
 

 

13/06/2016 
 
APPLICATIONS RECOMMENDED FOR DECISION 
 
HEDGE END, WEST END & BOTLEY Monday 13 June 2016 Case Officer David Huckfield 

 
 
SITE: Land at Pavilion Road, Hedge End, Southampton,  
 
Ref. F/16/78015 Received: 08/02/2016     (30/06/2016) 
 
 
APPLICANT: Frontier Estates (Southampton) Ltd 

 
PROPOSAL: Erection of 70-bed care home (Use Class C2) parking, 

access, diversion of footpath and associated works. 
  
AMENDMENTS: 14/03/2016, 29/04/2016 

 
RECOMMENDATION: 
 
Subject to the receipt of a satisfactory sustainability statement and the 
applicants entering into a Section 106 Agreement for: Sustainable transport 
contributions, a Traffic Regulation Order, Public art provision, The diversion of 
the existing footpath; and the variation of the Section 52 Agreement dated 24 
October 1988 to allow for the development of the site. 
 
PERMIT 
 

 
 
CONDITIONS AND REASONS: 
 
(1)  The development hereby permitted shall be implemented in accordance with the 

following plans numbered: (00)001 Rev P02, (00)002 Rev P02, (01)001 Rev 
P10, (01)002 Rev P06, (01)003 Rev P06, (01)004 Rev P06, (01)005 Rev P03, 
(02)001 Rev P05.  
Reason: For the avoidance of doubt and in the interests of proper planning. 

  
(2)  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. 

  
(3)  The premises hereby permitted shall be used for a Use Class C2 care home and 

for no other purpose (including any other purpose in Use Class C2 of the 
Schedule to the Town and Country Planning (Use Classes) Order 1987, or in any 
provision equivalent to the Class in any statutory instrument revoking and re-
enacting that Order with or without modification.  
Reason: The proposal is permitted on the basis of the particular circumstances of 
the case giving justification for the development in this countryside location. 



 

 

  
(4)  No development shall start until the following details have been submitted to and 

approved in writing by the Local Planning Authority. The development shall then 
accord with the approved details:   
a) details and samples of the materials to be used in the construction of the 
external surfaces of the development; 
b) width, alignment, gradient, sight lines and type of construction proposed for 
any roads footpaths and accesses; 
c) the provision to be made for street lighting and/or external lighting.  
Reason: To limit the impact the development has on the locality. 

  
(5)  No construction work shall start until a Method Statement has been submitted to, 

and approved in writing by, the Local Planning Authority. Construction work shall 
only take place in accordance with the approved method statement which shall 
include:   
a) a programme and phasing of the construction work; 
b) the location of temporary site buildings, compounds, construction material and 
plant storage areas used during construction;    
c) the arrangements for the routing/turning of lorries and details for construction 
traffic access to the site;   
d) the arrangements for deliveries associated with all construction works, 
loading/ unloading of plant & materials and  restoration of any damage to the 
highway [including vehicle crossovers and grass verges]. 
e) the parking of vehicles of site operatives and visitors;    
f) measures to control the emission of noise and dust generated by construction 
that has due regards to the detailed contained in the Best Practice Guidance - 
The Control of Dust and Emissions from Construction and Demolition, 2006 
(London Authorities) and Guidance on the Assessment of Dust from Demolition 
and Construction, 2014 (Institute of Air Quality Management).  
g) provision for storage, collection, and disposal of rubbish from the development 
during the construction period;   
h) measures to prevent mud and dust on the highway during demolition and 
construction;   
i) the erection and maintenance of security hoarding including decorative 
displays and facilities for public viewing, where appropriate;    
j) temporary lighting;   
k) protection of pedestrian routes during construction. 
l) proposed safeguards to ensure pollutants such as silt remain on site and 
surface water into the Woodhouse Gully remains of good quality.  
Reason: To limit the impact the development has on the amenity of the locality. 

  
(6)  No work shall commence on site until the following has been submitted to, and 

approved in writing by the Local Planning Authority: (a) Report of preliminary 
investigation comprising a Desk Study, Conceptual Site Model and Preliminary 
Risk Assessment documenting previous and existing land uses of the site and 
adjacent land in accordance with national guidance as set out in Contaminated 
Land Reports Nos. 11 CLR11, and BS10175:2011+A1 2013 Investigation of 
potentially contaminated sites Code of Practice, and, unless otherwise agreed 
with the Local Planning Authority; (b) A report of a site investigation documenting 
the ground conditions of the site and incorporating chemical and gas analysis 



 

 

identified as appropriate by the Preliminary Investigation in accordance with 
BS10175:2011+A1 2013 and BS8576:2013, and, unless otherwise agreed with 
the Local Planning Authority; (c) 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 future maintenance a and 
monitoring. Such a scheme 
shall include nomination of a competent person to oversee the implementation of 
the works.  
Reason: To minimise the risk from land contamination for the safety of the future 
occupiers of the development. 

  
(7) The development hereby permitted shall not be occupied/brought into use until 

there has been submitted to the local planning authority verification by the 
competent person approved under the provisions of the above condition 6(c) that 
any remediation scheme required and approved under the provisions of the 
above condition 6(c) has been implemented in full in accordance with the 
approved details (unless varied with the written permission of the local planning 
authority in advance of implementation). Unless agreed in writing with the local 
planning authority such verification shall comply with the guidance contained in 
CLR11 and 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 redial works carried out 
(c)  Verification data including - 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. 

 
Thereafter the scheme shall be monitored and maintained in accordance with the 
approved scheme under condition 6(c). 

 
Reason: To minimise the risk from land contamination for the safety of the future 
occupiers of the development. 

  
(8)  Prior to the commencement of development, a scheme shall be submitted to the 

local planning authority for approval to protect future occupants of the 
development from externally generated noise, including from any fixed plant and 
machinery. Once approved in writing, the scheme shall be implemented before 
the first occupation of the development and thereafter maintained. Reason: In the 
interests of the protection of the amenity of the occupiers of the development. 

  
(9)  No development related works shall take place on site until an Arboricultural 

Method Statement and Tree Protection Plan are submitted to and approved in 
writing by the Local Planning Authority. The approved Arboricultural Method 
Statement must be adhered to in full, and may only be modified with the prior 
written agreement of the Local Planning Authority.  



 

 

Reason: To retain and protect the existing trees which form an important part of 
the amenity of the locality. 

  
(10)No development shall commence until a site meeting has taken place with the 

site manager, the retained consulting arboriculturalist and a representative from 
the Local Planning Authority. Work cannot commence until the Local Planning 
Authority officer has inspected and appoved the proposed tree protection. Once 
approved no access by vehicles or placement of goods, chemicals, fules, soil or 
other materials shall take place within the fenced area. The fencing shall be 
retained in its approved form for the duration of the work. All other aspects of the 
Arboricultural Implications Assessment and Method Statement will be addressed 
at this meeting. This tree condition may only be fully discharged on completion of 
the development subject to satisfactory written evidence of monitoring and 
compliance by the pre-appointed tree specialis during construction. Reason: To 
retain and protect the existing trees which form an important part of the amenity 
of the locality. 

  
(11) No development shall start until a landscaping scheme has been submitted to 

and approved in writing by the Local Planning Authority. The scheme shall cover 
all hard & soft landscaping, including trees and boundary treatments and other 
means of enclosure, as well as ecological enhancements to be incorporated into 
the scheme, and shall provide details of timings for all landscaping and any 
future maintenance. The works shall be carried out in accordance with the 
approved plans and to the appropriate British Standard.  
Reason: In the interests of the visual amenity of the locality, biodiversity, and to 
safeguard the amenities of neighbouring residents. 

  
(12) For a period of no less than 5 years after planting, any trees or plants which are 

removed, die or become seriously damaged or defective, shall be replaced as 
soon as is reasonably practicable with others of the same species, size and 
number as originally approved in the landscaping scheme.  
Reason: In the interests of the visual amenities of the locality. 

  
(13)No development shall start until a BREEAM ‘excellent’ interim stage certificate 

and sustainability report, demonstrating how all of the applicable essential 
requirements of the Eastleigh Borough Council adopted Supplementary Planning 
Document ‘Environmentally Sustainable Development’ are to be met, have been 
submitted to, and approved in writing, by the Local Planning Authority.  
Reason: To ensure the development meets the essential requirements of the 
adopted Supplementary Planning Document ‘Environmentally Sustainable 
Development’. 

  
(14) The development shall not be occupied until a BREEAM ‘excellent’ final stage 

certificate and sustainability report, demonstrating how all of the applicable 
essential requirements of the Eastleigh Borough Council adopted Supplementary 
Planning Document ‘Environmentally Sustainable Development’ have been met, 
have been submitted to, and approved in writing, by the Local Planning Authority.  
Reason: To ensure the development meets the essential requirements of the 
adopted Supplementary Planning Document ‘Environmentally Sustainable 
Development’. 



 

 

  
(15) Development shall not begin until a surface water drainage scheme for the site, 

based on sustainable drainage principles and an assessment of the hydrological 
and hydrogeological context of the development, has been submitted to and 
approved in writing by the Local Planning Authority.  The details shall include a 
timetable for its implementation and a management/maintenance plan for the 
lifetime of the development including the arrangements for adoption by any 
public body or statutory undertaker, or any other arrangements to secure the 
effective operation of the sustainable drainage system throughout its lifetime. 
The system shall be implemented and thereafter managed and maintained in 
accordance with the approved details.   
Reason: To reduce the surface water run off from the site, prevent an increased 
risk of flooding, and to ensure future maintenance of the surface water drainage 
system. 

  
(16)No development shall start until details for the disposal of foul sewerage from the 

development hereby permitted have been submitted to and approved in writing 
by the Local Planning Authority. The development shall then accord with the 
approved details.  
Reason: To ensure satisfactory provision of foul drainage. 

  
(17) The development hereby permitted shall not be brought into use until the car 

park has been constructed, surfaced and marked out in accordance with the 
approved plan. The approved parking area shall not thereafter be used for any 
purpose other than the turning, parking, loading and unloading of vehicles.  
Reason: To make provision for off street parking for the purpose of highway 
safety. 

  
(18) No construction, demolition or deliveries to the site shall take place during the 

construction period except between the hours of 0800 to 1800 Mondays to 
Fridays or 0900 to 1300 on Saturdays and not at all on Sundays or Bank 
Holidays.  
Reason: To protect the amenities of the occupiers of nearby dwellings. 

  
(19)No burning of materials obtained by site clearance or any other source shall take 

place during the demolition, construction and fitting out process.  
Reason: To protect the amenities of the occupiers of nearby properties. 

  
Note to Applicant: In accordance with paragraphs 186 and 187 of the 
National Planning Policy Framework, Eastleigh Borough Council takes a 
positive approach to the handling of development proposals so as to 
achieve, whenever possible, a positive outcome and to ensure all 
proposals are dealt with in a timely manner. 

  
Note to Applicant: Southern Water have advised that the 
applicant/developer should enter into a formal agreement with them to 
provide the necessary sewerage infrastructure to service the development. 
A formal application will also be required for connection and on-site mains 
associated with the water supply to the site. Southern Water can be 



 

 

contacted at Sparrowgrove House, Sparrowgrove, Otterbourne, Hampshire, 
SO21 2SQ. 

  

 
 
Report: 
 
1. This application has been referred to Committee because it is a major 

development which is contrary to the Development Plan. 
 

The site and its surroundings 
 
2. The application site consists of a square shaped parcel of land extending to an 

area of 0.82ha which is situated at the junction of Pavilion Road and Woodhouse 
Lane and is comprised of a mixture of open grass, scrub land and trees. The 
topography of the site is such that there is a general, albeit not marked, slope 
down moving from the north-west to the south-east.   

 
3. There is an existing footpath which runs through the site from Pavilion Road to its 

northern corner. This footpath is owned by Eastleigh Borough Council and whilst 
not a designated Public Right of Way, is an established permissive route which 
extends past the adjacent business park and links to the residential areas further 
to the north.   

 
4. The south-eastern boundary of the site with Woodhouse Lane consists of timber 

post and rail fencing as well as a row of mature and semi-mature trees, a number 
of which are subject to a Tree Preservation Order. The north-western and south-
western boundaries of the site are also marked by post and rail timber fencing, 
giving it a fairly open aspect from these viewpoints. The north-eastern boundary 
with the neighbouring residential property consists of trees, dense hedging and 
undergrowth which provide a fairly substantive degree of screening for the site 
from this side.  

 
5. The site lies to the north of Woodhouse Lane, which links Hedge End to the south-

west with Boorley Green to the north-east, to the opposing side of which are open 
fields. The site is bound by the curtilage of a residential property to the north-east, 
the two-storey development at Botleigh Grange Office campus to the immediate 
north-west, and to the south-west by Pavilion Road, to the opposite side of which 
is a bowling club, tennis courts and scout hut.  

 
Description of application 

 
6. The proposed development comprises the construction of a care home facility 

falling within the C2 use class which would provide 24 hour on-site care provision 
for its residents. The home is designed as a single two-storey building of an H-
shaped footprint and consists of 70no. single occupancy bedrooms with en-suite 
bathrooms, along with a range of communal areas and ancillary facilities set 
across its ground and first floors. Staff facilities along with ‘back of house’ areas 
such as kitchen and laundry rooms are situated at second floor level within the 



 

 

roof space of the building.  
 

7. The proposals include the provision of a range of external terraces with 
landscaped amenity space to the eastern, western and substantively to the 
southern side of the building, with the latter including sensory gardens, a resident 
gardening area and greenhouse.  

 
8. The entrance to the building is set to its northern side with this being from a car 

parking area consisting of a total of 32 parking spaces, which includes 2 disabled 
bays. Cycle and mobility scooter parking is situated in the vicinity of the building’s 
main entrance, with access to be provided from Pavilion Road to the west of the 
site. The existing footpath and cycleway which runs through the centre of the site 
is proposed to be re-diverted along the north-western boundary, with dropped 
kerbs being proposed on Pavilion Road as part of its provision.  

 
9. The application is accompanied by the following reports and technical 

assessments which have been updated as necessary throughout the course of 
the application: 

 

 Planning Statement 

 Design and Access Statement 

 Statement of Community Engagement 

 B1(a) Viability Assessment 

 Needs Assessment 

 Drainage Strategy 

 Sustainability Statement 

 Arboricultural Impact Assessment 

 Transport Statement and Travel Plan 

 Noise Assessment 

 Site Investigation 

 Extended Phase I Habitat Survey, Reptile and Great Crested Newt Surveys 
 

Relevant planning history 
 
10. Of notable relevance to the current submission are the following planning 

applications: 
 

 Z/29710/000/00: Erection of offices with associated parking and landscaping – 
Granted October 1988 

 

 Z/29710/003/00: Erection of new office campus – Granted October 1988 
 

 Z/29710/004/00: Construct new entrance off Grange Road for office campus & 
hotel associated with single-lane dualling & road widening on Grange Road – 
Granted October 1988 

 
11. These consents pertain to what is now the adjacent Botleigh Grange Office 

Campus and associated with these permissions was a Section 52 Agreement that 
contains clauses which, inter alia, relate to the provision and conveyance of the 



 

 

footpath that runs through the application site to the Council, as well as to the 
ceasing of the former use of the site as a scrapyard and to thereafter not develop 
this area of land. These matters are dealt with further below. 
 
Representations received 

 

12. 4 letters of representation were received from adjoining occupiers and those 
living locally in relation to the plans as originally submitted with these raising the 
following matters and objections: 

 

 A lack of available public transport which, for visitors who can only use this to 
get to the site, will be a problem.  

 Highway safety issues and insufficient parking in the locality which could 
potentially be further adversely affected by the realignment of the footpath.  

 The need to ensure that the footpath is moved as this is well utilised by a 
range of users.   

 Prematurity and the proposals being prejudicial to the allocation of the site for 
B1 use within the Submitted Eastleigh Borough Local Plan 2011-2029.  

 A lack of marketing evidence for the loss of the B1 allocation on the site, with 
the evidence of high occupancy and lack of vacancy on the Botleigh Grange 
Office Campus supporting a view that B1 accommodation would be occupied 
in the current market.  

 A lack of compatibility with the neighbouring office use which would 
compromise privacy and result in direct overlooking of the windows within the 
northern elevation of the development.  

 Excessive noise, lighting and a loss of privacy and sunlight to the adjoining 
residential uses.  

 Excessive smells and potential vermin owing to the siting of the building’s bin 
store close to the boundary with the neighbouring residential property. 

 Poor external design, size and appearance.  

 Unnecessary overdevelopment with a number of other care homes being 
present in the surrounding locality.  

 Harm to the character of the area and the ecology present on the site.  
 
13. 1 further representation was received following reconsultation on amended plans. 

This was from a neighbouring resident with the objections previously raised being 
reiterated.  

 
Consultation responses 

 
14. Hedge End Town Council – Objection based on insufficient parking allocation.  
 
15. Head of Planning Policy and Design – The proposed land use is not 

specifically permitted by the criteria of 1.CO and may have an adverse visual 
impact on the local gap. The Council’s Accommodation for Older Persons SPD 
makes it clear that there is a presumption against new residential institutions such 
as care homes in the countryside which should be addressed. 

 
16. Should the landscape issues be satisfactorily addressed, the proposed use 

should be considered. The site falls within part of a larger area which was 



 

 

identified in Policy HE5 of the Submitted Local Plan 2011-2029 as being suitable 
for employment use. However, the fact that the Examining Inspector failed to 
support the 2011-2029 local plan means that little weight can be attributed to that 
proposed allocation. The adopted Plan is therefore silent on the need for either 
specialist accommodation or Class B1 office employment land beyond 2011. 
Nonetheless it is still considered that the site is a suitable location for office 
development.  

 

17. Against this, there is an ongoing need for specialist accommodation which is 
recognised in the Eastleigh Borough Issues and Options document and this 
proposal would contribute to meeting that need. Paragraph 14 of the NPPF 
establishes a presumption in favour of sustainable development. The Eastleigh 
Borough Local Plan Review does not consider or make specific provision for the 
borough’s requirements for employment or specialist housing requirements 
beyond 2011 and therefore the proposal should be permitted unless any adverse 
impacts significantly and demonstrably outweigh the benefits.  

 
18. Implementation and Design Manager (Sustainability): Currently the Botleigh 

Grange application is only targeting BREEAM ‘very good’ which is not acceptable 
as the Council’s adopted policy requirement is for an ‘excellent’ rating. A review of 
the design with the benefit of engaging some of these interventions from the 
BREEAM Construction process is still possible. The development also needs to 
demonstrate that it is also targeting the specific requirements in the Council’s 
adopted ESD SPD. 

 
19. Countryside Access Team – The Pavilion Road site is not affected by any 

recorded Definitive Rights of Way and the Countryside Service does not therefore 
have any further comments to make.  

 
20. Hampshire County Council Archaeologist – The site lies within an area of low 

archaeological potential and also appears to have been impacted by previous 
modern development. As a result of these two factors I would not wish to raise 
any archaeological issues in this instance.  

 
21. Head of Countryside and Trees (Tree Officer) – No objection subject to pre-

commencement conditions requiring the submission of an Arboricultural Method 
Statement and Tree Protection Plan for approval by the LPA, as well as an on-site 
meeting with the Council’s Tree Officer to inspect the proposed tree protection 
and address all other aspects of the aforementioned statement.  

 
22. Head of Countryside and Trees (Biodiversity) – The Council’s Biodiversity 

Officer made the following comments on the proposals: 
 
23. Recreation pressure: The site is within the 5.6km buffer to determine what 

development will have an impact on the Solent and Southampton Water Special 
Protection Area and Ramsar site due to increases in recreational pressure. Whilst 
new dwellings are required to make contributions towards mitigation measures in 
relation to this, I would suggest as the application is for a care home, the 
contribution is not relevant.  

 



 

 

24. Preservation of water quality: The site lies within 181m of the Woodhouse Gully, 
a tributary of the Hamble. It is my view that due to this distance there will be no 
impact on water quality due to egress of silt within construction. You may wish to 
condition the production of a Construction Environment Management Plan to 
ensure all pollutants such as silt remain on site and surface water into the gully 
remains of good quality.  

 
25. Ecological investigations: The surveys undertaken on the site are thorough and 

have investigated all possible impacts of the development on nature conservation. 
I can confirm that there will be little impact as a result of the proposed care home. 
I recommend that the site is designed to attract as much biodiversity as possible 
and ecological enhancement is incorporated into the landscaping scheme for the 
development.  

 
26. The Eastleigh Group of the Ramblers – We do not think that the proposed 

diversion of the path could be regarded as an improvement but it would difficult to 
argue that the proposed diversion is significantly less commodious to the public. 
Requested that a condition be imposed to prevent development on the existing 
line of the path taking place until the path has been diverted and physically 
constructed.  

 
27. Natural England – No objection. Natural England advised that the proposal is 

unlikely to affect any statutorily protected sites or landscapes. The application 
may provide opportunities to incorporate features into the design which are 
beneficial to wildlife, and the authority should consider securing measures to 
enhance the biodiversity of the site.  

 
28. Head of Environmental Health – The Council’s Head of Environmental Health 

made the following comments in respect of the proposals: 
 
29. Air Quality: The site is located approximately 250m from the Botley Air Quality 

Management Area and approximately 65m from Botley Cleansing Services 
Group. The submitted Air Quality Assessment has been reviewed and the 
conclusions reached are agreed with. It is not therefore considered that the 
development will be adversely affected by poor air quality or odour. A condition 
requiring a construction management plan in respect of dust and noise was 
recommended.  

 
30. Contaminated Land: The application site is located on a former scrap yard and 

has the potential to be impacted by contaminants in the ground associated with 
this former use. Following the reviewing of the submitted ground investigation 
report, further assessment is required in order to adequately target the former 
scrap yard to ensure that the risk to future site users and construction works is 
appropriately assessed and any mitigation measures recommended and 
thereafter verified. Conditions were recommended in these respects.  

 
31. Noise: It was highlighted that the development site is located immediately 

adjacent to Woodhouse Lane and has the potential to be impacted by noise from 
road traffic. It is also adjacent to a number of industrial / commercial uses that 
may have a noise impact on the proposed. Noise associated with the construction 



 

 

of the development has the potential to impact upon nearby dwellings. A number 
of questions are raised in respect of the adequacy of the noise information 
provided, however, overall, it is considered that the risks posed by expected noise 
issues are probably low. Conditions associated with protecting future occupants 
from externally generated noise were recommended.  

 
32. Head of Transportation and Engineering – No objection in principle. Car 

parking provision accords with the requirements of the Eastleigh Borough Parking 
Standards. Car use is anticipated to be the primary option for staff and visitors to 
the development, though alternatives do exist. The Transport Assessment has 
considered the local junction capacity and, given the relatively low level of vehicle 
impact, it is demonstrated that junction capacity exists to cope with the 
development.  

 

33. A requirement for planning obligations towards sustainable transport associated 
with an increase in multimodal trips to the site was highlighted, along with a 
requirement for contributions to implement a Traffic Regulation Order to assist the 
development in the vicinity of the site. Conditions were also recommended in 
respect of drainage, and to require the submission of a construction management 
plan. 

 
34. Southern Water – Following initial investigations, Southern Water cannot 

accommodate the needs of this application without the development providing 
additional local infrastructure. Section 98 of the Water Industry Act 1991 provides 
a legal mechanism through which the appropriate infrastructure can be requested 
by the developer to accommodate the above mentioned proposal. Conditions 
were recommended requiring the submission of a drainage strategy prior to 
commencement of development, as well as in regard to Sustainable Urban 
Drainage Systems (SUDs). 

 

35. Confirmation was given that a water supply could be provided to the site and 
informatives were recommended in relation to the need for separate applications 
to be made to Southern Water in respect of this as well as in regards to the 
provision of the necessary sewerage infrastructure.  

 

36. Hampshire County Council Flood and Waste Management Team – More 
information and clarification is required on the proposals. Justification is 
requested in relation to the preferred drainage options and the mechanism for 
securing long-term maintenance will need to be considered and agreed between 
the applicant and the Local Planning Authority.  

 
37. Direct Services – Clarification was sought as to whether a large vehicle can 

access the site. As the waste being produced will be classified as trade waste, 
this will be collected by a private contractor who normally use large RCV.  

 
Policy context:  designation applicable to site 

 

 Within Designated Countryside 

 Within Designated Local Gap 

 The Site is Subject to a Tree Preservation Order 



 

 

 Within the Solent Protection Area (Solent Mitigation and Disturbance Zone) 
 

Development plan saved policies, emerging local plan policies and SPD’s 
 

National Planning Policy Framework (NPPF) 
 
38. The NPPF is a significant material consideration in the decision making process. 

This states that applications for planning permission must be determined in 
accordance with the development plan unless material considerations indicate 
otherwise. Paragraph 14 sets out a general presumption in favour of sustainable 
development and states that development proposals which accord with the 
development plan should be approved without delay. Where the development 
plan is absent, silent, or relevant policies are out-of-date, planning permission 
should be granted unless the adverse impacts of the development would 
outweigh the benefits; or specific policies in the Framework indicate that 
development should be restricted (Paragraph 14). Local plan policies that do not 
accord with the NPPF are now deemed to be “out-of-date”. The NPPF requires 
that due weight should be given to relevant policies in existing plans according to 
their degree of consistency with the NPPF (Paragraph 216). In other words the 
closer the policies in the plan accord to the policies in the Framework, the greater 
the weight that may be given. 

 
39. Three dimensions of sustainability are given in paragraph 7 with these being 

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). Paragraph 8 advises that these roles should not be undertaken in 
isolation, because they are mutually dependent.  

 

40. In addition to those above, the following paragraphs of the NPPF are also 
considered to be of relevance to this application: 

 

 Paragraph 17 which sets out the 12 core planning principles that should 
underpin decision taking. 

 Paragraph 32 which encourages sustainable modes of transport and the 
provision of safe and suitable access for all. 

 Paragraph 50 which requires local planning authorities to plan for the 
needs of different groups in the community which includes older people 
and people with disabilities.  

 Paragraphs 56, 60 and 61 which emphasises the importance of good 
design and the need for decisions to address the connections between 
people and places and the integration of new development into the natural, 
built and historic environment.  

 Paragraph 69 which requires that planning decision aim to achieve safe 
and accessible development, containing clear and legible pedestrian 
routes.  

 Paragraphs 109 and 118 which seeks to minimise impacts on biodiversity 
and provide net gains where possible, as well as to prevent development 
from being adversely affected by unacceptable levels of pollution or land 
contamination.  



 

 

 Paragraph 196 which highlights that planning law requires that applications 
be determined in accordance with the development plan, unless material 
considerations indicate otherwise. The NPPF is such a material 
consideration. 

 Paragraph 197 which requires LPAs to apply the presumption in favour of 
sustainable development in determining applications.  

 Paragraph 203 which that LPAs should consider whether otherwise 
unacceptable development could be made acceptable through the use of 
conditions or through planning obligations, the tests for the use of which 
are set out within Paragraph 204.  

 
National Planning Practice Guidance  

 
41. Where material, this guidance should be afforded weight in the consideration of 

planning applications. The sections on: determining a planning application; 
travel plans, transport assessment and statements in decision taking; design; 
contamination; health and wellbeing; the natural environment; planning 
obligations; waste supply, wastewater and water quality; as well as Housing 
and economic land availability assessment, are of notable relevance to this 
application.  

 
Saved Policies of the Adopted Eastleigh Borough Local Plan Review 
(EBLP 2001-2011)  
 

42. The key relevant saved policies of the adopted local plan are: 
 

 1.CO (Protection of the Countryside), 3.CO (Local Gaps), 18.CO (Landscape 
Character), 23.NC (Sites of Importance for Nature Conservation), 25.NC and 
26.NC (Biodiversity), 30.ES (Noise-Sensitive Development), 33.ES (Local Air 
Quality Management), 34.ES (Energy and Climate Change), 35.ES 
(Contaminated Land), 36.ES (Lighting), 37.ES (Water Consumption), 45.ES 
(Drainage), 59.BE (Securing Good Design), 63.BE (Car Park Design), 100.T, 
101.T and 102.T (Transport and New Development), 104.T (Parking),  165.TA 
(Public Art), 191.IN (Developer Contributions Towards the Provision of 
Infrastructure, Services, Community Facilities and Amenities).  

 
Hampshire Minerals and Waste Plan 2013: 

 
43. The application site does not lie within a Minerals Safeguarding Area. 
 

Submission Eastleigh Borough Local Plan 2011-2029 
 
44. Government planning guidance indicates that emerging development plans can 

be accorded increased weight as they progress towards adoption. The most 
relevant policies are:  

 
45. S1 (Sustainable development), S2 (New development), S4 (Employment 

provision), S9 (Countryside and countryside gaps), DM1 (General criteria for new 
development), DM2 (Environmentally sustainable development), DM5 
(Sustainable surface water management and watercourse management), DM7 



 

 

(Pollution), DM9 (Nature conservation), DM23 (General development criteria – 
transport), DM24 (Parking), DM25 (Residential development in urban areas), 
DM37 (Funding infrastructure), HE5 (Land adjoining the Botleigh Grange 
business park west of Woodhouse Lane, Hedge End) 

 
Supplementary Planning Guidance 
 

 Supplementary Planning Document: Quality Places (November 2011) 

 Supplementary Planning Document: Environmentally Sustainable Development 
(March 2009) 

 Supplementary Planning document : Biodiversity (December 2009) 

 Supplementary Planning Document: Residential Parking Standards (January 
2009) 

 Supplementary Planning Document: Planning Obligations (July 2008, updated 
2010) 

 
Policy commentary 
 
46. The above policies and guidance combine to form the criteria on which this 

application will be assessed. 
 

Assessment of proposal: Development plan and / or legislative background 
 
47. Section 38 (6) of the Planning and Compulsory Purchase Act 2004 states:  “If 

regard is to be had to the development plan for the purpose of any determination 
to be made under the Planning Acts the determination must be made in 
accordance with the plan unless material considerations indicate otherwise”. 

 
The Principle of Development 

 
48. As set out above, the starting point for considering and determining planning 

applications is the development plan. This comprises the Saved Policies within 
the Eastleigh Borough Local Plan Review 2001-2011 (adopted May 2006) and the 
application must therefore be assessed against those that are applicable to the 
proposals. The application site lies outside of the urban edge and within an area 
of designated countryside where Saved Policy 1.CO applies. This policy contains 
a presumption against new development within the countryside which does not 
comprise an extension to an existing building or use, unless it is for specified 
agricultural, recreation or public utility purposes. The objective of this policy is not 
only to protect the countryside for its own sake, but also to prevent the visual and 
physical sprawl of towns and villages, and to support the provision of 
development that is appropriate for such a location.  

 
49. The application seeks approval for the development of the site for the purposes 

of a 70-bedroom residential care home. As a C2 use (residential institutions) this 
does not fall within the specified uses permitted by Saved Policy 1.CO as 
referenced above and as such the development is contrary to this policy and 
planning permission should therefore be refused unless material considerations 
indicate otherwise.  

 



 

 

50. This principle is reiterated within the Council’s adopted ‘Accommodation for Older 
People and Those in Need of Care’ SPD which supports the development plan 
and provides additional guidance on this particular matter. Whilst it is not the 
purpose of the document to define such material considerations in respect of C2 
uses, it suggests that these may include but not be limited such considerations 
as: demonstrable need; support of the relevant health authority; compliance with 
the Health and Social Care Act 2008 and Care Quality Commissions (CQC) 
Essential standards of quality and safety; and proximity to services and facilities. 
These matters along with those others that are also deemed to be material to the 
assessment of the application are considered further below.  

 

51. Also of relevance to this application is Policy HE5 of the Submitted Local Plan 
2011-2029 (SELP). This policy includes the application site as part of a larger 
allocation which extends to an area of approximately 2.6 hectares and 
encompasses the residential properties and adjoining land to the north-east. This 
proposes the allocation of the land for the purposes of employment use(s) (B1a, 
B1b, or B1c) that is compatible with the adjoining office campus, with the site also 
to be incorporated into the realigned urban edge within this plan.  

 
52. Whilst this policy is a material consideration, it is considered that very little weight 

can be given to it and the allocation it proposes in determining this application as, 
whilst the SELP has not been withdrawn, the Council has confirmed that it has 
decided to prepare a new local plan which will cover the period up to 2036. 
Notwithstanding this, whilst recognising that there is a need for employment land 
within the Borough, taking account of the modest size of the application site which 
extends to 0.82 hectares, it is not considered that its development for purposes 
other than B1 use will serve to unduly undermine the Council’s long term strategy 
for employment related development. The policy does, however, indicate that the 
presence of appropriate built-form development on the site would be acceptable.  

 
53. As referenced within the above section on the planning history applicable to the 

site, there is a Section 52 Agreement which was associated with the development 
of the adjacent Botleigh Grange Office Campus. This agreement contains a 
clause which requires that the application site not be developed following the 
cessation of the previous use (a scrap yard). It is considered that, subject to the 
proposed development being deemed to be appropriate in other respects, that 
this clause could be suitably varied as part of the S106 Agreement associated 
with any subsequent consent.  

 

Sustainable Development                        
 
54. The National Planning Policy Framework (NPPF) is, as noted above, a significant 

material consideration in the decision making process. The NPPF states that the 
purpose of the planning system is to contribute to the achievement of sustainable 
development (Para. 6). Paragraph 14 sets out a presumption in favour of 
sustainable development, with Paragraph 197 requiring that in assessing and 
determining development proposals, local planning authorities should apply this 
presumption. In doing so, due weight should be given to relevant policies in 
existing local plans according to their degree of consistency with the NPPF (Para. 
215). 



 

 

 
55. Sustainable development is defined within the NPPF as containing three 

dimensions: economic, social and environmental (Para. 7) which should not be 
taken in isolation, because they are mutually dependent (Para. 8). The 
development proposal is considered and assessed under each of these 
dimensions below.  

 

Social Sustainability 
 
56. Paragraph 50 of the National Planning Policy Framework requires local planning 

authorities to plan for the needs of different groups in the community which 
includes older people and people with disabilities. In addition, the National 
Planning Practice Guidance, sets out that in decision taking, evidence that 
development proposals for accessible and manageable homes specifically for 
older people will free up under-occupied local housing for other population groups 
is likely to demonstrate a market need that supports the approval of such homes 
(Para. 038, Housing and economic land availability assessment).  
 

57. In these regards, the development would contribute to what is considered to be a 
significant need for high quality care facilities within the local area, and through 
the provision of 70 additional bedspaces, it has the potential to release on to the 
market under-occupied family and other dwellings vacated by the future tenants 
of the residential home.  

 
58. The application is supported by a Planning Needs Assessment which considers 

the level of unmet need within the care home’s defined market catchment area 
which is based upon a 5-mile radius from the subject site, as well as that within 
the Borough of Eastleigh. This assessment utilises a range of sources including 
census data and population statistics and projections of the Office of National 
Statistics, with the calculated level of need then being considered against current 
and planned supply in the aforementioned areas. This is based upon what are 
described as ‘market standard beds’, with these being those that provide en-suite 
facilities, and identifies an unmet need of 480 bed spaces within the 
aforementioned market catchment area and 269 within the Eastleigh Borough 
Council area.  

 
59. Whilst acknowledging that this assessment does not include total registered 

capacity within the area (i.e. all bed spaces regardless of facilities), as reflected in 
the comments of the Council’s Planning Policy Manager it is recognised and 
accepted that there remains an overall shortfall in care space provision to meet 
existing and future needs which includes specialist accommodation for older 
people, the proportion of which is expected to continue to increase in the 
Borough.  

 
60. In addition to quantitative need, it is also necessary to consider the qualitative 

aspects of the development. In this respect, it is noted that in addition to en-suite 
facilities, full wetroom provision will be made which is stated to be offered in only 
21 percent of bedspaces in the market catchment area. In addition, the facility will 
be purpose built to CQC requirements and provides for the ability to care for 
people with a variety of levels of need which include those with high dependency 



 

 

nursing requirements and those living with dementia. In addition, the development 
includes a range of communal facilities such as lounge areas, dining rooms, 
activity rooms, a cinema, hair salon, and cafeterias, which all allow for social 
interaction and encourage residents to integrate with their neighbours whilst still 
being able to receive the support that they require. 

 
61. These factors are a significant social benefit of the development and a material 

planning consideration which it is considered is capable of outweighing the 
conflict with the applicable countryside policies, subject to the development being 
considered to be acceptable and sustainable in other respects.  

 

Economic Sustainability 
 
62. One of the core planning principles of the NPPF is to proactively drive and 

support sustainable economic development to deliver amongst other things, the 
homes and thriving local places that the country needs (Para. 17). The 
Framework also reiterates the Government’s commitment to securing economic 
growth in order to create jobs and prosperity (Para 18).  

 
63. Whilst not being a designated employment (B1) use, the delivery of the proposed 

care facility will still provide economic benefits that would support growth within 
the local economy. The development would also create construction jobs, which 
will in turn result in increased spending within the local economy, for example on 
materials, goods and other services. The Economic Impact Statement provided in 
support of the application estimates that the development scheme could sustain 
42 direct FTE equivalent construction jobs per annum over the construction 
period. The development itself will, during the operation phase, also directly 
employ staff to manage and operate the care home, with this estimated to equate 
to approximately 60 FTE jobs (based on 24 hours operation). The majority of 
these will be care staff – including qualified nursing staff and care assistants – 
with the remainder being in ancillary roles which include kitchen, domestic and 
administrative staff.  

 
64. These factors are considered to be benefits of the development that weigh in its 

favour in the planning balance and, overall, the proposals are considered to be 
economically sustainable.  

 

Environmental Sustainability 
 
65. There are a number of facets to environmental sustainability, which have been 

considered in turn below: 
 

Layout, Design and Impact Upon the Character of the Countryside and 
Local Gap 

 
66. Saved Policy 59.BE (i) of the adopted Eastleigh Borough Local Plan 2001-2011 

requires that development takes full and proper account of the context of the site 
including the character and appearance of the locality or neighbourhood and that 
it is appropriate in mass, scale, materials, layout, density, design and siting. In 
addition, the National Planning Policy Framework (NPPF) stipulates that good 



 

 

design is a key aspect of sustainable development and is indivisible from good 
planning (para 56). 

 
67. The care home is designed as a single building with a H-shaped footprint. This, 

along with its siting, have been informed by a range of factors which notably 
include the presence of the mature tree belt along the southern boundary of the 
site, as well as the context of the surrounding development with the building 
having been positioned such as to, as far as possible, seek to reduce overlooking 
and its visual impact to neighbouring uses.  

 
68. The main entrance to the building addresses the car parking area which has 

been sited to its north-western side. The positioning of the car park in this location 
allows for a degree of segregation for residents from vehicle movements in the 
interests of safety and also ensures that the car park does not detract from the 
Woodhouse Lane or Pavilion Road street frontages. In addition, it also gives a 
greater degree of physical separation from the adjacent office premises which 
provides for increased privacy for the residents of the development, with the 
primary amenity area for the care home having been sited to the rear. The wings 
of the H-shaped building further assist in enhancing the privacy of this communal 
garden.  

 
69. The mature tree belt to the south-eastern boundary, which currently makes a 

particularly positive contribution to the Woodhouse Lane street scene, is to be 
maintained and will assist in softening the potential visual impact of the building 
from this aspect of the public realm. The dense landscaped buffer to the north-
eastern boundary, whilst being cut back to a degree, is also to be substantively 
retained to preserve a sufficient degree of privacy for the residents of the 
neighbouring dwelling and both this, as well as the other areas of the site 
including the car park, will be subject to additional tree planting and landscaping 
which will assist in enhancing the setting of the development as well as providing 
visual interest for residents.  

 
70. Whilst means of enclosure are required in order to seek to ensure the safety of 

residents, this must be balanced against the need to maintain an open 
appearance to the road frontages of the site, as well as to respect the root 
protection areas of the existing trees. Metal railings are therefore proposed to the 
Woodhouse Lane and Pavilion Road boundaries. The landscaping scheme and 
exact nature of boundary treatments will be subject to a planning condition to 
ensure their appropriateness and continued maintenance.  

 

71. Internally, the building has been designed to seek to maximise comfort and 
accessibility for residents. The ground and first floor levels accommodate a range 
of communal facilities, with each wing including lounge and dining areas together 
with a nurse station, whilst ancillary and staff facilities are positioned within the 
roof space. There are two lifts and four staircases for access and egress and the 
building is designed to be accessible to wheelchair users and those with mobility 
issues. The majority of bedrooms on the ground floor will have direct access to 
shared gardens via the paved areas which surround the building to all sides. 

 



 

 

72. In terms of form and design, the development is of two storeys in height which is 
reflective of the neighbouring office premises to its north-western side and 
respectful to the more modest and domestic scale of the adjacent buildings along 
Woodhouse Lane. A traditional approach has been taken to the design of the 
development with contemporary elements included. The building has a simplistic 
and symmetrical roof form and utilises gables, hips and post trusses, with a range 
of materials used across its exterior. This, together with the inclusion of stepped 
facades, differing roof heights, building angles and projections, serves as a 
means of breaking up the external elevations of the building and reducing its 
overall massing, whilst at the same time adding visual interest and appeal to the 
development.  

 
73. These features along with the form and siting of the building allow for the 

presence of active frontages from the public realm, particularly to Pavilion Road 
and its junction with Woodhouse Lane which the development appropriately 
addresses without appearing unduly visually dominant, as well as to the car 
parking area to its north-western side from which it is to be principally accessed. 
This main entrance is deemed to be suitably visible and it is considered that 
layout of the development ensures that the site can be appropriately navigated. 

 
74. These factors all combine to result in a scheme which is considered to have been 

designed to take sufficient account of the needs of its future occupiers, the 
surrounding context, and the constraints of the site, and which will not detract 
from character of the area or the countryside setting of the locality. 

 
75. As well as falling within designated countryside, the site also forms part of a 

designated local gap within the adopted Local Plan. As such Saved Policy 3.CO 
applies to the development proposal with this stating that permission will only be 
granted for appropriate development if it cannot be acceptably located elsewhere, 
and it would not diminish the gap, physically or visually. Local gaps are 
designated in order to protect the separate identities of smaller settlements at risk 
of coalescence with other settlements.  

 
76. In this regard and taking account of the limited size as well as the location of the 

site, the verdant visual screening afforded by the mature trees along the boundary 
of Woodhouse Lane, that the site is bounded by existing development to both 
sides and most notably to the rear in the form of the adjacent Botleigh Grange 
Office Campus, and the proposed allocation under Policy HE5 of the Submitted 
Eastleigh Local Plan which accepts the principal of built form for employment on 
the site, it is not considered that the development proposed will serve to unduly 
physically or visually diminish the gap within which the site falls or undermine its 
function of protecting the separate identifies of settlements including Hedge End, 
Boorley Green and Botley.  

 

Transport and Highway Issues 
 
77. The NPPF sets out that developments should be located and designed where 

practical to, amongst other things, give priority to pedestrian and cycle 
movements and have access to high quality transport facilities; as well as to 
create safe and secure layouts which minimise conflicts between traffic and 



 

 

cyclists or pedestrians. These requirements are considered to be consistent with 
those of Saved Policy 100.T of the adopted Local Plan.  

 
78. The Council’s adopted Supplementary Planning Document ‘Accommodation for 

Older People and Those in Need of Care’ sets out that in the case of 
development of purely nursing homes and/or rest homes (Class C2 uses) 
accessibility for residents is not as important, as they tend to be less mobile and 
consequently more site-bound. The requirements of staff and visitors remain a 
consideration however.  

 
79. In this regard, whilst the application site, as set out above, is situated outside of 

the urban edge and within designated countryside, it is not considered that it is 
unduly isolated or unsustainably located. The site lies within relatively close 
proximity to the settlement of Hedge End, with its centre and the range of services 
that it offers being just over 1km away. There are also public transport links within 
the vicinity of the site with bus stops within 500m including on Grange Road and 
Lower Northam Road which provide services to Eastleigh, Southampton and to 
Hedge End, with a footway along Woodhouse Lane which links the site to these. 
In addition, sustainable transport contributions are required as part of the 
development with these to be utilised for the improvement of pedestrian cycle 
links from the site to existing routes in the surrounding locality. These 
contributions will therefore serve to make the development more accessible and 
environmentally sustainable.  

 
80. In terms of the access to the site, this is to be provided from Pavilion Road to the 

south-east of the building. This access has been confirmed to be acceptable and 
of an appropriate layout and visibility to serve the development. It will lead directly 
into the car park for the premises off which its main entrance is sited. The matter 
of the adequacy of car parking in this locality and for the development itself is 
something has been raised by Hedge End Town Council as well as within the 
third party representations received.  

 
81. The requirements for parking provision are set out within the Council’s adopted 

Residential Parking Standards SPD with these being based upon both the 
number of bedrooms and staffing levels within the care home. The proposals 
accord with these standards with the overall quantum of 32 spaces meeting the 
requirements for 1 space per 6 bedrooms which equates to 12 spaces based 
upon 70 bedrooms, as well a 1 space per member of staff based upon 20 (FTE) 
employees (working within the building at any one time), with this equating to a 
further 20 spaces. The overall parking provision also includes 2 spaces for 
disabled users which meets the minimum stipulated requirement in this regard 
which is for 5% of spaces to be designated for use by disabled people. In addition 
ambulance parking is provided in a safe and convenient location adjacent to the 
entrance of the building, and both adequate cycle and scooter parking have been 
incorporated into the layout. On this basis, there is therefore considered to be no 
conflict with the requirements of the aforementioned SPD.  

 
82. A bin storage area is provided at the north-eastern extent of the car park and in 

response to the initial comments of the Council’s Head of Direct Services, a 



 

 

tracking drawing has subsequently been provided to demonstrate that this can be 
adequately serviced by the relevant refuse vehicles.  

 
83. There is an existing footpath which runs through the site from Pavilion Road to its 

north-eastern corner. This footpath is owned by Eastleigh Borough Council and 
whilst not a designated Public Right of Way, is an established permissive route 
which extends past the adjacent business park and links to the residential areas 
further to the north. The proposed development will be built upon the area through 
which the footpath currently runs and, as such, the proposals include its diversion 
along the north-western perimeter of the site. This will maintain the link to Pavilion 
Road, albeit joining it slightly further to the north. This location is considered to be 
suitable both in order to maintain accessibility for pedestrians and cyclists but also 
achieve an appropriate degree of separation from the care home building. The 
footpath will be 3m wide and will be lit, with details of this lighting to be 
conditioned. Additional dropped kerbs are also proposed along both sides of 
Pavilion Road in order to facilitate pedestrians crossing. The matters of the re-
siting and provision of the footpath will be covered within the S106 Agreement 
associated with the application.  

 

Residential Amenity 
 
84. In this regard there are two primary considerations, these being the ensuring of 

an acceptable level of amenity for the future occupiers of the proposed care 
home, and the impact of the development upon the amenity of the occupiers of 
surrounding properties.  

 
85. In the first regard, external amenity space of an appropriate level and nature is 

provided that is commensurate with the size of the development and the type of 
use proposed. This principally encompasses a larger courtyard space to the rear 
of the building which incorporates landscaped areas, sensory gardens, a 
greenhouse and resident gardening area with raised planters, and exterior 
seating, and is afforded a good degree of privacy by means of the shape and 
siting of the wings of the building as well as the tree belt which runs along the 
south-eastern boundary of the site. 

 
86. Additional landscaped amenity space with pathways and external seating is 

provided to either side of the building, with this being further supplemented by a 
number of external covered terraces adjoining communal internal areas of the 
care home at ground and first floor levels. In addition, some of the first floor 
bedrooms have private balconies, whilst the majority of individual bedrooms at 
ground floor level have direct access to shared garden spaces via the paved 
areas which surround the building to all sides. 

 
87. Good levels of outlook and daylighting will be achieved for habitable rooms and 

these are orientated such as to maximise as far as possible the opportunity for 
residents to observe their changing environment and passers-by, as advocated 
by the Council’s adopted ‘Accommodation for Older People and Those in Need of 
Care SPD’.  The building is also set at a sufficient distance from the neighbouring 
office development to the north such that the privacy of residents will not be 
adversely affected by the resulting relationship. The closest habitable window 



 

 

(within the ground floor communal quiet space) is sited approximately 35.6m from 
the windows of the office building with bedroom windows being set further beyond 
this. The amenity area has also been primarily set to the opposing side of the 
building to mitigate against undue overlooking.  

 
88. In terms of the impact of the proposals upon neighbouring properties, there is a 

residential dwelling to the immediate north-eastern side of the site, the occupiers 
of which have raised objections to the application with these including on the 
grounds of loss of light and privacy. Whilst these comments are appreciated, it is 
not considered that any resulting impact would be unacceptable. The proposed 
care home building is sited a minimum of 14.8m from the shared boundary with 
this property and is afforded a good level of screening by the existing boundary 
planting. It is not therefore considered that it will be overbearing to its occupiers or 
unacceptably reduce levels of light to or outlook from its habitable windows, or 
primary amenity area. The combination of the separation distance, 
aforementioned screening, and additional proposed planting is also sufficient 
such as to mitigate against any potential for an undue loss of privacy. Details of 
the landscaping and of boundary treatments will be covered by way of planning 
conditions to ensure that these are suitable going forward and adequately 
maintain the privacy of neighbouring residents.  
 

89. There is considered to be no conflict with the requirements of Saved Policy 59.BE 
(vii.) of the adopted Local Plan or Paragraph 17 of the NPPF which requires that 
planning should ensure a good standard of amenity for all existing and future 
occupants of land and buildings 

 
Drainage  

 
90. Saved Policy 45.ES of the adopted Local Plan requires that development 

provides for adequate drainage including that for the sustainable disposal of 
surface water.  

 
91. Southern Water have advised that they are unable to accommodate the 

development without the provision of additional local infrastructure owing to the 
potential increase in flows into the existing system. The developers would 
therefore be required to fund any necessitated improvements to facilitate 
additional capacity to service the development and there are separate legislative 
provisions by which this can be provided (the Water Industry Act 1991).  

 
92. With regards to surface water, the application proposes the use of a Sustainable 

Urban Drainage System (SUDS) which includes attenuation by means of an 
underground storage infiltration system. Hampshire County Council’s Flood and 
Water Management Team have advised that more details are required in respect 
of these arrangements. It is considered that the exact details of this drainage, 
including the provisions to be made for its management and future maintenance, 
can be adequately covered by way of a planning condition requiring the pre-
commencement submission of these details for approval by the Local Planning 
Authority. A separate condition will be imposed in respect of foul drainage 
measures in order to ensure that these are adequate for the development 



 

 

proposed. With the imposition of these conditions, there is considered to be no 
conflict with the requirements of Saved Policy 45.ES of the adopted Local Plan.  

 
Trees 

 
93. There are a number of trees present on and adjacent to the application site, 

including notably along and in the vicinity of the north-eastern as well as the 
south-eastern boundaries. A number of these trees are subject to a Tree 
Preservation Order and they are collectively considered to make a positive 
contribution to the character of the locality and to provide good visual separation 
for the site from neighbouring residential properties and the public highway 
(Woodhouse Lane). Saved Policy 59.BE (i) requires that development takes full 
and proper account of the context of the site and that it is appropriate in mass, 
scale, materials, layout, density, design and siting, both in itself as well as in 
relation to natural features and trees worthy of retention.  
 

94. The application is supported by a Tree Survey and Arboricultural Impact 
Assessment. This document sets out that the proposed development will require 
the removal of a single Ash tree towards the northern corner of the site, as well as 
the pruning back of a group of trees of mixed species to the eastern corner of the 
site. Both the Ash and the mixed group are Category C trees which are of low 
retention value and it is not therefore considered that their removal will unduly 
impact upon the overall visual amenity of the area. Additional tree planting is also 
proposed as part of the development. The Council’s Tree Officer has reviewed 
this information and raised no objection to the proposals. The matters of the 
requirement for an arboricultural method statement and tree protection measures 
can be covered, as recommended, by way of planning conditions and with this 
there is considered to be no conflict with the requirements of Saved Policy 59.BE 
of the adopted Local Plan in this regard.  

 
Biodiversity 

 
95. The application site contains areas of long grassland and scrub, as well as 

mature and semi-mature trees. The application site also lies within 50m of the 
Bottom Copse / Bushy Copse Site of Importance for Nature Conservation and 
181m of Woodhouse Gully, a tributary of the River Hamble. The application is 
supported by a Preliminary Ecological Assessment (Desk Study and Phase I 
Habitat Survey), as well as Reptile and Great Crested Newt Surveys which were 
undertaken subsequent to recommendations contained within this.  

 
96. These surveys have collectively considered the impacts of the development on 

nature conservation and demonstrate that any such impacts will not be 
unacceptable. No protected species were identified on site and mature trees will 
be substantively retained such that there will be no undue loss of valuable habitat. 
In addition, the Council’s Biodiversity Officer has confirmed that there is 
considered to be no significant impacts on the Bottom Copse / Bushy Copse 
SINC or the Solent and Southampton Water Special Protection Area due to 
increases in recreational pressure, nor will the development adversely affect 
Woodhouse Gully subject to measures being taken to ensure that pollutants such 
as silt remain on site and surface water into the gully remains of good quality. 



 

 

There is therefore deemed to be no conflict with the requirements of Saved 
Policies 23.NC or 25.NC of the adopted Local Plan. 

 
97. Saved Policy 26.NC requires that development proposals include measures to 

enhance the value of features and habitats of nature conservation importance 
where reasonable opportunities exist to do so. This requirement is consistent with 
that of paragraphs 109 and 118 of the National Planning Policy Framework which 
set out that the planning system should encourage opportunities to incorporate 
biodiversity in and around developments and provide net gains in this regard 
where possible. The aforementioned Ecological Assessment recommends that 
enhancement measures should be incorporated into the landscaping scheme for 
the proposed works. The Council’s Biodiversity Officer has concurred with this 
approach in order to both seek to maximise the ecological value of the site as well 
as provide the additional benefit of added interest for residents. Ecological 
enhancement is proposed therefore to be incorporated into the requirements of 
the condition covering the necessity for a landscaping scheme to be provided 
prior to the commencement of development.  

 
Sustainability Measures 

 
98. Saved Policies 34.ES and 37.ES of the adopted Local Plan require that 

development makes an appropriate contribution towards the Government’s target 
to reduce levels of carbon dioxide and greenhouse gases in the atmosphere, and 
that it maximises energy efficiency, reduces water consumption, and minimises 
waste during construction. This policy is supported by the Council’s adopted 
Environmentally Sustainable Development SPD which sets out a number of 
specific essential requirements (ESDs) that development should meet in this 
regard.  

 
99. For multi-residential development in excess of 500sqm of floor space as in the 

case of that proposed as part of this application, these include the achieving of 
BREEAM level ‘excellent’ which requires a score of 70% or above (ESD1) as well 
as a range of other measures associated with rainwater and greywater 
harvesting, reducing surface water runoff and carbon dioxide emissions, 
maximising solar heat gain, and the inclusion of measures such as green roofs as 
well as a minimum number of trees within car parking areas.  

 
100. The application is supported by a Sustainability Statement which seeks to 

demonstrate how sustainability will be integrated into the development. This 
proposes a pre-assessment target score of 59.41% and a ‘very good’ rating which 
falls notably below the policy requirement of 70% (‘Excellent’ rating) as set out 
above. The document also fails to demonstrate that the development is targeting 
the specific requirements in the Council’s adopted ESD SPD. 

 
101. The Council’s Implementation and Design Manager has reviewed the submitted 

statement including the reasons outlined within it as to why certain BREEAM 
credits are ‘unachievable’. A subsequent objection has been raised and it is 
considered that there is insufficient grounds provided as to justify that BREEAM 
‘Excellent’ cannot be attained. Accordingly, a revised sustainability statement has 
been requested to demonstrate that the development will meet this standard, as 



 

 

well as the other essential requirements of the Council’s Environmentally 
Sustainable Development SPD.  

 
Noise Impacts 

 
102. The site lies to the northern side of Woodhouse Lane as well as in the nearby 

proximity of industrial and commercial uses, with these having the potential to 
impact upon the development. Saved Policy 30.ES states that proposals for 
noise-sensitive development, which includes residential uses, which would result 
in the occupiers of such development being exposed to unacceptably high levels 
of noise will not be permitted.  
 

103. The Council’s Head of Environmental Health has reviewed the Noise 
Assessment report which accompanies the application, and whilst questioning the 
adequacy of the some of the information contained within it, has stated that 
overall it is considered that the risks posed by expected noise issues are probably 
low. Conditions will, however, be imposed to require the submission of a revised 
noise assessment, along with a ventilation scheme, to ensure that the amenity of 
the future residents of the development is not adversely affected.  

 
Air Quality 

 
104. The site is located approximately 250m from the Botley Air Quality Management 

Area (AQMA) and 65m from the Botley Cleansing Services Group (BCSG). An Air 
Quality Assessment has been submitted in accordance with the requirements of 
Saved Policy 33.ES of the adopted Local Plan which considers the risks arising to 
and from the development proposed in this regard.  

 
105. This demonstrates that the development will not be impacted by poor quality air 

associated with nearby permitted developments, traffic generated by the 
proposals will not impact on nearby receptors or the Botley AQMA, odour 
associated with the BCSG is unlikely to pose an odour nuisance, and dust 
associated with the construction of the development is considered low risk with 
mitigation being incorporated in this regard. The Council’s Head of Environmental 
Health has confirmed that they concur with these findings. The recommended 
condition in respect of a requirement for a construction management plan in 
relation to the matters of dust and noise will be imposed accordingly and with this 
it is considered that there is no conflict with the requirements of Saved Policy 
33.ES.  

 
Land Contamination  

 
106. The application site is located on a former scrap yard and as a result there is the 

potential for the development to be impacted by contaminants in the ground 
associated with this former use. Saved Policy 35.ES requires that it be 
demonstrated that land that is known or suspected to be contaminated will be 
remediated to a suitable standard for the proposed end use. In this respect, a 
Ground Investigation Report has been submitted in support of the application.  

 



 

 

107. The Council’s Head of Environmental Health has questioned the adequacy and 
extent of some of the sampling undertaken as part of this survey and given that 
the proposed building and associated amenity space are shown to be located 
directly on the area where the former scrap yard was located, it is deemed that 
further assessment is required in order to ensure that the risks to future site users 
and construction works is appropriately assessed and any necessary mitigation 
measures are recommended. It is considered that this matter can be reasonably 
and adequately covered by way of planning conditions, and with the imposition of 
which, it is deemed that there is no unacceptable conflict with the requirements of 
Saved Policy 35.ES of the adopted Local Plan. 

 
Environmental sustainability conclusion 

 
108. The development is considered to be well designed and to take appropriate 

account of its surrounding context and its natural and physical constraints, as well 
as to provide an appropriate environment for its future occupiers and the nature of 
its use. It will not undermine the character of the area or the function of the local 
gap, nor will it unduly compromise the amenity of neighbouring occupiers. It is 
sited within a relatively accessible location and will respect natural features such 
as trees and biodiversity and, with the imposition of suitable planning conditions, it 
will not be adversely affected by noise, air quality or land contamination issues. 
Subject to the receipt of a satisfactory sustainability statement which suitably 
addresses the Council’s policy requirements in this regard, it is considered that 
the development is environmentally sustainable.  

 
Planning obligation /considerations 

 
109. In accordance with the guidance contained within the NPPF, Saved Policies 

101.T and 191.IN of the adopted Eastleigh Borough Local Plan Review (2001-
2011), Policies DM23 and DM37 of the Submission Eastleigh Borough Local Plan 
2011-2029, the Council’s ‘Planning Obligations’ SPD, and the requirements of 
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, and to mitigate 
against any increased need/pressure on existing facilities.  

 
110. Contributions / Obligations towards the provision of the following infrastructure 

have been agreed and would be secured via a Section 106 agreement index 
linked as per the Planning Obligations SPD and HCC requirements:  

 

 Sustainable Transport 

 Traffic Regulation Order 

 Public Art 

 The Diversion of the Existing Footpath Through the Site 

 Variation of S52 Agreement  
 
111. The projects and measures identified for contribution expenditure will comply 

with the 3 tests set out in Regulation 122 of the Community Infrastructure Levy 
2010, in that the monies would go towards the 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 the 
contributions 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. 

 
Other material considerations 

 
112. Reference needs to be made the Submitted Eastleigh Borough Local Plan 2011 

- 2029, July 2014. As discussed above, within this plan, this site was proposed to 
be allocated for employment use and incorporated into the realigned urban edge. 
However very little weight can be given to these policies as, although the 
Submission Local Plan has not been withdrawn the Council has confirmed that it 
has decided to prepare a new local plan which will cover the period up to 2036. 

 
Conclusion 

 
113. On balance, it is considered that the significant social benefits of the 

development, which principally include the provision of additional high quality care 
facilities to meet an identified need for such accommodation within the Borough, 
are sufficient to outweigh the conflict with Saved Policy 1.CO of the adopted Local 
Plan. As well as meeting this social need, the proposals are also appropriate in 
respect of their environmental and economic impacts and are therefore deemed 
to satisfy the National Planning Policy Framework’s three dimensions of 
sustainable development. As such, it is considered that there are sufficient 
material considerations in respect of the proposals to justify a decision otherwise 
than in accordance with development plan and subject to the receipt of a 
satisfactory sustainability statement and the completion of the legal agreement 
associated with the application, it is recommended that planning permission be 
granted subject to conditions.  

         
   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 


