways) that should be delivered through the preparation and implementation of plans and the application of the policies in the Framework.  Each of the three dimensions of sustainable development is considered below.
Economic Sustainability:

79. Section 2 of the NPPF, when discussing economic sustainability, seeks to ‘help build a strong, responsive and competitive economy, by ensuring that sufficient land of the right types is available in the right places and at the right time to support growth, innovation and improved productivity; and by identifying and coordinating the provision of infrastructure’.  

80. The proposed development would be located in an existing residential area of Netley Abbey, with good access to local services and facilities.  The scheme would also incorporate a retail unit to maintain the existing retail provision on the site to continue to serve the local population.  The development would also generate short term employment opportunities and local spending during construction, along with increased local spending upon occupation.  The proposal is therefore considered to meet the objectives of economic sustainability.  
Social Sustainability:
81. The social objective of sustainability as set out in the NPPF is to support strong, vibrant and healthy communities, by ensuring that a sufficient number and range of homes can be provided to meet the needs of present and future generations, and to foster well designed places.  

82. The scheme would make more efficient use of previously developed land and would provide 18 new dwellings (net gain of 16), contributing positively to the Council’s housing land supply.     

83. The scheme has been designed to ensure a good standard of living environment for future residents and to ensure that the amenities of existing residents is protected, as explained further in the relevant sections of this report.  The development is therefore considered to meet the objectives for social sustainability as set out in the NPPF. 
Environmental Sustainability: 

84. This relates to the protection and enhancement of the natural, built and historic environment, including making effective us of land, improving biodiversity and minimising pollution.  The proposed development would incorporate garden land and landscaped areas, providing opportunities for biodiversity enhancement, and would incorporate measures to mitigate pollution impacts.  A suitable drainage scheme has also been prepared to minimise flood risk, and the development would include measures to increase energy and water efficiency.  

85. Further commentary on these matters is provided under the relevant headings of this report. 
Layout, design and landscaping 
86. Policy DM1 of the Local Plan requires new development to be appropriate in relation to its context in terms of mass, scale, materials, layout and design.  
87. The area surrounding the application site is residential in character and predominantly comprises traditional two-storey semi-detached housing in a spacious layout.  An exception to this pattern of development is Robin Place to the south-west of the site, which is a more modern, flatted development comprising a mix of two and three-storey buildings.  To the south-east of the site is the Netley Recreation Ground.  

88. The site also lies within BHH Character Area 3, which covers the wider residential area to the north, east and south-east of the recreation ground.  The Character Area Appraisal defines this area as a large inter-war/immediate post-war estate comprising mainly semi-detached and terraced housing of 2-storey height, with the layout characterised by large grass verges and green spaces.  The guidance within the appraisal refers to maintaining formal building compositions, retaining grass verges and open spaces.    
89. The proposal is for a full redevelopment of the site, following demolition of the existing building and reconfiguration of the road layout.  The new building would be located on the south-eastern side of the site with a parking area on the north-western side, and would incorporate a footpath link to the adjacent recreation ground along the southern side.  There would also be an area of communal amenity space on the north-east side of the building, and the layout would incorporate new tree planting and landscaping.  

90. In response to comments from the Council’s Urban Design Officer and Highway Authority, some minor changes have been made to the scheme layout.  This includes an amendment to the car park layout to allow the footway link from the car park to be better aligned with the entrance door, and relocation of a footway link from the front to the rear of the parking spaces on the south-west side of the site, to prevent conflicts between pedestrian and vehicle movements.  Other amendments included the provision of seating along the footpath link to the recreation ground and a reduction in height of the bin and cycle stores to reduce their visual prominence.  
91. The new building would be rectangular in form and predominantly 3-storey in height, with a 2-storey element on the south-west side.  Whilst this form of building is different to the traditional housing found in Queens View and surrounding roads, it would be set back from the Queens View frontage and would relate more closely to the form of development in Robin Place.  The 3-storey height of the building would also relate to that of Robin Place and would reflect the existing character of taller buildings facing onto the recreation ground.  The highway grass verge on the north-west side of the site would be retained and new landscaping and tree planting provided within the new parking area to retain the green, landscaped character of the wider area.  
92. The building elevations would have a combination of recessed and projecting elements to break up its mass and would incorporate design features such as zinc cladding, recessed balconies and roof overhangs to add further interest and variation to the elevations.  The main elevation material would be brickwork, with a darker tone of brick proposed for the retail element to provide visual separation between the two uses. The Council’s Urban Design Officer has commented that the proposed materials would appear to be of a high quality and would complement the character, texture and colour of materials used in the local area.  The final details of materials would be secured by condition.  
93. The landscape design for the site would include new tree and hedgerow planting around the site boundaries, parking areas and footpath.  The new trees would compensate for the loss of existing trees on the site and would visually soften the appearance of the development.  Final landscaping details would be secured by condition to ensure that the planting species and positions are appropriate to provide a high quality landscape design and to ensure a sufficient variety of species is provided to support wildlife.  
Space standards and accessibility standards 

94. Policy DM30 of the Local Plan requires all new dwellings to meet the floorspace standards set out in the Government’s Nationally Described Space Standards.  All of the proposed flats are confirmed to meet these standards, with the 1-bed flats measuring at least 50sqm and the 2-bed flats measuring between 67sqm and 76sqm.  

95. In terms of accessibility, Policy DM29 of the Local Plan requires all dwellings to meet higher national access standards as set out in Part M of the Building Regulations. The policy states that all dwellings shall meet at least Part M4(1) standard and that a target of 80% of dwellings should meet Part M4(2) standard, for accessible and adaptable dwellings.  The applicant has confirmed that all of the flats have been designed to be capable of meeting M4(2) standard, therefore complying with this policy requirement.  
Housing mix, density, and affordable housing 

96. Policy DM23 of the Local Plan sets out various criteria to be met by new residential development in urban areas.  This includes the provision of a mix of dwelling sizes to meet local need, as per Policy DM24, provision of affordable housing in accordance with Policy DM28, and a minimum density of 40 dwellings per hectare (dph). 

97. The proposed development would represent a density of around 78 dwellings per hectare, which therefore exceeds the minimum density requirement set out in Policy DM23 and accords with the local and national policy objectives of making more efficient use of previously developed land.  

98. Policy DM28 of the Local Plan states that the Council will seek the maximum reasonable amount of affordable housing in new developments, with the target being for 35% to be provided on sites of 10 dwellings or more.  The policy does, however, acknowledge that there are circumstances where the provision of affordable housing can impact upon the economic viability of a proposed scheme, and allows for lower levels of affordable housing to be negotiated where justified by evidence.  In this case, the application is supported by a Viability Appraisal, which concludes that the provision of affordable housing within the scheme would make the development financially unviable.  No affordable housing is therefore proposed.  However, as Eastleigh Borough Council is the applicant, there is the possibility that affordable housing could be provided as part of the development if future external grant funding can be obtained.  
Residential amenity 

99. Policy DM1 of the Local Plan states that new development must not have an unacceptable impact on residential amenities of both new and existing residents.  
Amenity of neighbouring residents
100. The nearest neighbouring properties are the flats in Robin Place to the south-west, No.28 Queens View to the north and 1 Park View to the north-east.  
101. With regard to the relationship with the flats in Robin Place, the new building would be located to the north-east of these flats, with a minimum distance of 11.5m between buildings (ground and first floor level), separated by the new footpath and landscaping.  The second floor of the new building would then be set further back, creating a separation of around 19m.  Given the separation distances and the orientation of the new building to the north-west, it is considered that the new development would not cause unacceptable harm to the occupants of these adjacent flats in terms of loss of outlook or light.  In terms of privacy, the windows on the south-west elevations of the new building have also been kept to a minimum and would all be secondary windows serving kitchen/dining spaces.  These windows can be conditioned to be obscure glazed to ensure no adverse loss of privacy to the residents of the adjacent flats. 
102. To the north of the site, the nearest neighbouring property is No.28 Queens View, with a distance of approximately 12m between the northern corner of the new building and the southern corner of the neighbouring property.  The new building would be set away from the garden boundary of this neighbouring property by at least 7.3m, creating a visual separation and ensuring that the new building would not appear overly dominant from the neighbours garden.  Whilst the new building would result in some overshadowing of this neighbouring garden, it is noted that this garden currently experiences shadowing from the existing building and a large tree, which is due to be removed as part of the development.  Taking account of the position of the building, separation distances and the existing situation, it is not considered that the new development would have an adverse impact on these neighbouring residents in terms of loss of outlook or light.  In terms of privacy, there would be some windows facing north-east towards the neighbouring garden, but these would be secondary windows serving kitchen / dining areas and can be obscure glazed to prevent any direct overlooking.  There would be some bedroom windows facing north-west, but these would only offer oblique views towards No.28 and would not result in an adverse loss of privacy.  
103. The other nearest neighbouring property is No.1 Park View.  This property is located to the north-east of the proposed development and due to the position and orientation of the new development in relation to this property, it is not considered to result in an unacceptable impact in terms of loss of outlook or light.  In terms of privacy,  there would be living room windows and balconies facing the recreation ground on the north-eastern side of the new building.  These balconies have been designed to be mostly recessed behind the side elevation wall, and would only offer oblique views towards No.1 Park View with a separation distance of around 15m.  Overall it is not considered that the amenities of the occupants of No.1 Park View or the adjacent properties to the north-east would be adversely impacted by the proposed development.  
104. Other nearby properties in Queens View are considered to be sufficiently distanced from the proposed new building to prevent adverse impacts in terms of loss of outlook, light or privacy.  The new development would result in an increase in general pedestrian and vehicle activity in the area, but this would not be considered inappropriate or unacceptable within the existing residential environment.   
Amenity of future occupants 

105. All of the flats, with the exception of one north facing flat on the first floor, would be either dual aspect or have their main windows facing south-east.  This layout ensures that future residents will receive good levels of light and outlook, with many having an outlook over the adjacent recreation ground.  Each of the flats would also benefit from a private area of amenity space, either in the form of balconies or small garden areas for the ground floor flats.  There would also be a communal amenity area on the north-east side of the building.  It is therefore considered that the development has been well designed to achieve a good standard of living environment for future occupiers.  
Pollution - noise and land contamination 

106. Policy DM8 of the Local Plan states that development will not be permitted if it is likely to cause loss of amenity or impact on public health from air pollution, noise, light or land contamination.  

107. The main impacts to consider are impacts of noise from the operation of the shop unit on the new and existing residents.  The shop unit is proposed solely for use as a shop and is not intended to be used for any other use within Class E of the Use Classes Order (e.g. café, gym, nursery).  The use as a shop only would be secured by condition and it is on this basis that the relevant mitigation measures to control noise have been established.
108. The applicants have confirmed that the shop would receive a paper delivery at around 5.45am from a small van, with other small van deliveries taking place later in the day.  A Noise Impact Assessment has been prepared, which compares the noise impacts from the early morning delivery with that of the existing situation and concludes that the impacts in terms of noise on neighbours would be very similar to existing.  Given the small size of the shop, limited requirement for deliveries and the location in an existing residential area with commercial uses, the noise impacts on existing and future residents from deliveries to the new shop are not considered to be significant.  Refuse collection is anticipated to take place once very two weeks and the applicants would accept a condition to restrict refuse collections to no earlier than 07:00 to minimise noise impacts to neighbours.  A condition would also be imposed in relation to any potential plant and equipment, to ensure that anything installed meets the necessary noise limits to protect neighbouring residents. 

109. A further noise consideration is the impact of shop operations on the new residential units immediately above and adjacent.  The applicants have confirmed that the floors and walls between the shop and adjacent flats would be designed with high insulation to reduce sound levels to a higher level than required by Building Regulations.  Walls between communal areas and habitable rooms of flats would also be similarly insulated. The Council’s Environmental Health Officer is satisfied that these measures would minimise noise to an acceptable level to prevent adverse impacts.      

110. A draft Construction Environmental Management Plan has been submitted with the application, which sets out various measures to control pollution impacts during the construction phase, including impacts from noise, vibration, lighting, dust and traffic.  A final version of this document would be secured by condition.  

111. With regard to land contamination, a Desk Top Study has been submitted, which confirms that there is some contamination risk on the site from made ground, asbestos and ground gas.  Further investigations are required and agreement on necessary mitigation.  This can be secured by condition to ensure that any contamination risks to new and existing residents is satisfactorily addressed.    

Access, parking and transport matters 

112. The site would be accessed via two separate entrances, one from Castle Road and one from Queens View.  The Castle Road access would lead to a parking area for 6 vehicles opposite the retail unit (2 for the retail unit and 4 for residential dwellings), along with a servicing/drop off bay.  The second access from Queens View would lead into a car parking area for 16 vehicles for the residential dwellings.  

113. One of the parking bays (bay 10) has been designated as a disabled parking bay and at least 18 of the parking spaces would have access to an electric charging point (1 per dwelling).  
Trip generation

114. The development is anticipated to generate around 46 vehicle movements per day, and the retail unit is estimated to generate around 10 vehicle trips in each of the AM and PM peak periods.  Overall, compared to the existing site, the development would be anticipated to result in an increase in vehicle movements of around 14 vehicles in the AM peak period and 15 vehicles in the PM peak period. The Highway Authority has commented that this represents a minimal increase in vehicle trips and would not have an adverse impact on the operation of the local highway network. 
Access  

115. The Highway Authority has confirmed that the proposed access points are satisfactory in terms of visibility, width and alignment.  Further information was requested in relation to vehicle turning provision and an updated Transport Assessment and tracking plans have since been provided.   
116. Refuse collection for the residential development would take place from Queens View, with a communal refuse store located within the required 10m carry distance from the road edge.  The car park has been designed to allow a 4.6 tonne goods vehicle / van to turn on site to enter and leave in a forward gear, and fire engines would be able to reverse into the car park to achieve the required distance from the properties.    For the retail unit, deliveries and refuse collection are proposed to take place from a service bay in front of the retail unit, with space demonstrated for vehicle turning for 4.6 tonne vehicles / vans.  The Highway Authority raised some concerns about conflict between vehicles and an overhanging section of the building, however, the applicants have confirmed that there is adequate space for the vehicle to wait in the service area without going beneath the overhanging section.  The Highway Authority has also raised concerns that the layout would require the refuse/service vehicles to turn using Robin Place, which is a private road.  The concern is that if this road were ever restricted / gated, then turning would not be able to take place.  In response, the applicants have provided an updated vehicle tracking plan to show that a refuse vehicle could still manoeuvre / turn within the area without using Robin Place.  The updated tracking plan is being reviewed by the Highway Authority and any further comments on this point will be reported at the planning committee.  
117. Regarding pedestrian access, the Highway Authority initially raised a concern about potential risks to pedestrians due to the position of a footpath link in front of the 6 parking bays on the south-west side of the site.  This footpath route has since been amended, to be to the rear of the parking spaces to avoid the risk of conflict between pedestrians and vehicle movements.  
118. The scheme also incorporates a new footpath link to the recreation ground.  This would lead around the south-west and south-east sides of the development and link to the existing footpath through the recreation ground.  This pedestrian route would incorporate landscaping, trees and seating to create an attractive walkway, and would ensure that the link to the recreation ground is maintained.  The applicants have stated that the footpath would also incorporate low level bollard lighting for security purposes and full details of external lighting can be secured by condition.    
Parking provision
119. The total number of parking spaces provided would be 22, comprising 20 spaces for the residential development (of which at least 50% would be unallocated), and 2 spaces for the retail unit.  In accordance with the Council’s Adopted Parking Standards, where more than 50% unallocated parking is proposed, the parking requirement would be for 1 space for each 1-bed dwelling and 1.5 spaces for each 2-bed dwelling.  This would amount to a requirement for 23 spaces.  The provision of 20 spaces for the residential development would therefore represent a shortfall of 3 spaces in relation to the currently Adopted parking standards.  The applicants have justified this shortfall by looking at census data on car ownership in the area, which indicates reduced car ownership among occupiers of flats.  The location of the site within walking distance of local shops and facilities also means that alternative means of transport can be actively encouraged, and the scheme would incorporate secure parking for 20 cycles in accordance with the Adopted Standards.    

120. It is also relevant to note that the Council is currently in the process of reviewing its parking standards with a new SPD due for Adoption in 2024.   One of the changes set out in the new parking standards is a reduction in the number of spaces required for 1-bed units, recognising that smaller units do not necessarily generate as high a demand for parking.  Based on these emerging parking standards, the scheme would require a maximum of 18 spaces.  Therefore, whilst the proposed level of parking is currently in shortfall of the Adopted Parking Standards, it is in accordance with the Council’s emerging approach to parking provision.   
121. In terms of retail unit parking, the plans indicate 2 spaces.  The Council does not currently have Adopted Standards relating to non-residential parking, but the emerging standards indicate that a general retail unit should have 1 space per 20m2 floorspace, which would amount to at least 3 spaces for the proposed shop.  The applicants have noted that the shop is intended to be for a similar use to the existing shop on site, providing local day to day shopping needs and is likely to be used mainly be people living in the immediate area rather than people driving from further afield.  It is therefore not anticipated that the shop would generate a significant parking demand in itself and the 2 spaces is considered sufficient in this instance.  
Displaced parking

122. The existing site currently comprises a large area of hardstanding in front of the shop, which is regularly used for vehicle parking, including by users of the adjacent recreation ground.  Based on the size of the area, it can accommodate up to 12 vehicles.  However, this has never been formally designated as recreation ground parking, therefore it would not be reasonable or justified to object to the  development on the grounds of loss of parking for the recreation ground.  It is, however, relevant to consider whether the displacement of parking from the site to other local roads would have an adverse impact on the local highway network.  
123. In assessing this matter, the applicants Transport Consultants have carried out parking surveys of the area, including a survey carried out on a Saturday in November when a football match was being held at the recreation ground.  The results of the survey have been queried by local residents, who have noted that it is only possible to park cars on one side of the road in some of the surveyed areas.  The applicants Transport Consultants have since updated the survey results to only take account of parking on one side of the road on Queens View and Castle Road.  Even with this reduced capacity, the survey that was carried out on the Saturday match day still showed that there were up to 54 spaces available in the local area.  These surveys have demonstrated that even during the busiest times, there is a sufficient level of available parking on surrounding local roads including Queens View, Castle Road and Priory Road, to accommodate the displaced parking from the site.    
Ecology and trees 

124. The land surrounding the existing building comprises a mix of hard surfacing and grassed areas with some trees around the site edges and in the gardens of the existing building.  The application was accompanied by a Preliminary Ecological Appraisal, which assessed the site as having low potential for roosting bats, low potential for common reptile species and moderate potential for breeding and nesting birds.  The conclusions regarding reptiles and birds were accepted but queries were raised about the conclusions regarding bat roost potential, given the number of potential bat features on the existing building.  Since submission of the application, further evidence in the form of video evidence of bats has been received, and the building is now considered to be a confirmed bat roost.  Three further bat emergence surveys are now required to gain more information about the roosts and to identify appropriate mitigation measures.   These would need to be carried out in the bat surveying season starting in May. The recommendation of permission for this scheme is therefore subject to first carrying out the required bat surveys and agreeing relevant mitigation.   Mitigation may require amendments to the building to incorporate new bat roost features, but it is considered that this would be achievable without needing to alter the overall form and layout of the building as proposed.  
125. Biodiversity and enhancement measures for the site have been set out in a Biodiversity and Enhancement Plan (BEMP), although this now requires updating to take account of updated bat information.  Mitigation for other species would include hedgehog gaps in fencing and a variety of plant and grass species.  A final version of the BEMP would be secured by condition.  A Landscape Management Plan has also been submitted and a final version will be secured by condition to ensure that the landscaped areas of the site are suitably managed for both amenity value and biodiversity.  
126. The Council’s Tree Officer has reviewed the submitted Arboricultural Report and concurred that the only significant tree on the site is T1, which is a mature tree located adjacent to the boundary of No.28 Queens View.  This tree is proposed to be removed and the Council’s Tree Officer has raised no objection to this, noting that it is a B category tree but has been unsympathetically managed in the past.  The Council’s Tree Replacement Policy would require 8 new trees to be planted to compensate for its loss and the submitted plans show an excess of this number.  The precise details of tree species and other planting would be secured by the landscape condition.  Subject to the replacement planting and satisfactory protection of retained trees (including those adjacent to the site) during the construction process, there is no objection to the development on the grounds of tree impact.  
Drainage and flood risk 

127. Policy DM6 of the Local Plan requires new development to incorporate Sustainable Drainage Systems (SuDS) to manage surface water drainage and prevent flood risk.  
128. The application site lies within Flood Zone 1 and is at a very low risk of flooding from surface water.  The proposed drainage strategy would involve infiltration of surface water via a combination of permeable paving and buried crate soakaways, designed to cater for a 1 in 100-year storm even plus climate change allowance.  The details of the strategy have been reviewed by the Lead Local Flood Authority and following receipt of further information regarding winter groundwater monitoring and the extent of permeable surfacing, the principle of the strategy has been agreed.  Full details of the strategy, along with arrangements for long term management, would be secured by condition.  
129. Foul water drainage would connect to the existing public sewer and Southern Water has raised no objection to this proposal, subject to formal agreement for connection to the sewer system.  
Sustainability measures and climate change 

130. Policies S1, DM2 and DM3 of the Local Plan require new development to be sustainable in terms of resource use, climate change and energy use. 
131. The application is accompanied by a Sustainability and Energy Appraisal, which sets out how the building has been designed to achieve appropriate levels of heating and cooling and to increase energy efficiency.  The building would incorporate high levels of insulation and airtightness, efficient space heating and hot water systems and energy efficient appliances, and would include the installation of solar panels on the roof.  These measures are considered appropriate to achieve a high quality, energy efficient development, which accords with the objectives of the relevant Local Plan policies and national guidance.  
Impacts on European Protected Sites including Special Protection Areas (SPA)
Nutrient impact
132. Natural England has advised that the increase in wastewater from new housing developments within the Borough is having a detrimental effect on the quality of water entering the Solent catchment area through nutrification.  As such, all development for additional housing is required to reach nutrient neutrality (ensuring that development does not add to existing nutrient burdens), in order to meet the requirements of the Conservation of Habitats and Species Regulations 2017 (as amended).  The proposed development would use the Peel Common wastewater treatment works, which discharges into the Solent and is required to achieve nutrient neutrality for nitrates.  
133. A nutrient budget calculation has determined that the development would generate an increased nitrogen load of 14.31 kg/TN/year.  To mitigate the increase in nutrients, the applicant intends to purchase nitrate credits through the Council’s Mitigation Scheme, which takes land out of agricultural use and creates recreational spaces, thereby reducing the nutrient output of the land. This mitigation would be secured by condition.  

Recreational impacts on the Solent Special Protection Areas

134. The site lies within 5.6km of the Solent Special Protection Areas and Ramsar sites.  In accordance with advice from Natural England, a net increase in housing development within the 5.6km catchment is likely to result in impacts to the integrity of these sites through an increase in recreational pressure / disturbance.  In order to mitigate this impact, the applicant has agreed to contribute towards the Solent Recreation Mitigation Strategy (Bird Aware).  The required mitigation is dependent on the size of the proposed dwellings and in this case is calculated as follows: 

· 1-bed dwellings x 8 at £443 per dwelling = £3,544

· 2-bed dwellings x 10 at £639 per dwelling = £6,390

· Total = £9,934

135. This mitigation would be secured by upfront payment should permission be granted.  

Recreational impacts on the New Forest SPA

136. The sies lies within the 13.8km catchment area for the New Forest Special Protection Area (SPA).  Natural England has advised that developments within this catchment area are likely to result in additional visitors to the protected sites.  In order to mitigate this impact, the applicant proposes to pay a contribution in accordance with the Council’s New Forest Mitigation Strategy.  The Council’s Strategy takes a combined approach aimed partly at diverting visitors away from the New Forest through the provision of new Suitable Alternative Natural Greenspaces (SANG) within the Borough of Eastleigh, and partly towards the funding of a Ranger within the New Forest National Park.  The required mitigation amount is £2,220 per dwelling (total £39,960 for 18 dwellings), and this would be secured via an upfront payment should permission be granted.  
137. Natural England has some on-going concerns regarding the level of SANG provision set out in the Council’s Strategy.  However, the Council considers its Strategy to be robust to ensure no adverse impacts on the New Forest SPA.  

Habitats Regulations Assessment (HRA)

138. A HRA Appropriate Assessment has been undertaken by the Local Planning Authority as competent authority, to assess the potential impacts of the development on protected areas and explain the mitigation measures to be put in place to mitigate the impacts as set out above.  The Appropriate Assessment is currently under review by Natural England.  
Planning obligation /considerations

139. In accordance with the NPPF, Policy DM38 of the Eastleigh Borough Local Plan, the Council’s ‘Planning Obligations’ SPD and Regulation 122 of the Community Infrastructure Regulations, there is a requirement for developers’ contributions to ensure on and off-site provision for facilities and infrastructure made necessary by the development, or to mitigate against any increased need/pressure on existing facilities. 
140. For this scheme, financial contributions towards the provision of the following infrastructure have been agreed:

· Community infrastructure 
· Public Art

· Healthcare 

· Public open Space

141. The Hampshire County Council Education Authority has confirmed there is no requirement for contributions towards school provision as a result of this development.  This is due to the small size of the units and limited number of children that are likely to occupy the development.  

142. There is also the requirement to the impacts of nutrient loading and increased recreational pressure on the Solent and New Forest Special Protection Areas, as discussed in the previous section of this report.  

143. All financial contributions for this development will be secured by direct upfront payment should permission be granted.  

144. The contributions would go towards the funding of infrastructure projects in the local area, such as sea wall defences in Netley, Hound Parish Hall improvements, play park improvements, and public arts projects such as a sculpture for Netley coastline and the Hamble Peninsular Sounds project.  The contributions would therefore comply with the 3 tests set out in Regulation 122 of the Community Infrastructure Levy 2010, in that the monies would go towards projects which are directly related to the development, and are fairly and reasonably related in scale and kind to the proposed development. The contributions would be index-linked to ensure they rise in line with the costs of providing the identified projects/measures. The obligations sought are necessary to make the development acceptable in planning terms and to meet the needs generated by the new residents and the potential impact on existing services and facilities.  
Equalities Implications:

145. 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:

i. eliminate discrimination, harassment, victimisation and any other conduct that is prohibited by or under this Act;

ii. advance equality of opportunity between persons who share a relevant protected characteristic and persons who do not share it;

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

146. 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.

Conclusion

147. The proposed development is considered acceptable in terms of layout, form and design in relation to the context in which it is set, and has been designed to ensure no adverse impacts on neighbouring residents and to create a good standard of living for future residents.  The scheme incorporates sufficient parking and the access proposals are acceptable in terms of visibility and highway safety.  Matters relating to drainage, noise and energy efficiency have been addressed and the ecological impacts would be clarified through further bat surveys before a final decision is made.  The proposal would also mitigate its impacts on the European protected sites with regard to nutrient loading and increased recreation.  The development is considered to accord with relevant local and national policy.
148. As such, the application is recommended to delegate back to the Service Director for Planning and Environment, Chair and Vice Chair for approval subject to: the conditions set out above; additional emergence bat surveys and agreement of updated mitigation proposals; agreement to any amendment to the building design to incorporate bat roost features; response from Natural England on Appropriate Assessment and payment of developers contributions.
