
 

 

ELAC – Eastleigh Local Area Committee Tuesday 13 October 2020.  
 
Application 
Number: 

 
F/20/87841 

Case Officer: David Huckfield 
Received Date: 13/05/2020 
Site Address: Eastleigh Rail Works, Campbell Road, Eastleigh, SO50 

5AD 
Applicant: Diageo Pension Trust Limited 
Proposal: Full planning permission for demolition of existing 

buildings and erection of up to 2,444 sq. m of floorspace 
(GIA) for use within: Class B1(c); Class B2 and / or 
Class B8; provision for 'open storage' (Class B8) from 
up to circa 2.5 hectares (part permanent and part 
temporary); alterations to access including road 
widening, new footpath and creation of new vehicular 
access via Campbell Road; installation of acoustic 
barrier; and associated works including parking, 
services, landscaping, infrastructure and groundworks. 

 
Recommendation:  
 

 

Subject to:  
 

i) the receipt of updated air quality information and the outstanding 
ecological surveys and the completion of subsequent and other 
outstanding consultations including in respect of highways and 
contaminated land; 
 

ii) the completion of a Habitats Regulations Assessment for the 
development by the Local Planning Authority and the undertaking 
of subsequent consultation with Natural England where required; 
and, 
 

iii) any necessary additions or amendments to conditions. 
 
 
Delegate back to the Head of Housing and Development in conjunction 
with the Chair and Vice Chair of Eastleigh Local Area Committee to 
PERMIT subject to the following conditions: 
 
 

 
 
CONDITIONS AND REASONS: 
 
1. The development hereby permitted shall be implemented in accordance 

with the following plans numbered: 18-082 001 Rev P02, 18-082 002 
Rev P02, 18-082 003 Rev P02, 18-082 004 Rev P04, 18-082 005 Rev 
P05, 18-082 010 Rev P03, 18-082 011 Rev P03, 18-082 020 Rev P04, 



 

 

18-082 021 Rev P07, 18-082 022 Rev P03, 18-082 023 Rev P04, 18-
082 024 Rev P02, 18-082 030 Rev P04, 18-082 031 Rev P02, 18-082 
032 Rev P03, 18-082 040 Rev P01, LA15-1 Rev V3, LA15-2 Rev V3, 
LA15-3 Rev V3, LA16-1 Rev V2.  
 
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 open storage uses hereby permitted on plots 304 and 305 (as 

denoted on approved drawing number 18-082 004 Revision P04) shall 
be for a limited period of 5 years from the date of this decision. The open 
storage use approved on plot 320 shall be for a limited period of 10 
years from the date of this decision.  
 
On or before these respective dates the permitted open storage uses 
shall cease and any associated materials, equipment or other stored 
items shall be removed from the site and the land left in a condition that 
is first to be agreed in writing with the local planning authority. 

 
Reason: To enable the local planning authority to be able to assess the 
long-term impacts of the proposed development in the context of the 
wider employment needs of the Borough.  

 
4. Plots 300, 303, 304, 305, 307 and 320 (as denoted on approved drawing 

number: 18-082 004 Revision P04) shall only be used for the purposes 
of open storage within Class B8 of the schedule to the Town and 
Country Planning [Use Classes] Order 1987, [or in any provision 
equivalent to that Class in any statutory instrument revoking and re-
enacting that Order with or without modification], and for no other 
purposes whatsoever.  
 
Reason: In the interests of highway safety and local amenity. 

 
5. The buildings hereby approved within Area 2 (Units 200, 205, 210 and 

215 as denoted on approved drawing number: 18-082 021 Revision 
P07) shall be used only for purposes within Classes B1(c), B2 or B8 of 
the schedule to the Town and Country Planning [Use Classes] Order 
1987, [or in any provision equivalent to those Classes in any statutory 
instrument revoking and re-enacting that Order with or without 
modification], and for no other purposes whatsoever. 
 
Reason: In the interests of highway safety and local amenity. 

 



 

 

6. No Heavy Goods Vehicles (HGVs) shall be taken or dispatched from the 
site except between the hours of 0700 and 2000 Monday to Saturday 
and at no time on Sundays or Public Holidays. 

 
Reason: In the interests of protecting the amenity of the occupiers of 
neighbouring residential properties.  

 
7. With the exception of the industrial units (200, 205, 210 and 215), the 

development hereby approved within Area 2 as denoted on the 
approved layout plan (drawing number 18-082 004 Revision P04) shall 
not operate or be open to customers and no deliveries shall be received 
to or dispatched from the site except between the hours of 0700 to 2000 
Monday to Saturday and not at all on Sundays or Public Holidays.  
 
Reason: To protect the amenity of the occupiers of neighbouring 
residential properties. 

 
8. The open storage uses within Area 2 (as denoted on the approved 

layout plan (drawing number 18-082 004 Revision P04)) hereby 
approved shall operate subject to the following controls:  

 

 No materials, goods, racking or equipment shall be stacked, 
deposited or stored on the site above the following height limits (as 
measured from ground level): 
o 3.5m in height on plots 303 and 304; 
o 5m in height on plots 305 and 307; 
o 3.5m in height within 12m of the south-western boundary of the 

site on plot 320; and, 
o 8m in height in all other areas (plot 300 and the remainder of 

plot 320).  

 Any ancillary or temporary accommodation and / or storage cabins 
should not exceed 2.75 metres in total height as measured from 
ground level; and 

 With the exception of the acoustic fence hereby approved, any 
security or perimeter fencing required shall not exceed 2.4 metres 
in height.  

 
Reason: To control the visual impacts of the development on its 
surroundings and in the interests of protecting the amenity of 
neighbouring residents.  

 
9. In respect of Area 1, the materials to be used in the construction of the 

external surfaces of the development hereby approved shall match as 
closely as possible in type, colour and texture to those used on the 
existing buildings and structures, including the pedestrian steps 
providing access to the site from Campbell Road.  
 
In respect of Area 2, the materials to be used in the construction of the 
external surfaces of the buildings hereby approved shall accord with 
those as denoted on approved drawing number 18-082 023 Revision 



 

 

P04.  
 
Reason: To ensure a satisfactory visual appearance and in the interests 
of protecting the heritage value of the buildings on the application site 
that are identified as being of local importance. 

 
10. No construction, demolition or other development works within each 

phase of the development shall commence until a Construction 
Environment Management Plan (CEMP) for that phase, has been 
submitted to, and approved in writing by, the Local Planning Authority. 
Demolition, construction and other development works shall only take 
place in accordance with the approved details which shall include: 
 
a) a programme and phasing of the demolition, construction and 
development works; 
b) the location and height of temporary site buildings, compounds, 
construction material and plant storage areas used during demolition 
and construction, including details of any cranes or other tall construction 
equipment (including the details of any obstacle lighting) in compliance 
with Advice Note 4 ‘Cranes and Other Construction Issues (available at: 
https://www.aoa.org.uk/policy-campaigns/operations-safety);  
c) safeguards to be used within the construction process to ensure 
surface water contains no pollutants on leaving the site; 
d) safeguards for fuel and chemical storage and use, to ensure no 
pollution of the surface water leaving the site;  
e) the arrangements for the routing / turning of lorries and details for 
construction traffic access to the site; 
f) the arrangements for deliveries associated with all construction works, 
loading / unloading of plant & materials and restoration of any damage to 
the highway [including any vehicle crossovers where applicable]; 
g) the parking of vehicles of site operatives and visitors; 
h) the protection of pedestrian routes during construction; 
i) management measures to control the emission of dust, dirt and smoke 
(where applicable) generated by demolition and construction works; 
j) a scheme, following assessment, for controlling noise and vibration 
impacts on noise sensitive properties from demolition, site preparation 
and construction activities (to include details of any piling if proposed); 
k) provision for storage, collection, and disposal of waste from the 
development during the construction period, including measures for the 
control and disposal of any putrescible waste to prevent attraction of 
birds; 
l) measures to prevent mud and dust on the highway during demolition 
and construction; 
m) the erection and maintenance of any security hoardings including any 
decorative displays and facilities for public viewing, where appropriate; 
and, 
n) temporary lighting to be used during construction which shall be 
designed to protect bats and to comply with the provisions of Advice 
Note 2 ‘Lighting Near Aerodromes’ (available at 
www.aoa.org.uk/publications/safeguarding.asp).  

https://www.aoa.org.uk/policy-campaigns/operations-safety
http://www.aoa.org.uk/publications/safeguarding.asp


 

 

 
Reason: To limit the impact the development has on the amenity of the 
locality, neighbouring residents, and biodiversity and hydrology during 
the construction process, and to ensure that construction work and 
construction equipment on the site and adjoining land does not breach 
the Obstacle Limitation Surface (OLS) surrounding Southampton Airport 
and endanger aircraft movements and the safe operation of the 
aerodrome. 

 
11. The maximum permissible height of any construction on site shall not 

exceed 9.82m above ground level. 
 

Reason: To avoid endangering the safe operation of aircraft.  
 
12. Details of any external lighting shall be submitted to and approved in 

writing by the Local Planning Authority prior to its installation. Lighting 
shall be designed to minimise spillage and avoid impacting upon any 
flight corridors used by bats, with any lighting being of flat glass, full cut 
off design, mounted horizontally, and designed to ensure that there is no 
light spill above the horizontal and minimal light spill beyond the 
application site boundary. The development shall then accord with the 
approved details.  
 
Reason: In the interests of amenity, biodiversity and to avoid 
endangering the safe operation of aircraft through confusion with 
aeronautical ground lights or glare. 

 
13. 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 and 0900 to 1300 on Saturdays and not at all on 
Sundays or Public Holidays. 
 
Reason: To protect the amenities of the occupiers of nearby dwellings. 
 

14. 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. 

 
15. No part of the development hereby permitted shall be brought into use 

until the areas shown on the approved plan for the parking of vehicles 
associated with the individual phases of the development shall have 
been made available, surfaced and marked out. The relevant parking 
areas shall then be permanently retained and reserved for that purpose 
at all times. 

 
Reason: To make provision for adequate on-site parking in the interests 
of highway safety. 

 



 

 

16. No development above slab level shall be carried out until a detailed 
final landscaping scheme based on the principles as set out in submitted 
landscape plans (Drawing Numbers: LA_15.1 Revision V3, LA_15.2 
Revision V3, LA_15.3 Revision V2, LA_16.1 Revision V2) has been 
submitted to and approved in writing by the Local Planning Authority. 
The scheme shall cover all hard and soft landscaping including trees, 
boundary treatments, and hard surfacing and provide details of timings 
for all landscaping. The works shall thereafter be carried out in 
accordance with the approved details and to the appropriate British 
Standard.  
 
Reason: In the interests of the visual amenity of the locality. 

 
17. No development above slab level shall be carried out until a Landscape 

and Ecological Management Plan (LEMP) has been submitted to and 
approved in writing by the local planning authority. The LEMP shall 
include the following: 

 
(i) The detail and extent of new planting; 
(ii) Details of maintenance regimes; 
(iii) Details of proposed species enhancements; 
(iv) Details of any habitat created / retained on site; 
(v) Timings for the implementation of proposed ecological mitigation, 

compensation and enhancement measures; and,  
(vi) Details of ongoing management responsibilities.  

 
 The development shall thereafter be carried out in accordance with the 

approved details. 
 
 Reason: To ensure the protection of wildlife and supporting habitat found 

on the site and to secure opportunities for the improvement of wildlife 
corridors and wider enhancement of the nature conservation value of the 
site. 

 
18. All hard & soft landscaping, tree planting and boundary treatments shall 

be carried out in accordance with the approved details and to the 
appropriate British Standard. 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 amenity of the locality and to 
safeguard the amenities of neighbouring residents. 
 

19. No vegetation clearance shall occur on site during the bird nesting 
season (between 1st March & 31st August) unless supervised by an 
appropriately qualified ecologist.  
 
Reason: To prevent harm to breeding birds.  



 

 

 
20. The drainage system for the development shall be constructed in 

accordance with the approved documentation (Eastleigh Works 
Addendum to Drainage Strategy for Planning Rev A – (1st Issue), 3rd 
July 2020, Evolve). Any changes to the approved documentation must 
be submitted to and approved in writing by Local Planning Authority in 
conjunction with the Lead Local Flood Authority. Any revised details 
submitted for approval must include a technical summary highlighting 
any changes, updated detailed drainage drawings and detailed drainage 
calculations.  

 
Reason: To secure the provision of satisfactory drainage to serve the 
development.  

 
21. Prior to the occupation of the industrial units hereby approved, details for 

the long-term maintenance arrangements and management of the 
surface water drainage system shall be submitted to and approved in 
writing by the Local Planning Authority. The submitted details shall 
include: 

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

 b. Details of protection measures.  
 

Reason: To secure the ongoing provision of satisfactory surface water 
drainage. 

 
22. Prior to the commencement of any construction, demolition or other 

development works within each phase of the development hereby 
approved, measures for the protection of any public water apparatus 
(public sewers and any water mains) on or in the proximity of the site 
that could be affected by that phase of the development shall be 
submitted to and approved in writing by the local planning authority, in 
consultation with Southern Water. The development shall then be carried 
out in accordance with the approved details.  
 
Reason: To ensure the adequate protection of the public 
water/sewerage system. 

 
23. Prior to the industrial units or open storage areas hereby approved being 

brought into use, the acoustic fence as shown on approved drawing 
number 005 Revision P06 shall be installed in its entirety. The 
specification of the fence shall accord with the details as set out in 
Section 7.1 of the submitted Industrial Noise Assessment (RSK, August 
2020, Document Reference: 297510-RSK-RP-06-(04)). It shall thereafter 
be retained and maintained in that condition.  

 
Reason: In the interests of protecting the amenity of the occupiers of 
neighbouring residential properties. 

 



 

 

24. Prior to each phase of the development within Area 2 being brought into 
use, a noise mitigation and management plan covering that phase shall 
be submitted to and approved in writing by the local planning authority. 
The plan shall include details of the ongoing noise management and 
monitoring of the site, including proposed mitigation measures to 
minimise the impacts on the amenity of neighbouring residents. The 
development shall then accord with the approved plan.  
 
Reason: In the interests of protecting the amenity of the occupiers of 
neighbouring residential properties. 
 

25. During the night-time period (2000 to 0700), the maximum break out 
noise level (at 1 metre from the building façade, dB LAr) for the industrial 
units hereby approved, expressed as an uncorrected BS4142 Rating 
Level, shall not exceed 58 dB in respect of Unit 200, 61 dB in respect of 
Unit 205, 64dB in respect of Unit 210, and 63dB in respect of Unit 215. 
Where the breakout noise has acoustically distinguishing features, as 
described in BS4142, the rating level permitted for any individual unit 
shall be reduced in line with the sum of all penalties applicable under 
BS4142 in respect of the particular characteristics of the noise emitted 
by that unit. 

 
Reason: In the interests of protecting the amenity of the occupiers of 
neighbouring residential properties. 

 
26. Should any operational activity be undertaken during the hours of 2000 

to 0700 within the new units hereby approved (units 200, 205, 210 and 
215), the shutter doors of that unit as shown on approved drawing 
number 18-082 023 Revision P04 shall remain closed during the period 
of that activity.  
 
Reason: In the interests of protecting the amenity of the occupiers of 
neighbouring residential properties. 

 
27. No fixed plant or machinery shall be installed or operated outside of any 

building unless first approved in writing by the local planning authority. 
Details of any proposed plant or equipment submitted so as to obtain 
approval shall include evidence that the impact of noise from such plant 
or machinery will be satisfactory and the development shall accord with 
the approved details.  

 
Reason: In the interests of protecting the amenity of the occupiers of 
neighbouring residential properties. 

 
28. No plant or equipment which gives rise to, or is likely to give rise to, 

emissions to air of either ash, dust, fumes, gases, grit, odours or soot, 
shall be installed or operated unless first approved in writing by the local 
planning authority. The development shall then be carried out in 
accordance with the approved details.  
 



 

 

Reason: In the interests of protecting the amenity of the occupiers of 
neighbouring residential properties. 

 
29. Within 3 months of the completion of the development, a BREEAM final 

stage certificate and report demonstrating the achievement of a 
BREEAM ‘Excellent’ rating for the development shall be submitted to 
and approved in writing by the Local Planning Authority.  
 
Reason: In the interests of environmental sustainability.  

 
Note to Applicant: In accordance with paragraph 38 of the National Planning 
Policy Framework (February 2019), 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 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 
further works commence on site. 
 
Southern Water requires a formal application for a connection to the public 
foul sewer to be made by the applicant/developer. A formal application for 
connection to the public sewerage system is required in order to service this 
development. Further details on this matter can be found within Southern 
Water’s New Connections Services Charging Arrangements document which 
is available on their website at: 
www.southernwater.co.uk/developing-building/connection-charging-
arrangements  
 
Note to Applicant: The Environment Agency have advised that the storage of 
oils, fuels or chemicals can pose a risk to controlled waters if a spillage 
occurs. They have therefore recommended that the following guidance should 
be adhered if any such storage is to occur on site:  
https://www.gov.uk/guidance/storing-oil-at-a-home-or-business.  
 
 

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

development which is deemed to be controversial.  
 
The site and its surroundings 
 
2. The application site forms part of the Eastleigh Railway Works and 

extends to an area of approximately 5.2 hectares which incorporates 
land to the eastern side of Campbell Road and to the west of the main 
railway depot building. The site has historically been used for the 

http://www.southernwater.co.uk/developing-building/connection-charging-arrangements
http://www.southernwater.co.uk/developing-building/connection-charging-arrangements
https://www.gov.uk/guidance/storing-oil-at-a-home-or-business


 

 

manufacturing and maintenance of railway stock and other associated 
ancillary activities, however, in more recent years has come to be used 
for a wider range of non-rail related commercial and industrial uses.  
 

3. The site is divided into two distinct areas, identified for the purposes of 
the application as Area 1 and Area 2. Area 1 is located to the north-west 
of the main railway works depot building, with vehicular access provided 
from Campbell Road within its southern section. This area principally 
includes Parkway House, a Victorian two-storey building which is 
presently utilised for office purposes and incorporates a 1960s extension 
to its northern side, as well as a Training Centre to the south within a 
pitched roof red-brick building known as Unit 6. Parkway House forms 
part of a grouping of buildings which are identified as being of local 
importance within the adopted Local Plan, with this including the steps 
which provided pedestrian access to this area of the site from the 
Campbell Road bridge crossing, as well as the gatehouse and clocking-
in booths where railway workers would have historically entered the site. 
To the south of Area 1 is a portion of vacant land which was previously 
occupied by a now-demolished industrial building (Unit 7).  
 

4. Area 2 is the larger proportion of the land which is located to the south of 
the site and comprises of a mixture of somewhat tired industrial buildings 
as well as external storage areas, vacant plots, parking areas, internal 
access routes and areas of hard standing. A separate vehicular access 
serves Area 2 with this again being from Campbell Road at the northern 
end of this part of the site. The site is partially bound by rail tracks to its 
eastern side, beyond which lies the railway works depot building which is 
currently occupied by Arlington Fleet Services who principally maintain 
rolling rail stock. To the opposing side (south-west) lies the residential 
properties within Campbell Road which back onto the application site, 
with the rear service route which serves the dwellings to the eastern side 
of this road running parallel with the application site boundary. This 
boundary is marked by palisade fencing as well as, in part, by a section 
of leylandii. The properties within Campbell Road, along with the 
application site and the wider railway works as a whole, are served by a 
single and somewhat constrained access route from Southampton Road 
which includes the necessity for both vehicles and pedestrians to 
navigate the Campbell Road railway bridge. 
 

5. The site lies within the Eastleigh Railway Works Special Policy Area 
within the Council’s adopted Local Plan (the Eastleigh Borough Local 
Plan Review 2001-2011) which is subject to the provisions of Saved 
Policy 111.E. Within the Submitted Eastleigh Borough Local Plan 2016-
2036, the site forms part of the Eastleigh River Side designation with the 
Plan promoting its comprehensive regeneration through both 
redevelopment and new development under the provisions of Policy E6.  

 
Description of application 
 



 

 

6. The application seeks full planning permission to redevelop the site for 
employment purposes, principally through the provision of new industrial 
/ warehouse units and open storage plots. The open storage areas are 
proposed to be a mixture of permanent and temporary plots, with the 
latter in part being to provide the opportunity for the provision of 
additional built floorspace in the future as the wider Eastleigh River Side 
area develops.  
 

7. As noted above, the application divides the site into two areas, Area 1 
which is the parcel to the north of the site and Area 2 which is located to 
the south. The development within Area 1 incorporates the widening of 
Campbell Road and the provision of a new, dedicated pedestrian 
footpath along its eastern side to the south of the railway bridge, with 
associated engineering works to widen the road and provide the 
necessary structural support for the footpath. In addition, the proposals 
include adaptations to the existing workers access steps to the site with 
the inclusion of a pedestrian refuge prior to crossing the bridge. The 
1960s extension at the northern end of the existing office building 
Parkway House is proposed to be demolished to facilitate the provision 
of additional car parking. The central amenity building (the former ‘time 
office’) to the rear of the Victorian gatehouse is also to be partially 
demolished to facilitate the provision of a widened vehicular access to 
Parkway House. 
 

8. The proposals within Area 2 incorporate the demolition of existing Units 
3, 4, 5 and 8 and the erection of a terrace of four new employment units 
with a total gross internal floor area of 2,444sqm. In addition, the 
application seeks approval for the change of use of approximately 2.5 
hectares of land to create six individual plots for open storage uses 
(Class B8), with this incorporating the clearing of the land, the provision 
of level hard surfacing and the enclosure of each plot with 2m high 
palisade fencing and gates. Permanent consent is sought for plots 300, 
303 and 307, with permission being sought for 5 years for plots 304 and 
305 and 10 years for plot 320. The proposals include the provision of a 
3.5m high acoustic fence along the western perimeter of Area 2 
bordering the service road to the rear of the properties along Campbell 
Road. 

 

9. The application is accompanied by the following reports and technical 
assessments which have been updated where necessary throughout the 
course of the application: 

 

 Air Quality Assessment  

 Arboricultural Survey 

 Bird Hazard Management Plan 

 BREEAM Pre-Assessment Report 

 Design and Access Statement  

 Drainage Strategy 

 Ecological Appraisal 

 Flood Risk Assessment 



 

 

 Geo-Environmental Assessment 

 Heritage Statement 

 Landscaping Scheme 

 Noise Impact Assessment 

 Planning Statement 

 Transport Assessment  

 Travel Plan 
 
Relevant planning history 
 
10. Despite the length of time the railway works have been in operation, 

formal planning history is relatively limited. Notwithstanding this, the site 
has a long established B2 general industrial use, albeit specifically 
related to railway use and ancillary operations. This has been formally 
established through the issuing of a Lawful Development Certificate by 
the Council in 2008. 
 

11. In recent years with the winding down of railway operations on site, a 
number of other occupiers have moved in to make use of empty 
buildings, some with and some without any formal planning approval. 
The present site owners and landlord have sought to rectify and 
formalise this situation through the submission of a series of planning 
applications over the past few years, with the present application now 
seeking to comprehensively redevelop the site through a masterplan 
approach.  
 

12. Recent applications of note are: 
 

 F/19/85287 – Plot 320, Eastleigh Railway Works, Campbell Road – 
Application for planning permission to allow open storage use within 
Class B8 and associated minor works – Approved November 2019  
 

 F/19/85190 – Bay 6 South & 7b South, Eastleigh Railway Works, 
Campbell Road – Continued use for scrap metal recycling facility 
(Sui Generis) from previous general industrial use (B2) – Approved 
November 2019 
 

 F/19/85188 – Gate 2, Eastleigh Railway Works, Campbell Road – 
Reconfiguration of existing vehicular site access (Gate 2) and 
associated works including repositioned boundary fence and 
demolition of building – Approved July 2019 

 

 F/19/85189 – Unit 3, Eastleigh Railway Works, Campbell Road – 
Alterations to existing units to provide a single unit (Use Class B2) 
including partial demolition and creation of service yard – Approved 
July 2019 

 

 F/19/85191 – Units 6 & 7, Eastleigh Railway Works, Campbell Road 
– Change of use of Unit 6 from Class B2 (General Industrial) to 



 

 

Class D1 (Training Centre), and demolition of Unit 7 – Approved 
July 2019 

 

 F/16/79607 – Eastleigh Railway Works, Campbell Road – Change 
of use to allow airport parking & open vehicle storage for a 
temporary period of 4 years – Temporary Consent Granted June 
2017 

 
Representations received 
 
13. A total of 10 letters of representation have been received in relation to 

the application. The following matters were raised as concerns or 
objections to the proposals: 

 
 Objection to open storage as this does not generate an increase in 

employment opportunities.  
 Impacts from noise, high volumes of traffic and HGVs, and light and 

air pollution on the amenity of residents from open storage and 
other uses on the site, as well as hours of operation into the 
evening and on weekends causing disturbance.  

 The previous complaints to the Council regarding noise and 
disturbance were highlighted.  

 Hours proposed only restrict access for HGVs and not public 
access or employees being on site which could be at all times of 
the day.  

 Impacts from dirt and dust from the site on residents vehicles.  
 Amenity impacts from construction works and impacts on the health 

of residents.  
 Campbell Road bridge is not suitable for the volume and size of 

HGVs and has been increasingly damaged by such vehicles.  

 Lack of a safe pedestrian walkway and concerns regarding 
pedestrian safety. The proposed walkway on the eastern side of 
Campbell Road and refuge are insufficient and do not address the 
problem of trying to cross the bridge. A footbridge would be a better 
solution to the problem.  

 Highway safety concerns with the access being sited on a bend.  

 Objection to loss of trees and impacts on wildlife and bats.  

 Sewage needs to be addressed as this was a problem with the 
previous tenants.  

 Possible impacts from Hazardous Substances stored on site.  

 Lack of detail as to how the northern wall of Parkway House will be 
rectified following the demolition of the 1960s extension, and as to 
the percentage of the clocking in building that will be demolished. 
Impacts of widening works on the historic walkway into the site.  

 Lack of lighting on pedestrian steps.  

 There is too much within the application to give blanket approval, 
only the acoustic fence should be approved now.  

 References to Eastleigh Riverside are made which suggests that a 
new access road would be built. This will only be possible if the 



 

 

Chickenhall Link Road is constructed which has been under 
discussion for years and will probably never happen.  

 
The following comments were made in support of the proposals: 
 

 The introduction of an acoustic fence was supported to reduce 
noise and provide screening and privacy. Residents considered 
that it should be a priority and would wish to see this installed 
before any work is started.  

 The demolition of the 1960s extension to Parkway House was also 
supported. 

 Improvements to pedestrian footway arrangements were 
welcomed.  

 
Consultation responses  
 
14. Ecology 
 

Ecology and Landscape Planting 

 
A biodiversity monitoring and management plan is required as 
recommended in the submitted Ecological Appraisal. This will provide a 
schedule for maintenance of plants, trees and shrubs that provide food 
for wildlife, as well as ecological enhancements. Details of wildlife 
friendly lighting will also be required.  
 
Although the site is located at the end of the Southampton Airport 
runway it is contains dense scrub and is connected to green 
infrastructure at the southern end of the site, which connects to the River 
Itchen SAC corridor and along the railway line. Buildings 1, 2 and 5 were 
designated as having low bat roost potential and in accordance with the 
relevant guidelines they still need one emergence survey each to be 
carried out.  
 
There are concerns regarding the proposal for several invasive non-
native plants in the landscape planting scheme. Suggestions are put 
forward for a range of alternatives. The Ecological Appraisal mentions 
the presence of mare’s tail Equisetum arvense on the western boundary 
of the site and the Council have also been notified that the protected and 
notable species of Great Lettuce (Lactuca virosa), Weasel’s Snout 
(Misopates orontium) (vulnerable on Vascular Plant Red Data List), 
Nightingale, Common Lizard, Grass Snake and Slow Worm are located 
within 50 m of this site. As the last ecology survey was done in August 
2018, a walkover update ecological assessment is required to determine 
whether these species are present on site and whether conditions have 
changed to provide suitable reptile habitat. 

 
SUDS 
 



 

 

After the additional infiltration testing referred to in the drainage strategy 
has been done a surface water drainage plan will be required, showing 
the locations of any existing and proposed features, and flow diagrams 
demonstrating filtration and attenuation of surface water on site and off 
site. The River Itchen is approximately 650m from this 5.2ha site. The 
SuDS plan should include at least 3 forms of naturalised filtration before 
the water is discharged into the River Itchen with as long a flow path as 
possible before the outfall. 
 

15. Southampton Airport 
 

No objection subject to conditions restricting the maximum permissible 
height of any construction, requiring the submission of a construction 
management plan and specifying the nature of any external lighting 
which may be installed in the interests of avoiding endangering the safe 
operation of aircraft.  

 
16. Environment Agency 

 
The previous use of the proposed development site as an industrial site 
presents a medium risk of contamination that could be mobilised during 
construction to pollute controlled waters. The submitted site investigation 
demonstrates that it will be possible to manage the risk posed to 
controlled waters by this development. Further detailed information will 
however be required before built development is undertaken. Conditions 
are therefore recommended including to require the submission of a risk 
assessment, site investigation, remediation scheme and the subsequent 
verification of this.  

 
17. Environmental Health 
 

Contaminated Land 
 
There are high levels of contamination of the soil and likely also of 
groundwater on the site, arising from the historical uses of the site for 
locomotive manufacturing and servicing, and from later uses. We would 
request that the application be conditioned for land contamination and 
advise that the applicant should submit a site investigation and 
assessment data prior to the breaking of ground on site. On this basis 
conditions are recommended.  
 
Given the potential for hydrocarbon contamination on site there is a 
likelihood of odours from the excavations of these soils and from any on-
site remediation of the same, in these circumstances the remedial 
scheme would also need to address how odours from the excavation, 
storage and treatment of soils on site will be effectively managed to 
prevent adverse impacts on neighbouring sensitive development. 
Similarly, if asbestos removal is necessary, and during the excavation 
and handling of soils impacted by heavy metals it would be expected 



 

 

that a high level of dust control be implemented to prevent the 
generation of airborne dust. 
 
Noise and Air Quality 

 
The development presents a difficult balancing act for the Council; 
considering the existing extant consent, current activity and the 
aspiration to make best use of the site, whilst protecting against 
worsening conditions for residential amenity and impact upon air quality 
in the nearby Air Quality Management Area. The submitted noise report 
and air quality assessment and the wider development aspirations for 
the site have been considered and the following comments are made. 
 
In terms of the open storage uses, the noise assessment is too optimistic 
in our view and as result underestimates the likely noise impact. This is a 
concern as the options for controls that could be imposed should 
permission be granted are limited. This is because activities are 
proposed to be carried out in the open, with little screening of noise from 
buildings to act as noise barriers, allowing noise to propagate freely 
across the space. From the information provided by the applicant there 
appears limited scope to improve the noise screening provided by the 
barrier proposed on the site boundary with the existing housing without 
raising its height substantially above that proposed of 3.5m. For these 
reasons our view is that if EBC is minded to approve the application then 
we would recommend that the following is considered: that the activities 
within the use classes proposed should be restricted to allow only those 
with lower noise impact potential, so as to avoid those that are more 
likely to give rise to impulsive or tonal noise, or to high levels of material 
movement (loading / unloading /stockpiling etc) on the land in question, 
e.g. structural metal work, scrap metal, aggregates or cullet, plant hire 
etc, and those where the vehicle loading and material handling 
operations are of longer duration and are noisier, and restrictions on the 
number of forklift truck movements, and consideration of their reversing 
alarms. That said high levels of less noisy activity will also be potentially 
problematic, due to higher vehicle flows and movements from 
manoeuvring. And that the hours of operation are limited as proposed in 
the application.  

 
Concerning noise from the units where activities at night inside only are 
proposed, we would support this approach and would recommend that it 
be conditioned accordingly. With respect to break-out noise we would 
support conditioning of this however would suggest the exact level of 
breakout noise should be agreed. Similarly, conditioning for noise levels 
generated by any fixed plant and machinery, including vents and 
exhausts servicing them, should also be required. As the use classes 
proposed include B2 general industrial, we would advise that should 
permission be granted that conditions be applied to control odour and air 
pollution to acceptable levels.  

 



 

 

In terms of air quality, the assessment should take the current level of 
vehicle movements on and off site as the baseline and not what could 
theoretically be the case according to transport assessments. All 
vehicles accessing the site need to pass through the Eastleigh Air 
Quality Management Area, AQMA, and as such a detailed assessment 
needs to consider these impacts in ‘real terms’. We are not aware of 
steps that are proposed to mitigate the increase in air pollutants which 
will arise from the increase in vehicle movements over current levels that 
will occur if the development is granted. The emphasis in the noise 
assessment on the number of vehicle movements, especially HGVs is a 
concern, given their likely contribution to local air pollution. We should be 
seeking developers’ contributions to offset air pollution impacts if 
required.  

 
18. Network Rail  
 

Campbell Road bridge has previously been subject to HGV vehicles 
hitting the parapet and knocking material onto the operational railway. As 
a result, Network Rail have serious concerns over the use of HGVs on 
this structure. Network Rail note the applicant has looked to address the 
issue of vehicles hitting the bridge by proposing to widen the turning 
area on the southern approach of the bridge. Network Rail has in parallel 
identified something similar to the proposed road improvements works 
as an option to reduce the risk of vehicles hitting the bridge, however 
importantly this included the use of a traffic light-controlled system on 
both approaches to ensure that the bridge cannot be used bidirectionally 
simultaneously. Network Rail welcome further discussion with Eastleigh 
Borough Council and the applicant to explore this. 

 
Network Rail do not object to the planning application but do suggest the 
inclusion of a traffic light-controlled system is explored. 

 
Due to the close proximity of the proposed works to Network Rail’s land 
and the operational railway, the applicant should contact Network Rail’s 
Asset Protection and Optimisation (ASPRO) team prior to works 
commencing. The applicant may be required to enter into an Asset 
Protection Agreement to get the required resource and expertise on-
board to enable approval of detailed works. 

 
19. Hampshire County Council Highways 

 
Vehicular Access 
 
Area 1 Vehicular Access – the carriageway widening ends abruptly 
across the proposed bellmouth which would require some amendment 
but this can he secured through the S278 Agreement. An engineering 
plan showing the highway boundary and at least three cross sections 
indicating both the existing and proposed retaining walls is required and 
evidence should also be provided confirming that Network Rail accept 
the improvement proposals where their asset is potentially impacted.  



 

 

 
Area 2 Vehicular Access – The existing industrial access is proposed to 
be upgraded in the form of a T-junction with a simple priority 
arrangement. This access was subject to a recent Section 278 
Agreement, as such the highway authority is satisfied with this access 
and make no further comment. 
 
Pedestrian Connectivity and Pedestrian Access 
 
Campbell Road provides sole access to the site for pedestrians by foot 
or cycle and the bridge itself provides no dedicated pedestrian or cycle 
infrastructure. In addition to this, there is no pedestrian infrastructure 
once pedestrians have crossed the bridge, so they are required to walk 
or cycle a further 150m in live carriageway before linking to the existing 
footway on Campbell Road. The applicant has stated that they would 
seek to improve pedestrian accessibility by providing a new footway on 
the eastern side of Campbell Road and opening the unused stairway.  
 
A Road Safety Audit on the proposals is required. The provision of a 
footway on the eastern side of Campbell Road is a betterment of the 
existing situation, however, an assessment of the forecast change in 
pedestrian and cycle flows between the existing uses and proposed 
development is required to enable the Highway Authority to review the 
suitability of pedestrian access. While a footway on Campbell Road 
approaching the bridge is proposed, no pedestrian facilities across the 
bridge itself are included and this assessment will assist the Highway 
Authority in reviewing the acceptability of this. 
 
Internal Layout, Parking, Emergency Access and Accident History 
 
Written confirmation is required that all vehicles can access and egress 
the site in a forward gear, refuse bin carry distances are compliant and 
provision for emergency services meet regulations. Parking quantum is a 
function of EBC however it is noted that the applicants are utilising the 
withdrawn HCC guidance. In terms of accident history, the Highway 
Authority have carried out an independent review of accident data in the 
vicinity of the site; given the site results in an overall daily reduction in 
forecast net traffic, no further information is required.  
 
Trip Generation 
 
To provide a comparison between the existing uses and the proposed, 
the applicant has used TRICS to obtain trip rates and therefore forecast 
trip generation of both the existing (with the exception of the commercial 
carpark, which has been surveyed) and proposed uses. The TRICS 
methodology is considered acceptable. For the existing site, in total this 
provides an existing traffic generation of 46 AM peak trips, 52 PM peak 
trips and 489 daily trips. This is considered an accurate representation of 
the traffic generation due to the existing land uses.  
 



 

 

For the proposed B1c/B2/B8 industrial units, the TA states that this 
results in 12 AM peak trips and 16 PM peak trips. For the proposed B8 
open storage, trip rates of 10.909 AM and 18.788 PM are proposed, 
giving a forecast trip generation of 28 vehicles in the AM peak and 48 in 
the PM peak. These trip rates are considered representative for outdoor 
storage. The new trip generation from the site is agreed, giving the 
following net forecast trip generation: AM peak -8 arrivals and +3 
departures; PM peak +12 arrivals with no change in departures; and total 
daily traffic -16 arrivals, -10 departures and -26 overall two-way trips.  
 
Traffic Distribution, Junction Capacity Assessment and Travel Plan 
 
The traffic distribution associated with the site has been based on 2011 
Journey to Work Census data and also an ATC survey conducted in 
August 2019. This methodology is acceptable. Given the level of 
forecast trip generation, junction capacity assessment is not considered 
necessary. However, existing net traffic flows represent vehicles. A 
comparison of HGVs generated by the existing land uses and future 
proposed uses should be provided.  
 
The Travel Plan is generally of a high standard, however, before it can 
be accepted as part of the proposed development, we require alterations 
to be made. These include the provision of a more thorough review of 
sustainable transport, the consideration of additional measures to 
encourage the usage of sustainable modes of travel, and amendments 
to the management strategy and action plan. The travel plan is however 
of high quality and shall require only minor alterations before it is 
considered acceptable for submission in conjunction with the proposed 
site. 

 
20. HCC Flood and Water Management 
 

The proposed use of soakaways to manage surface water runoff at the 
application site is acceptable in principle since the infiltration testing 
carried out by the applicant showed good infiltration rates at the 
application site and considering that the Geo-Environmental Assessment 
found maximum groundwater levels at 3.5m bgl. No objection is 
therefore raised subject to conditions requiring the drainage system to 
be constructed in accordance with the submitted details as well as to 
require the submission of details for the long-term maintenance of the 
surface water drainage system. The Environment Agency should be 
consulted on the proposed use of infiltration due to the risk that 
contamination could be mobilised through the use soakaways and 
thereby pollute underlying groundwater. 

 
21. Southern Water 
 

The exact position of the public foul sewers and foul rising main must be 
determined on site by the applicant before the layout of the proposed 
development is finalized. Clearance distances for public foul sewers, the 



 

 

foul rising main and in respect of tree planting and the siting of drainage 
features (for example, soakaways etc.) should be adhered to. A 
condition is requested to require the submission of details of the 
measures to be undertaken to protect public sewers. It was also 
highlighted that 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. An informative was also requested 
to advise the applicant that a formal application is required for a 
connection to the public foul sewer. 

 

22. Planning Policy 
 

It is considered that the scheme would enhance the quality of 
employment provision on the site. Whilst the proposal is considered 
acceptable in principle, there are concerns regarding the overall net 
reduction in built employment floorspace which is proposed compared to 
the existing. The main reason for this is the proposed permanent open 
storage use on plots 300, 303, 307 and 320, with plots 304 and 305 
proposed to be permitted for a temporary period of 10 years to allow for 
development potential in the mid to longer term. 

 
It is therefore considered that the proposal would fail to optimise the 
redevelopment potential on what is one of the Borough’s key strategic 
employment sites. The resulting net loss in built employment floorspace 
should also be considered against the wider employment floorspace 
supply available across the Borough for meeting the emerging Local 
Plan target (currently 144,050sq.m). It is recommended therefore that 
each of the plots proposed for open flexible B8 storage use should be 
granted on a temporary basis and for a shorter period (e.g. 5 years). 
This would allow for a future review of any renewed temporary 
permission against the Council’s wider employment floorspace targets at 
that time. Allowing a temporary consent for these plots would also 
accord with NPPF paragraph 80 whereby it is stated that significant 
weight should be placed on the need to support economic growth and 
productivity, taking into account both local business needs and wider 
opportunities for development. 

 

23. Hampshire County Council Archaeology 
 

No below ground archaeological issues are raised, it seems likely that 
the existing development of the Eastleigh Railway Works will have 
destroyed or at least severely compromised the archaeological potential 
of the site. The submitted Heritage Assessment is welcomed and 
endorsed. It provides a helpful discussion regarding the nature of the 
buildings on the site and their heritage significance. With regard to Area 
1, buildings that are of acknowledged heritage significance are being 
retained but with some marginal impacts. With regard to Area 2, the 
submitted Heritage Assessment offers a discussion about their date, 
construction and what contribution they make to the heritage of the site. 
It would appear that the buildings are of limited heritage value, contribute 



 

 

little to the site (indeed it is implied in the conclusion that they detract 
from the older elements of the site) and merit no further consideration.  

 
24. Natural England 
 

It is Natural England’s advice that the proposal is not necessary for the 
management of a European site. The Local Planning Authority should 
therefore determine whether the proposal is likely to have a significant 
effect on any European site, proceeding to the Appropriate Assessment 
stage of the Habitats Regulations Assessment (HRA) where significant 
effects cannot be ruled out. The application site is situated in close 
proximity to the River Itchen Special Area of Conservation (SAC). The 
drainage strategy outlines that the site discharges into a network of 
below ground drainage to a local watercourse, into settlement pits and 
then into the Itchen. The report concludes further infiltration testing is 
needed and where required features designed into the strategy to control 
water flow. There is the potential for pollutants in surface water to 
damage qualifying features of the River Itchen SAC and this should be 
confirmed in the HRA. SuDS should be designed and installed in 
accordance with the requirements of the CIRIA SuDS Manual.  
 
Natural England does not hold locally specific information relating to 
protected species, local or national biodiversity priority habitats and 
species, local sites (biodiversity and geodiversity) and local landscape 
character. These remain material considerations in the determination of 
this planning application and all developments are encouraged to 
achieve a net gain in biodiversity.  

 
Policy context: designation applicable to site 
 

 Within the Urban Edge 

 Designated Employment Site 

 Within Designated Special Policy Area (Eastleigh Railway Works) 
 
National Planning Policy Framework (NPPF) 
 
25. At a 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 NPPF 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.  
 

26. The three identified dimensions of sustainability should to be sought 
jointly: economic (supporting economy and ensuring land availability); 
social (providing housing, creating a high quality environment with 
accessible local services); and environmental (contributing to, protecting 
and enhancing the natural, built and historic environment) whilst local 
circumstances should also be taken into account so that development 



 

 

appropriately responds to the different opportunities for achieving 
sustainable development in different areas.  

 
Planning Practice Guidance  
 
27. 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. 

 
Saved Policies of the Adopted Eastleigh Borough Local Plan Review 
(EBLP 2001-2011)  
 
28. The key saved policies of the adopted local plan relating to this 

application are: 
 

 25.NC and 26.NC (Biodiversity), 29.ES (Noise and Vibration), 
32.ES (Pollution Control), 33.ES (Air Quality), 34.ES (Energy and 
Climate Change), 35.ES (Land Contamination), 36.ES (Lighting), 
37.ES (Water Consumption), 43. ES, 45.ES (Water Courses, 
Flooding and Erosion, and Drainage), 59.BE (Promoting Good 
Design), 63.BE (Car Park Design), 69.BE (Southampton 
International Airport Public Safety Zone), 92.T (Transport 
Schemes), 100.T, 101.T, 102. T, 103.T and 104.T (Transport and 
New Development), 111.E (Eastleigh Railway Works Special Policy 
Area), 175.LB (Buildings of Local Importance), 184.LB (Campbell 
Road, Eastleigh). 

 
Submitted Eastleigh Borough Local Plan 2011-2029 

 
29. The Eastleigh Borough Local Plan 2011-2029 was submitted for 

examination in July 2014 but the Inspector concluded that insufficient 
housing was being provided for in the Plan and that it was unsound.  
While this has not been withdrawn and remains a material consideration, 
it can therefore be considered to have extremely limited weight in the 
determination of this application. 

 
The Submitted Eastleigh Borough Local Plan 2016-2036 
 
30. The Eastleigh Borough Local Plan 2016-2036 was submitted by the 

Council to the Planning Inspectorate on 31st October 2018 with hearings 
having commenced in November 2019 and concluded in early 2020. The 
Council has now received the Inspector’s feedback and recommended 
actions on the plan. Given the status of the emerging Plan, it is 
considered that moderate weight can be attributed to it.  
 

31. Within the Submitted Eastleigh Borough Local Plan 2016-2036, the site 
continues to fall within the urban edge and forms part of the ‘Eastleigh 
River Side’ allocation which is subject to the provisions of Policy E6. In 
addition to this, the following policies are also of relevance to the 
proposals: S1 (Delivering Sustainable Development), S2 (Approach to 



 

 

New Development), S4 (Employment Provision), S12 (Transport 
Infrastructure), D1 (General Criteria for New Development), DM2 
(Environmentally Sustainable Development), DM3 (Adaption to Climate 
Change), DM6 (Sustainable Surface Water Management and 
Watercourse Management), DM8 (Pollution), DM11 (Nature 
Conservation), DM12 (Heritage Assets), DM13 (General Development 
Criteria – Transport), DM14 (Parking), DM40 (Funding Infrastructure). 

 
Supplementary Planning Guidance 
 

 Supplementary Planning Document: Quality Places (2011) 

 Supplementary Planning Document: Biodiversity (2009) 

 Supplementary Planning Document: Environmentally Sustainable 
Development (2009) (Updated 2015) 

 
Other Relevant Documents 
 

 Biodiversity Action Plan for Eastleigh Borough 2012-2022 
 Air Quality Action Plan 2020 – 2025 

 
Assessment of proposal  
 
32. 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. 

 
33. As indicated above the Development Plan comprises of the Saved 

Policies of the Eastleigh Borough Local Plan Review 2001-2011 and the 
application must be assessed against those that are of relevance to the 
proposed development.  

 
The principle of development  
 
34. The site lies within the urban edge and within the Eastleigh Railway 

Works Special Policy Area within the Council’s adopted Local Plan 
where Saved Policy 111.E applies to development proposals. This policy 
recognises the importance of the Special Policy Area for employment 
use and allows for industrial development or redevelopment subject to a 
number of criteria being met. Whilst afforded only moderate weight at 
this stage owing to its unadopted status, the emerging local plan (the 
Submitted Eastleigh Borough Local Plan 2016-2036) seeks to promote 
the comprehensive regeneration of ‘Eastleigh River Side’, in part through 
the redevelopment of existing industrial sites, and proposes to allocate 
the site (as part of the ‘Eastleigh River Side’ designation) under the 
provisions of Policy E6 with subparagraph iv. of this policy stating 
specifically that the railway works should be developed or redeveloped 
for business and industrial uses, again subject to a number of specific 
criteria being met.  
 



 

 

35. The proposals incorporate the redevelopment of the site for employment 
purposes within use classes Class B1(c), B2 and B8 and the general 
principle of development therefore accords with the provisions of Saved 
Policy 111.E. Whilst emerging policy E6 advocates more of a 
comprehensive masterplan approach to the redevelopment of the 
Eastleigh River Side designation as a whole, the proposals generally 
accord with the aspirations of this policy for this particular part of the site 
and would not prejudice further development taking place on the 
remaining land in the future. The principle of the development proposed 
as part of the application is therefore considered to be acceptable. Any 
planning approval is however subject to the particular development put 
forward adhering to the other criteria of these policies, as well as that of 
the other policies within the development plan that are of relevance to 
the proposals, as set out above. These matters are considered in turn 
below.  

 
Economic considerations 
 
36. The application proposal represents a significant investment in the 

Eastleigh Rail Works through the comprehensive redevelopment of this 
part of the site which includes areas of open storage and the provision of 
industrial / warehouse buildings, along with improved pedestrian and 
vehicular access arrangements and internal servicing, on-site car 
parking and additional landscaping. The combination of these factors 
will, when compared with the eclectic mix of somewhat tired buildings 
and the constrained internal access arrangements in parts of the existing 
site, invariably improve both the visual appearance of the site as well as 
notably the quality of employment provision, including its offering and 
appeal to potential tenants or occupiers. In addition, the development will 
deliver employment opportunities, both through jobs created within the 
storage and industrial uses proposed, as well as during the construction 
phase of the development encompassing a range of skills requirements 
from designers and engineers to construction workers and machine 
operatives. The scheme will also have indirect economic benefits 
through increased spending in the local economy which in turn supports 
other employment.  
 

37. Whilst supportive of the improvement of the general quality of the 
employment provision on the site, the Council’s Planning Policy team 
had raised some concerns in relation to the type and form of the 
employment uses proposed, with this being on the basis that the 
development would result in an overall net reduction in built employment 
floorspace equating to 3,149sqm. When viewed against the wider 
employment floorspace supply available across the Borough for meeting 
the emerging Local Plan target, to which the Eastleigh Riverside site is 
expected to make a significant contribution over the plan period, the 
Planning Policy team consider that this could result in a failure to 
optimise the redevelopment potential of this key strategic employment 
site.  
 



 

 

38. In response to this and in line with the suggestion of the Planning Policy 
team, the applicant has agreed to a more extensive use of temporary 
consents for some of the open storage areas and for shorter term 
permissions for those for which this had already been envisaged. As 
such, plots 304 and 305 now seek temporary permission for open 
storage use for a period of 5 years (as opposed to the 10 originally 
applied for) with a 10 year period sought for plot 320. Whilst this does 
not encompass all of the open storage areas as suggested by the 
Planning Policy team, with permanent consent still being sought for plots 
300, 303 and 307, it does equate to two-thirds (66.53%) of the land 
proposed for this use. The applicant has also provided additional 
information to further explain the reasons why these plots are not 
considered to be suitable for built development, with this owing much to 
the combination of their siting, overall size and notably their 
unconventional shape.  
 

39. The temporary nature of these consents would allow for the issue of 
employment need to be revisited and reassessed against the borough’s 
requirements as the local plan period progresses, as well as enabling 
these areas to contribute to economic productivity in the short-term 
without prejudicing their potential for further development in the mid to 
longer term. In this regard and as set out within the submitted 
information, plots 304 and 305 have the potential to be configured to 
provide an additional terrace of industrial units as a continuation of those 
presently proposed as part of the application, which could then in turn 
offset some of the employment floorspace lost as part of the initial 
development works. Plot 320 also has the potential in the longer term to 
accommodate a new vehicular access to the site from the south in line 
with the strategic aims of the Local Plan to create a more connected 
employment area serving the wider borough and to improve 
accessibility. Whilst this is dependent on a range of other factors, the 
granting of a temporary consent for this land would assist in assuring 
that this and the potential for additional built development on this plot 
over the longer term are not unduly prejudiced.  

 
40. In addition, the inclusion of an element of permanent open storage on 

the site is not in itself unacceptable and indeed B8 uses such as this do 
align with the general planning policy allocation for the site which allows 
for a range of employment uses across classes B1(b) and B1(c), B2 and 
B8. Whilst a greater balance of the mix of uses or a higher initial 
provision of built floorspace would perhaps be preferable to some 
degree to provide a wider range of employment offerings from the 
outset, the policy allocations for the site do not specify a particular 
proportion of different uses for the site and overall the benefits arising 
from the development from an economic perspective are considered to 
outweigh the harm from the initial resulting reduction in employment 
floorspace. The development is therefore considered to be economically 
sustainable.  

 
Layout and design 



 

 

 
41. The application site encompasses a range of buildings and structures, 

many of which were originally built for a different product offering and 
have been adapted in a piecemeal fashion to varying degrees over the 
decades. A number of these buildings are now coming to the end of their 
useful life and the site has become somewhat tired in terms of its 
appearance. The masterplan approach proposed allows for the 
comprehensive redevelopment of the site, with an improved and more 
efficient layout, enhanced access arrangements and landscaping, as 
well as the provision of a greater degree of visual continuity within the 
two distinct parts of the site, Area 1 to the north and Area 2 to the south.  

 
42. In respect of Area 1, the demolition of the somewhat visually 

incompatible flat-roof, two-storey extension to the northern side of the 
otherwise attractive and characterful Victorian Parkway House will 
represent a notable improvement to this building and thereby this 
particular part of the site, with this extension being replaced by an area 
of car parking which will serve the office use. Further car parking is 
proposed to the south of Unit 6, a lower-profile redbrick structure which 
is to be retained as part of the development scheme, with this area 
having previously been occupied by the now demolished Unit 7. This 
parking area will benefit from additional landscaping to break up the 
expanse of hardstanding, with further planting also being proposed 
flanking the access which is to serve this area of the site. New timber 
fencing is proposed along the trackside of this area to improve the 
appearance of this boundary.  

 
43. The development also includes widening works to the northern section of 

Campbell Road. The highway considerations relating to this are covered 
in more detail in the below section on ‘transport and highway matters’ 
but in visual terms the widened area and pedestrian footpath will be laid 
to hardstanding to tie these in with the highway and will be bound a 
black metal railing. This widening will include necessary engineering 
works to support the new footpath, with a concrete retaining wall being 
proposed which would only be substantively visible internally within the 
site. In addition to the new footpath, the proposals include adaptations to 
the original workers access steps to track side level to provide a 
pedestrian refuge prior to crossing the bridge. The steps will be gated to 
match the railings, with brickwork to complement the existing wall which 
bounds the steps to either side. The heritage implications of this are 
discussed in more detail in the relevant section below.  

 
44. Within Area 2, the existing access alongside No. 1 Campbell Road is 

proposed to be retained, with this leading to an internal road off which 
the new industrial buildings and each of the open storage plots will be 
accessed. The open storage areas will largely be expanses of hard-
standing enclosed by 2m high palisade fencing which is not uncommon 
for such uses, with much of the visual aesthetic of these areas as seen 
from its surroundings likely to be determined by the type, scale and 
nature of the items or products that will be stored within them. Whilst 



 

 

there is an element of unknown in this respect therefore, to ensure that 
this is not unacceptably intrusive, conditions will be imposed to limit the 
height that materials, goods and equipment can be stacked, deposited or 
stored on site.  

 
45. In addition to the open storage areas, a terrace of industrial buildings is 

also proposed, with this comprising of a single structure with a low-
pitched roof which is subdivided into four separate units. The building will 
be finished in metal cladding with timber sections to its front elevation to 
highlight the position of the pedestrian entrances to each unit. The 
structure measures 8 metres to eaves and approximately 9.7 metres in 
ridge height with the scale and design of the units being very much 
informed by the parameters and requirements of their intended function. 
They are however comparatively high-quality industrial structures with 
notably increased sustainability credentials relative to the existing 
buildings that occupy this area of the site, and as set out in the below 
section on ‘Environmental Sustainability’, this element of the 
development is targeting a BREEAM ‘Excellent’ rating. The buildings are 
situated parallel with the north-eastern boundary of the site with roller 
shutters doors and pedestrian entrances on their front elevation (south-
western side) with these leading onto areas of car parking and cycle and 
bin storage provision.  

 
46. Whilst landscaping opportunities are more limited within Area 2, a 

proportion of planting is proposed to the south-eastern side of the 
industrial buildings to soften this area to at least some degree. The 
existing row of conifers to the rear of some of the properties in Campbell 
Road are to be lost to facilitate the provision of the acoustic fencing 
which will span the length of the south-western boundary of the site. 
Whilst acknowledging that the removal of these trees may affect the 
outlook from some of these dwellings to differing extents, overall and 
more widely for the residents across the length of this side of the street, 
the fencing will improve the visual aesthetic and provide screening from 
the development site. In addition, planting is proposed to the front 
(residential side) of the fence as part of the landscaping scheme with this 
including climbing plants which overtime will ‘green’ up this boundary. 
The buffer required in relation to the electricity cable at the southernmost 
section of the site’s perimeter with Campbell Road (alongside Plot 320) 
allows for the inclusion of a wider planting strip as well as the retention of 
some of the existing vegetation towards the end of the site and, overall, 
the proposals generally seek to maximise the landscaping opportunities 
available within the constraints and context of what is an industrial site.  
 

47. Taking account of all of the above factors, the development is 
considered to be acceptable in terms of its layout, design and impacts on 
the character of the area and complies with Saved Policy 59.BE of the 
adopted Local Plan and Paragraph 127 of the NPPF in these respects.  

 
Residential amenity and noise 
 



 

 

48. The site lies immediately adjacent to residential properties, with the 
terraced dwellinghouses along the north-western side of Campbell Road 
directly backing onto and running parallel with the application site’s 
south-western boundary. These properties represent a notable 
constraint to development as there is the potential for impacts on the 
amenity of their occupiers, particularly by way of noise or disturbance. 

Alongside this, however, must be an acknowledgement that the present 
site has an existing lawful use which allows for a B2 general industrial 
use on the land for railway associated activities, with this being 
unrestricted from a planning perspective in terms of hours of working or 
noise related controls. This fallback position of the site being operated at 
capacity for this purpose by the applicant could be enacted without the 
requirement for any further planning permission.  

 
49. Both of these matters, therefore, represent significant material 

considerations in the assessment of the application and it is necessary 
to find an appropriate balance between suitably acknowledging the 
existing use and fallback position of the site, whilst at the same time 

ensuring that the development does not impact on the amenity of the 
neighbouring residents to a degree that would be unacceptable in 
planning terms and seeking to secure improvements on the present 
situation where necessary, reasonable, practical and justifiable.  
 

50. The northern section of the development site (Area 1) is essentially 
unchanged from the present situation in terms of its uses with Parkway 
House proposed to remain in office use and Unit 6 to continue as a 
training centre for which planning permission has previously been 
granted. The are no additional buildings proposed in this area and 
indeed the 1960s extension to Parkway House is proposed to be 
demolished, with Unit 7 which lay to the immediate south of Unit 6 also 
having recently been removed. These areas will be turned to ancillary 
car parking for the remaining buildings. The intensity of the use of this 
area will therefore likely be reduced relative to the existing/former 
situation and no amenity related concerns are therefore raised in terms 
of the operational phase of this part of the site.  
 

51. Area 2 will see more comprehensive redevelopment, principally through 
the demolition of buildings, the erection of a terrace of new industrial 
units and the laying out of extensive areas of open storage. The 
proposals for this area additionally incorporate the provision of a 3.5m 
high acoustic fence along the south-western boundary of the 
development site where it runs parallel with the properties along the 
north-western side of Campbell Road.  
 

52. The application is supported by a noise assessment which has been 
updated during the course of the application process in response to 
initial comments from the Council’s Environmental Health Officer. This 
seeks to determine the baseline conditions at the closest residential 
properties, predict the noise contribution from the development and 
assess the impacts on the occupiers of these dwellings based on the 



 

 

relevant British Standards and guidance, as well as suggest any 
mitigation measures where these are deemed to be required, with the 
latter including the aforementioned acoustic fencing.  
 

53. With regard to the industrial units first of all, the application seeks 
approval for a flexible use which would allow the buildings to be used for 
either B1(c) light industrial purposes, B2 general industrial purposes, or 
B8 storage and distribution use (i.e. warehousing). The application seeks 
consent for the uses to be unrestricted in terms of hours of working 
which would allow for operations to be undertaken within the buildings 
themselves on a 24 hour a day basis. At this stage, the specific end 
occupiers of these units are unknown, and it is evident that different uses 
within the aforementioned classes could have different levels of impacts 
in respect of noise generation. For example, a general industrial use 
could result in a higher level of noise than a light industrial use which is 
by its nature, defined in the Use Classes Order as being acceptable in a 
residential area.  
 

54. Whilst the submitted noise assessment suggests that any night-time 
activities would be restricted to forklift movements, which may well be 
the case for a warehouse (B8) type use, a B2 use may by contrast 
involve the carrying out of more noise-intensive industrial processes. In 
order to seek to adequately control this therefore in the interests of the 
amenity of the occupiers of the neighbouring properties on Campbell 
Road, the Council’s Environmental Health Officer (EHO) has 
recommended a performance related condition which specifies a 
maximum breakout noise level for each unit, using the information that is 
contained within the noise assessment as a basis.  
 

55. These breakout noise levels are based on a predicted impact at the 
nearest dwelling of 9dB less than the background noise level at night. 
Due to the uncertainty regarding the exact nature of the potential 
occupiers, the EHO has advised that penalties for noise ‘character’ (i.e. 
the noise arising from the specific uses undertaken within the units) 
which alter the accepted maximum noise level should be incorporated 
into this restriction. Additional controls can further be required to ensure 
that the doors for the industrial units remain closed at all times during the 
night-time period (2000 to 0700) to limit any additional break-out noise 
and again a condition is recommended in this respect.  
 

56. With regards to the wider site including the open storage areas, the 
submitted planning statement sets out that no operational activities 
would take place outside of the hours of 0700 to 2000 Monday to 
Saturday. Night-time activity on the application site would therefore be 
limited to internally within the buildings only as noted above. The 
applicant has also proposed a restriction on HGV movements which 
would apply site wide (including to the buildings) and would limit these to 
the same hours of 0700 to 2000 Monday to Saturday, with no 
movements permitted on Sundays or Bank Holidays.  
 



 

 

57. The noise assessment in respect of the areas of open storage focusses 
on noise generated by vehicles accessing the site and on forklift 
movements, including the handling of cages, as the principle sources of 
noise emissions associated with these activities. In these respects, the 
report predicts that in absolute terms, noise levels would be lower during 
the busiest hours of activity on site than those already experienced at 
the properties along Campbell Road, with predicted noise from site 
activity being at least 11dB below the ambient noise at 1-23 Campbell 
Road, gradually reducing to 4dB at 139-169 Campbell Road. In the 
context of the site’s location, including being within an existing industrial 
area and close to Southampton Airport, as well as the consistency of 
land uses between the existing and proposed, the report concludes that 
the proposals would have a low impact at the nearest receptors.  
 

58. The Council’s EHO has acknowledged the conclusions of the report in 
terms of absolute noise levels, although has raised some reservations in 
respect of some aspects of the assessment carried out. These cover a 
range of matters including the absence of a consideration of the noise 
generated by material movements for a wider range of storage types (i.e. 
materials that may not be stored in cages) or the use of other types of 
mobile machinery on the open storage areas (in addition to forklifts). 
Additionally, they have highlighted that the report assumes that only 
electric forklifts would be used on all areas of the site, with no regard 
also having been had to the potential noise arising from plant. Some of 
these concerns relate to a degree of uncertainty associated with the end 
occupiers for the open storage areas and the exact nature of the items 
that would be stored, as well as the fact that this activity would be 
undertaken in the open which allows for noise to propagate freely across 
the space to varying degrees.  
 

59. Whilst the submitted noise assessment recommends best practical 
means to be employed across the site to limit impacts from operational 
activities, the Council’s EHO has recommended further controls be 
imposed to seek to mitigate against some of the potential issues. 
Conditions will therefore be imposed to limit operational hours for 
external activities and times of access for HGVs as set out above, as 
well as to require that details of any fixed plant or machinery to be 
installed on site to be first approved in writing by the local planning 
authority. A further condition will be imposed to require that the proposed 
acoustic fence be installed prior to the occupation of the development. 
Whilst the effectiveness of this fence in terms of noise reduction does 
vary and its overall impacts are on average relatively modest, with it 
having more of an effect at its northern extent where it is immediately 
adjacent to the noise source (for example, at No. 1 Campbell Road 
where the fence lies alongside the access point to the site) than at its 
southern end, nonetheless it does have some mitigative effect for 
residents and will also provide for visual screening for some of the 
activities carried out on site.  
 



 

 

60. In terms of the other matters raised by the Council’s EHO in respect of 
noise, it is considered that these could be most appropriately dealt with 
through the agreement of a noise management plan for the site which 
would be submitted for approval by the local planning authority prior to 
occupation of each phase of the development to be undertaken within 
Area 2. This could cover such measures as the types of forklifts to be 
used including specification of the nature of their reversing alarms, as 
well as the other best practical measures for noise reduction that can be 
applied to operations carried out on site.  
 

61. With regards to other amenity related considerations, the construction 
impacts of the development (for example, noise, dust management etc.) 
can be covered by a condition requiring the submission of a construction 
environmental management plan (CEMP) prior to commencement of 
development on each phase, and an additional restriction on 
construction hours. Whilst the buildings themselves are situated at a 
sufficient distance from the residential properties in Campbell Road as to 
not be unduly overbearing or adversely affect light or outlook, the items 
or materials stored on site could have an adverse visual impact in certain 
parts of Area 2 if uncontrolled in terms of their height. In order to address 
this, conditions will be imposed to require that items stored on the plots 
adjoining the boundary of the site, including plots 303 and 304 in their 
entirety and the first 12m of plot 320, do not exceed 3.5m in height, with 
this being commensurate with the height of the acoustic fence in this 
position such as to not undermine its effectiveness in these locations. A 
restriction of 5 metres will apply to plots 305 and 307 in recognition of a 
degree of separation to the boundary being afforded by the internal 
access road, with an 8m restriction applying on the other areas of the 
site (plots 300, 305 and the remainder of plot 320) consistent with the 
limit imposed on plots 310 and 315 by the recent approval for open 
storage use on that area of the railway works. A further condition will be 
imposed in respect of external lighting to require details of this to be 
submitted to the local planning authority for approval prior to its 
installation.  
 

62. Taking account of all of the above factors and whilst acknowledging 
some of the reservations raised by the Council’s EHO in terms of certain 
aspects of the noise assessment and the uncertainty in respect of the 
end users for the open storage areas and thereby their potential impacts, 
overall the proposals are considered to be acceptable in respect of their 
amenity impacts and achieve an appropriate balance between 
acknowledging the established use of the site and the fallback position in 
this respect and not unduly restricting economic productivity on the site, 
but at the same time ensuring that the development is adequately 
controlled as to not unacceptably affect the amenity of residents. The 
introduction of a range of controls on the activities to be undertaken, 
including the hours by which exterior operations and HGVs movements 
can occur, will also represent an improvement relative to much of the 
current site whereby there are currently no such restrictions.  
 



 

 

63. The application is therefore considered to comply with the requirements 
of Saved Policies 29.ES, 59.BE and 111.E of the adopted Local Plan 
and Paragraphs 127 and 170 of the NPPF in these respects.  

 
Transport and highway matters 
 
64. The application is supported by a Transport Assessment (TA) which 

appraises the key transport matters associated with the development, 
including the site’s accessibility, the development layout and car and 
cycle parking arrangements, access and servicing arrangements, and 
the impacts of the proposals on the local road network. This assessment 
has been reviewed by the Highway Authority, with Network Rail also 
having commented in the context of the possible impacts on the 
operation of the railway and as the asset owner the Campbell Road 
railway bridge. A supplementary Transport Note has subsequently been 
received in response to the comments of the former with an updated 
response on this presently awaited. 
 

65. With regards to the impacts on the local highway network, the TA 
includes a trip generation assessment of the existing and proposed 
development which utilises the TRICS (Trip Rate Information Computer 
System) database to establish a net vehicle trip generation. Further 
traffic surveys have also been carried out, however the Highway 
Authority have advised that as some of the units have recently become 
vacant the use of recorded traffic flows underestimates the recent and 
potential future trips generated by the existing site. The use of the 
TRICS methodology, which provides an average vehicle trip generation 
rate based on different types of uses, has therefore been confirmed to 
be acceptable. The forecast trip generation rates show an overall 
reduction of 6 vehicle movements in the AM peak hour and an increase 
of 12 vehicle movements in the PM peak hour, with an overall reduction 
of 26 vehicle movements per day. These trip rates have been accepted 
by the Highway Authority and on the basis of the level of net changes in 
movements, they have confirmed that a junction capacity assessment is 
not considered to be necessary. As net traffic flows represent total 
vehicles without differentiation however, a specific breakdown of HGV 
movements associated with the development has subsequently been 
provided at the request of the highway authority. This shows an 
anticipated increase in HGV movements across the AM and PM peak 
periods of 9 and 4 two-way trips respectively and their updated 
comments on this additional information are awaited.   

 
66. In terms of vehicular access, the application site, along with the wider 

railway works as a whole and the properties within Campbell Road, is 
served by a single and somewhat constrained access route from 
Southampton Road which includes the necessity to navigate the 
Campbell Road railway bridge. This bridge is relatively narrow in nature 
and somewhat awkward in terms of its configuration with 90 degree 
turns at its northern and southern approaches. As highlighted in the 
comments of Network Rail, this bridge has also previously been the 



 

 

subject of damage associated with heavy goods vehicles hitting the 
parapet and knocking material onto the operational railway.  

 
67. Saved Policy 111.E of the adopted Local Plan and Policy E6 of the 

emerging Local Plan both allocate the Railway Works site for 
employment development, with each of these policies recognising the 
constrained access arrangements and advocating the provision of a new 
link road to provide an alternative access to the site which would negate 
the need to cross the railway bridge. Any such requirements however 
have to be proportionate to the development proposed, with the existing 
policy stating its provision as being required where development 
generates an increase in road vehicle movements, and the emerging 
policy recognising that a balance needs to be struck between resolving 
local transport issues and enabling economic growth, with the supporting 
text for Policy E6 stating that some development may be able to be 
brought forward on the site during the local plan period whilst still 
maintaining the ability to provide the link road in the longer term.  

 
68. As set out above, the development proposed would generate a reduction 

in overall vehicle trips relative to the existing situation, with the 
application site also only covering a modest proportion of the land within 
the overall railway works planning policy allocation. A requirement for the 
link road to be provided as part of the current scheme would therefore 
not be considered to be justifiable in planning terms and be 
disproportionate to the level of development proposed. Notwithstanding 
this, the development does incorporate some highway improvement 
works through the widening of the turning area on the southern approach 
to the bridge as well as a section of the Campbell Road carriageway 
itself alongside Area 1, enabling the provision of a new length of 
pedestrian footway (see below). In addition and as set out in the section 
of this report on ‘economic considerations’ above, the combination of the 
open storage use and notably the temporary nature of the consent given 
for it on plot 320 would also serve to not prejudice a potential alternative 
access route to the site being delivered in future.  

 

69. With regards to vehicular access to the site itself, the application 
proposes that the current access to Area 1 be permanently closed and 
replaced by a new T-junction, with the existing access to Area 2 being 
retained and upgraded in the form of a T-junction with a simple priority 
arrangement. The Highway Authority has raised no objection to the latter 
which has been the subject of a recent S278 Agreement with Hampshire 
County Council. The further information requested with regards to the 
Area 1 access in the context of it relationship with the Campbell Road 
widening works that are proposed, including an engineering plan and 
cross sections in relation to the retaining structures that would support 
the widened section of the road and the new pedestrian footway (see 
below), has also now been submitted and, again, updated comments on 
these are awaited from the highway authority.  

 



 

 

70. With regards to parking, whilst the Council has an SPD for residential 
uses, there are no current adopted standards for commercial uses. Each 
case is therefore considered on its own merits. For Area 1, the level of 
commercial floorspace would be reduced relative to the existing situation 
with the demolition of the 1960s extension to the northern side of 
Parkway House, with Unit 7 which lay at the southern end of Area 1 also 
having recently been demolished. These areas are to be used for car 
parking provision for the remaining buildings, resulting in overall increase 
in the level of provision.  
 

71. For Area 2, formal car parking for the industrial units is provided on their 
frontage with a bank of spaces also to the south-eastern side of Unit 
215. In the absence of adopted EBC standards, the applicant has 
referred to the Hampshire Parking Standards and, whilst these have now 
been withdrawn, they are still considered to provide a useful guide as to 
the acceptable levels of provision for commercial uses. In this case, the 
parking ratio proposed has been based on 1 space per 45sqm of 
floorspace. This is in line with the standard for B2 uses which is the 
same as that for B1(b) and B1(c), with B8 warehousing requiring less 
provision (1 space per 90sqm). This approach is considered acceptable 
with the parking layout also being deemed to be appropriate. Parking for 
the open storage areas is more difficult to quantify as there is no specific 
indicative standard for this and the level required would depend to some 
degree on the particular nature of the end occupier. Each of the plots 
however are considered to provide suitable opportunity for sufficient 
levels of on-site parking for the use proposed.  

 
72. In terms of pedestrian connectivity, the eastern section of Campbell 

Road alongside Area 1 of the site and continuing across the railway 
bridge is currently devoid of pedestrian infrastructure, meaning that 
pedestrians have to walk along the edge of the road when travelling to 
and from the existing site and beyond, which includes to the residential 
properties to the south. This situation is again recognised within the 
emerging local plan policy for the site, Policy E6 which, in subsection iv. 
requires improvements to the bridge including for pedestrian facilities as 
part of any redevelopment works. In this respect and as noted above, 
the development incorporates the provision of a new footway running 
parallel with the western boundary of Area 1. This will link to the existing 
pedestrian infrastructure that exists further to the south that then 
continues towards Area 2 and the residential properties at the southern 
end of Campbell Road beyond. This incorporates the provision of 
pedestrian crossing facilities (dropped kerbs and tactile paving) for the 
Area 1 and 2 access points, as well as a pedestrian refuge to the 
eastern side of the Campbell Road bridge at the top of the historic 
access steps to the site which are to be reopened to serve the 
commercial uses within Area 1.  
 

73. These works would represent a betterment of the existing situation, 
although it is acknowledged that they do not include full pedestrian 
connectivity across the Campbell Road bridge. Again, however, the level 



 

 

of works required must be justifiable in relation to the levels of impact 
arising directly from the development scheme, including whether there 
would be a material increase or change in flow rates or the types of 
vehicles utilising the access route. This also applies to the alternative 
scheme put forward by Network Rail for a traffic light arrangement on the 
bridge. Whilst the applicant has indicated a willingness to engage in 
further discussions with Network Rail in relation to this, those specific 
works are not proposed as part of the current scheme and the 
application can only be assessed on the works that have been proposed, 
with any improvements or mitigation needing to be justifiable in planning 
terms.  
 

74. These elements have been recognised by the highway authority who 
had requested additional information in the form of an assessment of the 
forecast change in pedestrian and cycle flows between the existing and 
proposed uses, as well as the comparison of HGV movements for the 
same, to allow for full consideration of the suitability of the pedestrian 
access arrangements that are proposed to serve the development, 
including the matter of the requirement or otherwise for pedestrian 
provision on the bridge itself. This information has now been received 
with the HGV comparison showing a moderate increase in movements 
across peak hours as set out above and the cycle and pedestrian data 
showing a reduction in two-way trips at these times. Comments on this 
information are awaited from the highway authority and, subject to them 
considering the proposed pedestrian infrastructure to be acceptable, a 
suitable time period will then need to be agreed for the delivery of these 
works and this matter will be subject to a planning condition.  

 
75. In terms of other sustainable travel considerations, notwithstanding the 

question of the pedestrian infrastructure arrangements as set out above, 
the site is well located being situated on the edge of Eastleigh Town 
Centre and the range of facilities and public transport options it offers. 
The application is also supported by a Travel Plan which sets the 
principles for promoting sustainable modes of travel, encompassing a 
number of initiatives and measures which would be incorporated into the 
development including the appointment of a travel plan coordinator, 
promoting car sharing, bicycle purchase schemes and making travel 
information available to staff. The highway authority had advised that the 
Travel Plan was generally of high quality but required some 
amendments including the additional measures to encourage 
sustainable travel use. Additional information has now been received 
with their updated comments being awaited. Members will be updated 
further on this and the other matters for which comments are outstanding 
at the committee meeting.  

 

Airport safeguarding  
 

76. Southampton Airport have been consulted on the proposals and no 
objection has been raised on safeguarding grounds subject to conditions 
restricting the maximum permissible height of any construction, requiring 



 

 

the submission of a construction management plan and specifying the 
nature of any external lighting which may be installed in the interests of 
avoiding endangering the safe operation of aircraft. These conditions will 
be imposed accordingly and with this there is considered to be no 
conflict with Saved Policy 69.BE of the adopted Local Plan which states 
that development proposals which will increase the population living or 
working in the International Airport Public Safety zone will not be 
permitted. 

 
Contaminated land 

 
77. The site has historically been used for purposes associated with the 

manufacture, maintenance and repair of railway stock and in more 
recent years has been used for a wider range of industrial and 
employment uses to varying intensities. Taking account of these former 
and current uses, therefore, the development is considered to have the 
potential to be affected by contaminants in the ground, with the 
redevelopment works also presenting a risk of the mobilisation of 
contamination during construction, which could pollute controlled waters 
which are particularly sensitive in this location as the site is located upon 
a secondary aquifer B. In addition, the Council’s Environmental Health 
Officer (EHO) has highlighted a likelihood of odours from excavation of 
the soil given the potential for hydrocarbon contamination on site.  

 
78. The application is supported by a Geo-Environmental Assessment which 

sets out information regarding ground conditions on the site and then 
considers the possible risks to the end users of the development as well 
as to the environment. The assessment has been considered by the 
Council’s EHO as well as the Environment Agency. This document 
outlines that it will be possible to manage the risks arising to and from 
the proposals and as such land contamination is not considered to be 
prohibitive to development. Both consultees have, however, highlighted 
that further information will be required to be provided before the 
development is undertaken and a range of conditions have therefore 
been recommended, with these covering further investigation measures, 
the requirement for a remedial strategy and the subsequent verification 
of the measures that it requires, as well as a scheme for managing any 
boreholes installed for the investigation of soils, groundwater or 
geotechnical purposes. The Council’s EHO has also highlighted that a 
high level of dust control will be required to be implemented during the 
excavation and handling of soils impacted by heavy metals and if 
asbestos removal is necessary. These conditional requirements are 
currently subject to further discussions between the applicant, the local 
planning authority and the relevant consultees, particularly in regards to 
the phasing of the development works and the level of information that 
will be required for each area of the site (for example in respect of the 
open storage areas, for the new industrial buildings etc.).  
 

79. Subject to agreement being reached in respect of the specific wording of 
these conditions such that the risks of contamination are appropriately 



 

 

managed and remediation proposed, undertaken and verified where 
necessary, it is considered that the development would comply with the 
requirements of Saved Policy 35.ES of the adopted Local Plan and 
paragraphs 170, 178 and 179 of the NPPF in respect of land 
contamination.  

 
Air quality  
 
80. The site is accessed from Southampton Road which forms part of the 

designated Eastleigh Air Quality Management Area (AQMA) due to a 
high level of pollutant concentrations, principally as a result of Nitrogen 
Dioxide emissions from road transport. The Council has recently 
adopted an Air Quality Action Plan which details actions aiming to 
improve air quality in Eastleigh Borough over the next 5 years. The 
application is supported by an Air Quality Assessment which considers 
the potential air quality impacts of the proposed development from both 
the construction as well as the operational phase.  

 
81. The Air Quality Assessment concludes that the construction phase of the 

development has the potential to have adverse impacts in terms of the 
generation and re-suspension of dust particular matter and as such dust 
control measures will be required to be implemented. The assessment 
recommends the preparation and submission of a dust management 
plan (DMP) to outline such measures and provide details of how they will 
be monitored during the course of the development to ensure 
compliance. The DMP can form part of a Construction Environmental 
Management Plan that will be required to be submitted by condition for 
approval by the local planning authority prior to any demolition or 
construction works commencing within each phase of the development.  

 
82. In terms of the operational phase, the air quality report includes a 

qualitative impact assessment based on the overall trip rate data for the 
development which is contained within the transport statement. This, as 
noted above, predicts an overall reduction of 26 trips per day relative to 
the existing situation and, on this basis, the air quality assessment 
concludes that the development is unlikely to have a significant impact 
upon air quality locally. The transport data has however subsequently 
been updated at the request of the highway authority to provide a 
specific breakdown on HGV movements, with this showing an 
anticipated increase of up to 13 two-way trips during peak periods. As a 
result of this and with HGVs tending to make a notable contribution to 
poor air quality, it has been requested that the air quality assessment be 
updated in order to consider whether these additional HGV movements 
would have a material impact upon local air quality. The submission of 
this information is presently awaited. 

 
Ecology, drainage and flood risk 

 
83. The application site exceeds 1 hectare in size and therefore in 

accordance with the provisions of the Planning Practice Guidance, a 



 

 

Flood Risk Assessment has been submitted with the application. This 
shows the site to be located within Flood Zone 1, which is defined as 
having low probability of flooding and an area where industrial 
development is considered acceptable in principle. The application is 
also supported by a drainage strategy which identifies that the existing 
on-site surface water system is comprised of a series of drainage 
channels, gullies and rainwater downpipes which are connected together 
with underground pipes.  

 
84. The existing pipework ultimately discharges into a series settlement pits 

which outfall into the River Itchen which is a designated Special Area of 
Conservation (SAC) and Site of Special Scientific Interest (SSSI). As 
part of any development proposal, the Council, as the responsible body 
for Habitats Regulations Assessment (HRA) must ensure that a 
development will not have an adverse impact on any European 
protected sites or the features for which they designated, and this 
consideration is of particular note in this case in terms of the matter of 
the drainage proposals to serve the site as without adequate provision 
there is the potential for water quality and flows within the Itchen to be 
adversely affected.  

 

85. The Planning Practice Guidance advises that generally development 
should aim to discharge surface run off as high up the following drainage 
hierarchy as reasonably practicable: into the ground (infiltration); to a 
surface water body; to a surface water sewer, highway drain, or another 
drainage system; and then to a combined sewer. The proposed drainage 
strategy as originally submitted had identified infiltration as the most 
sustainable drainage option and indicated that this may be suitable. No 
soakage testing had however been carried out on the development site 
at that stage to confirm this.  

 

86. Subsequent to the initial comments of the lead local flood authority 
(LLFA), Hampshire County Council, this testing has subsequently been 
carried out. The results of this showed sufficient unsaturated soils in the 
testing areas which would allow for the use of soakaways and as such 
for infiltration drainage to be used as a method of disposing of surface 
water on site. The LLFA have subsequently raised no objection to these 
arrangements subject to conditions but have advised that confirmation 
as to their acceptability should be sought from the Environment Agency 
due to the risk that contamination could be mobilised though the use of 
soakaways and thereby pollute underlying groundwater. Their further 
comments on this particular element of the proposals are presently 
awaited. In addition, the comments of the Council’s Ecologist are also 
awaited in relation to drainage and specifically the potential impacts on 
the River Itchen and the features for which it is designated. Subject to 
their comments and the finalising of the proposed drainage 
arrangements, the Council will need to undertake a Habitats Regulations 
Assessment Screening to determine whether there will be any significant 
effects on the aforementioned European protected site, moving to the 



 

 

appropriate assessment stage in consultation with Natural England 
where these cannot be ruled out.  

 

87. In terms of ecology, the application is supported by an Ecological Report 
which comprises of a Preliminary Ecological Appraisal, Bat Roost 
Potential Survey and Bat Transect Survey. The surveys appraise the 
habitats present on as well as adjoining the site, the potential for notable 
or protected species to be present, as well as considering the possible 
impacts of the development upon them. The report goes on to assess 
whether any further surveys are needed and also makes 
recommendations for ecological enhancements to be incorporated into 
the development scheme. The report highlights the presence of trees 
and dense scrub habitat to the south of the site and that the roof voids in 
Building 1 and features on buildings 2 and 5 offer low potential to 
support roosting and hibernating bats but considers that the context of 
the site negates their potential to be used and overall the report 
concludes that the site has low ecological value offering limited 
opportunities for protected or notable species.  

 

88. The submitted surveys have been reviewed by the Council’s Ecologist, 
who advised that one further emergence survey should be carried out on 
each of buildings 1, 2 and 5 to confirm the aforementioned conclusions 
in accordance with good practice guidelines. In light of the length of time 
that has passed since the initial ecological survey was carried out (more 
than 2 years) a walkover update survey was also required to be 
undertaken. This being in order to determine whether reptiles and 
protected species of plants known to be present within close proximity 
are present on site and whether conditions have changed in the 
intervening time period to provide more suitable habitat for reptiles. In 
addition, revisions to the proposed landscaping scheme have also been 
requested to ensure that no invasive non-native species are included 
which could spread and impact on the wider environment. To 
compensate for the loss of scrub habitat and to enhance the biodiversity, 
the Council’s Ecologist has also recommended that native species of 
native provenance which provide food and shelter for wildlife should be 
used. Some of this additional information has recently been received, 
including the additional bat surveys requested and revised landscaping 
plans, and is currently being considered by the Council’s Ecologist, 
although reptile surveys are still presently awaited.  

 
89. In addition to the above, a biodiversity monitoring and management plan 

will be required as recommended in the submitted Ecological Appraisal 
to cover ecological mitigation and enhancements to the site. Details of 
ecologically appropriate lighting where necessary will also be required. 
These matters, however, are considered to be capable of being covered 
by suitable planning conditions.  

  
Heritage considerations 
 



 

 

90. Area 1 of the application site incorporates a cluster of attractive heritage 
structures which are identified as buildings of local importance within the 
Council’s adopted Local Plan. These include Parkway House, which was 
the general offices for the railway works, the adjacent gatehouses which 
bound the entrance steps that workers would have used to access the 
site from Campbell Road, as well as the former ‘time office’ which lies 
immediately to the rear of this. Whilst not statutorily listed, these 
buildings are afforded protection under Saved Policy 175.LB of the Local 
Plan and have notable value in the context of the heritage and history of 
the railway works. This policy states that development which would have 
a detrimental impact on a building of local importance or its setting will 
not be permitted. 
 

91. Parkway House, which is of classical appearance but distinctly industrial 
in character, will be retained as part of the development scheme, with 
the somewhat visually unattractive 1960s flat-roof, two-storey extension 
to its northern side being proposed to be removed and the northern flank 
elevation reinstated. This will improve both the appearance and setting 
of this building. The former ‘time office’ has perhaps in recent times 
suffered the most of this cluster of buildings with its windows having 
been blocked up with red brick and modern glass blocks and concrete 
lintels having been inserted into its elevations. Nonetheless it retains its 
original form and whilst the rearmost (eastern) section of the structure is 
to be removed in order to allow for improved access internally around 
this part of the site, the building will be substantively retained and its 
public facing appearance, including as viewed from the approach across 
the Campbell Road bridge and the pedestrian access steps, will remain 
unaffected. Additionally, and whilst not included within the locally listed 
designation, Unit 6 which lies to the south of this will also be retained. 
This building provided for the former dining room or canteen for the 
railway works and appears largely intact and in relatively good condition.  
 

92. Some more marked adaptations are proposed to the workers steps as 
part the widening works between the Campbell Road bridge and the new 
vehicular access to Parkway House, with this notably including the upper 
entrance to the steps to provide a pedestrian refuge prior to crossing the 
bridge in a westerly direction. Whilst this will overlap part of the top 
section of the existing steps, the impacts of this must be balanced 
against the benefits of these improvements with the present lack of 
pedestrian infrastructure along this section of Campbell Road being a 
known safety concern. In addition, the proposals will allow for the steps 
to be restored and the submitted Design and Access Statement sets out 
that matching brickwork will be used to complement the existing 
materials and blend the new and the old together, with metal railings of a 
‘Victorian aesthetic’ being proposed to be installed along the footpath 
and matching gates to be added at the top of the steps. The historic 
gates at the bottom of the steps are to be preserved and repaired where 
required, with the gate house which bounds these also being retained as 
part of the development.  
 



 

 

93. Overall, the development will allow for the retention of these important 
historic features and whilst some changes are proposed, these will 
generally improve safety and accessibility and uplift the appearance of 
this part of the site without unacceptably undermining the heritage value 
of the structures. The proposals are therefore considered to comply with 
the requirements of Saved Policy 175.LB in these respects and there are 
no heritage related concerns raised in respect of Area 1 and the locally 
listed buildings contained within it.  

 
94. In terms of the site more widely and in response to initial comments 

made by the County Archaeologist, an updated Heritage Statement has 
been received during the application process. This considers the whole 
of the site including Area 2 and the buildings to be demolished within it, 
and appraises both the matters of their architectural merit as well as their 
value in the history of the railway works in order to allow the full heritage 
impacts of the development to be understood. This appraisal concludes 
that the buildings in this area are of limited heritage value and contribute 
little to the site, and indeed in some cases detract from it due to their 
current condition, and thereby merit no further consideration from a 
heritage perspective.  

 
Environmentally sustainable development and climate change 
 
95. The NPPF (Chapter 14) and Saved Policies 34.ES and 37.ES of the 

adopted local plan require development to be sustainable in terms of 
climate change use and resource and energy use. In this regard, the 
Council has an adopted Supplementary Planning Document entitled 
‘Environmentally Sustainable Development’ which sets out minimum 
requirements that non-residential development would be expected to 
meet. This requires that all non-residential development above 500sqm 
of external floor space achieve BREEAM level ‘excellent’ (or equivalent).  

 
96. The proposed development incorporates the provision of new industrial 

units which have a collective floorspace of 2,444 sqm, thereby in excess 
of the 500sqm threshold for which a BREEAM ‘Excellent’ rating is 
required. The application is supported by a BREEAM Pre-Assessment 
Report which undertakes what is referred to as a ‘Shell and Core’ 
appraisal of the development and highlights those credits which are 
likely to be achievable (proposed) and those that will require additional 
input or further work (potential). The report demonstrates that the 
scheme is able to achieve a BREEAM score of at least the 70% required 
to ensure an ‘Excellent’ rating with the current target score for the project 
being 72.18%. The assessment sets out that this is on the basis of 
credits that are realistically deliverable on-site. A condition will be 
imposed to require a subsequent post-construction final stage certificate 
to be submitted to the local planning authority for approval to 
demonstrate that the requisite rating has been achieved in the as-built 
development.  

 



 

 

Equalities implications 
 
97. Section 149 of the Equalities Act 2010 created the public sector equality 

duty. Section149 states that: 
 

(1) A public authority must, in the exercise of its functions, have due 
regard to the need to: 
 

(a) eliminate discrimination, harassment, victimisation and any 
other conduct that is prohibited by or under this Act; 
(b) advance equality of opportunity between persons who share a 
relevant protected characteristic and persons who do not share it; 
and, 
(c) foster good relations between persons who share a relevant 
protected characteristic and persons who do not share it. 

 
When making policy decisions, the Council must take account of the 
equality duty and in particular any potential impact on protected groups.  

 
98. It is not considered that this application raises any equality implications. 
 
Other material considerations 
 
99. None. 
 

Conclusion 
 

100. In conclusion, and subject to the receipt of the outstanding information in 
respect of air quality and ecology, the agreement of suitably worded 
conditions in respect of land contamination, and the consideration of any 
subsequent or other outstanding consultation responses, including in 
respect of certain aspects of the highways impacts of the proposals, the 
development is considered to be acceptable and to accord with the 
relevant local and national planning policies. The development will serve 
to enhance the quality of the employment provision available on what is 
a strategically important site in this respect within the Borough. It will 
also notably improve its visual appearance and, subject to the final 
comments of the highway authority, will provide for additional pedestrian 
infrastructure along Campbell Road to provide enhanced access 
arrangements in the vicinity of the site.  
 

101. In addition, a range of controls will be introduced which will allow for the 
achieving of an appropriate balance between recognising the 
established use and industrial nature of the existing site, not unduly 
impeding economic productivity, and not unacceptably impacting upon 
the amenity of neighbouring residents. The proposals are also 
acceptable in terms of their heritage impacts with regards to the 
buildings and structures in Area 1 that are identified as being of local 
importance and also environmental sustainability, with the scheme 
proposing to achieve a BREEAM Excellent rating for the new buildings 



 

 

on the site. Overall, therefore, the development is considered to be 
economically, socially and environmentally sustainable and it is 
recommended that planning permission be granted.  

 
 
 
 
 



 

 

 


