
ELAC – Eastleigh Local Area Committee Tuesday 13 October 2020. 
 

Application Number: X/20/87325 
Case Officer: David Huckfield 
Received Date: 05/02/2020 
Site Address: EASTLEIGH RAIL WORKS, CAMPBELL ROAD, 

EASTLEIGH, SO50 5AD 
Applicant: Diageo Pension Trust Limited. 
Proposal: Variation of condition 7 of planning permission F/19/85287 to 

allow the approved hours of opening to members of the public 
and commercial customers to be extended to 0600 to 2300 
hours Monday to Friday and 0800 to 2000 hours on 
Saturdays, Sundays and Public Holidays. 
 

Recommendation: PERMIT 
 

 
Subject to the following conditions: 
 

1 
 
 

The development hereby permitted shall be implemented in accordance with 
the following plans numbered: PL22 & PL23. 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 All development shall be stopped immediately in the event that contamination 
not previously identified is found to be present on the development site and 
details of the contamination shall be reported immediately in writing to the Local 
Planning Authority (LPA). 
 
Development shall not re-start on site until the following details have then been 
submitted to and approved in writing by the LPA: 

 
(a) a scheme and sampling strategy outlining a site investigation and risk 
assessments designed to assess the nature and extent of any contamination on 
the site.  

 

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



buildings and other property and the natural and historical environment. The 
scheme should include all works to be undertaken, proposed remediation 
objectives and remediation criteria, timetable of works, site management 
procedures and a verification plan outlining details of the data to be collected in 
order to demonstrate the completion of the remediation works and any 
arrangements for the continued monitoring of identified contaminant linkages; 
 
and before any part of the development is occupied or used (unless otherwise 
first agreed in writing by the LPA), a verification report demonstrating the 
effectiveness of the remediation works carried out and a completion certificate 
confirming that the approved remediation scheme has been implemented in full 
shall both have been submitted to and approved in writing by the LPA.  
 
The above site works, details and certification submitted shall be in accordance 
with the approved scheme and undertaken by a competent person in 
accordance with best practice as outlined in BS10175:2011 and CLR11. Any 
gas monitoring deemed appropriate is to be in accordance with best practice as 
outlined in such documents as BS8576:2013, BS 8485:2015, Claire RB17 and 
CIRIA C665. 
 
Reason: To ensure that risks from land contamination to the future users of the 
land and neighbouring land are minimised, together with those to controlled 
waters, property and ecological systems, and to ensure that the development 
can be carried out safely without unacceptable risks to workers, neighbours and 
other off site receptors. 
 

4 The development hereby approved shall not be brought into use until a Bird 
Hazard Management Plan has been submitted to and approved in writing by the 
Planning Authority. The submitted plan shall include details of management of 
the storage areas which may be attractive to nesting, roosting and “loafing” 
birds. The management plan shall comply with Advice Note 3 ‘Wildlife Hazards 
around Aerodromes’: https://www.aoa.org.uk/wp-
content/uploads/2016/09/Advice-Note-3-Wildlife-Hazards-2016.pdf The Bird 
Hazard Management Plan shall be implemented as approved on completion of 
the development and shall remain in force for the life of the development. No 
subsequent alterations to the plan are to take place unless first submitted to 
and approved in writing by the Planning Authority. Reason: To avoid 
endangering the safe movement of aircraft and the operation of Southampton 
Airport through the attraction of birds and an increase in the bird hazard risk of 
the application site. 
 

5 Any lighting schemes required during construction and on the completed 
development shall be of a flat glass, full cut off design, mounted horizontally, 
and shall ensure that there is no light spill above the horizontal and minimal 
light spill beyond the application site boundary. Reason: To avoid endangering 
the safe operation of aircraft through confusion with aeronautical ground lights 
or glare and to protect the amenity of nearby residential occupiers and the wider 
area. 
 

6 No Heavy Goods Vehicles (HGVs) shall be taken or dispatched from the site 

https://www.aoa.org.uk/wp-content/uploads/2016/09/Advice-Note-3-Wildlife-Hazards-2016.pdf
https://www.aoa.org.uk/wp-content/uploads/2016/09/Advice-Note-3-Wildlife-Hazards-2016.pdf


except between the hours of 06:30 and 20:00 hours Monday to Saturday and at 
no time on Sundays or Public Holidays. 
 
Reason: To protect the amenities of the occupiers of nearby properties. 
 

7 The open storage use hereby approved shall not be open to members of the 
public or commercial customers except between the hours of 09:00 and 17:30 
hours Monday to Friday, 09:00 to 12:30 hours on Saturdays and at no time on 
Sundays or Public Holidays. 
 
If the site is used for ‘drive-up self-storage’ purposes only, that specific use shall 
not be open to members of the public or commercial customers except between 
06:00 and 23:00 hours Monday to Friday and 08:00 to 20:00 hours on 
Saturdays, Sundays and Bank Holidays.  
 
Reason: To protect the amenities of the occupiers of nearby properties. 
 

8 The open storage use hereby approved shall operate subject to the following 
controls: 
 
- No materials, goods or equipment shall be stacked, deposited or stored on the 
site to a height exceeding 8.0 metres from ground level; 
- Any ancillary or temporary accommodation and / or storage cabins should not 
exceed 2.75 metres from ground level; and 
- Any security fencing required shall not exceed 2.4 metres in height. 
 
Reason: In the interests of visual amenity. 
 

 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: Condition 4 has previously been formally discharged with an 
acceptable Bird Hazard Management Plan having been provided. No further 
information in respect of this condition is therefore required to be submitted. 

 

 
 
Report: 

 
1. This application has been referred to Committee as it is considered to be 

controversial.  
 

Description of Application 
 
2. The application seeks approval for the variation of condition 7 of planning 

permission reference F/19/85287. This granted consent for the use of 
approximately 0.73ha of land within the Eastleigh Railway Works site for the 



purposes of open storage (use class B8), with condition 7 having imposed a 
restriction upon the hours when members of the public and commercial 
customers could visit the site. This condition restricted such access to 0900 to 
1730 on Mondays to Friday and 0900 to 1230 on Saturdays only with these 
times reflecting the business hours of the proposed end occupier at that time, 
NSL, a company who work on behalf of the DVLA and are involved in 
enforcement measures associated with untaxed vehicles. The condition was 
imposed in the interests of protecting the amenity of the occupiers of nearby 
properties.  
 

3. The current application now seeks to vary this condition to allow extended 
hours of access for the public and customers between the hours of 0600 to 
2300 on Mondays to Fridays and 0800 to 2000 on Saturdays, Sundays and 
Bank Holidays. The change is being sought to meet the requirements of an 
alternative end occupier, Sentry, a self-storage company that provides storage 
space principally within containers ranging from 50 to 160 square feet to both 
business and private individual customers.  
 

4. In the interests of clarity, no changes or amendments to the permitted hours of 
access by Heavy Goods Vehicles (HGVs) are proposed as part of this 
application. These hours are controlled by a separate condition (condition 8) of 
planning approval F/19/85287 and would therefore remain as previously 
approved. These are limited to 0630 to 2000 hours on Mondays to Saturdays, 
with no HGV access being permitted at all on Sundays or on Bank Holidays.  
 

Site Characteristics & Character of Locality 
 
5. The application site comprises of a roughly triangular piece of land extending to 

an area of approximately 0.73 hectares (1.8 acres) in size. The site is situated 
between the main maintenance works building to the north and an existing 
fenced compound at the south-eastern end of the railway works site. The site is 
generally flat and level with no trees present and is positioned within the wider 
works site, meaning that there are no formally defined boundaries to the 
approved open storage area other than the position of railway sidings and an 
existing fenced and gated compound to the south-east. Vehicular access to the 
site would be via an internal service road which runs along the south-western 
boundary of the site behind residential dwellings which front onto Campbell 
Road. 

 
6. The immediate surrounding area is predominantly industrial in character, 

having been in use as a railway and manufacturing works for more than a 
hundred years. In addition, it is also in close proximity to the main Southampton 
to London railway line, as well as being under the flight path for Southampton 
Airport. There are also, however, a significant number of residential properties 
situated further south along Campbell Road, which share the same access 
route as the Railway Works from Southampton Road to the west.  

 
Relevant Planning History 
 



7. Planning permission was granted for open storage use within Class B8 and 
associated minor works on the application site in November 2019. This 
permission was subject to a total of 8 conditions, with condition 7 restricting the 
hours of access for members of the public and commercial customers as noted 
above. The condition in full states: 

 
“The use hereby approved shall not be open to members of the public or 
commercial customers except between the hours of 09:00 and 17:30 hours 
Monday to Friday, 09:00 to 12:30 hours on Saturdays and at no time on 
Sundays or Public Holidays”.  
 
Reason: To protect the amenities of the occupiers of nearby properties. 
 

8. In terms of the wider railway works, despite the length of time it has been in 
operation, formal planning history is relatively limited. Notwithstanding this, the 
site has a long established B2 general industrial use, albeit specifically for 
railway related activities and ancillary operations. This established use has 
been formalised through the issuing of a Lawful Development Certificate in 
2008.  
 

9. In recent years with the winding down of some of the railway operations on site, 
a number of other occupiers had moved in to make use of empty buildings, 
some with and some without formal planning approval. The current 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. In 
addition, a comprehensive redevelopment scheme is now proposed for the 
western section of the railway works extending to approximately 5.2 hectares, 
with this being subject to a full planning application (F/20/87841) for a mixture 
of B1, B2 and B8 uses.  This includes the areas immediately adjoining the 
application site to the south and west and would incorporate changes to part of 
the internal access route to the application site from Campbell Road.  

 
Representations Received 
 
10. A total of 19 letters of objection have been received in relation to the application 

with the following matters being raised (summarised): 
 

 Impacts of noise on the amenity of residents from traffic and activities 
carried out on site, including upon residents’ sleep and the enjoyment of 
their gardens.  

 The lack of an acoustic fence or privacy for residents.  

 Highway related impacts on the already dangerous access route which is 
in a poor condition and continues to deteriorate.  

 The proposed extended hours are unnecessary and not needed.  

 Impacts of light pollution and vibrations which are already experienced 
from the existing Railway Works site.  

 
Consultation Responses 
 
11. Hampshire Highways – No objection.  



 
12. Environmental Health (Noise) – The updated noise assessment has been 

reviewed. It has previously been advised that a design target based on a rating 
level of 5dB below the representative background for the periods of interest 
would be desired and further consideration should be given to likely maximum 
noise levels at night in comparison with those already present in the pre-
existing noise climate.  Concerns were also raised that the mitigation proposed 
was reliant on an acoustic barrier being proposed by a separate planning 
application and therefore could not be relied upon by this application and 
further that the low levels of activity predicted for the site and access vehicle 
numbers was based on a single proposed occupier, and as such would not be 
applicable to the general case.  

 
The updated noise assessment assumes the principal source of noise related 
to the proposal will be from vehicles accessing the facility with no noise from 
the yard itself included. Reliance is also placed on the acoustic barrier although 
no construction details for this are included. With respect to the target of a 
rating level of 5dB or more below background level, the report show that this 
will be achieved. Secondly, the maximum noise levels would not exceed those 
already present.  
 
On the basis of these assumptions, in particular the low level of activity and 
hence noise indicated to be generated by the modelled proposed site user, and 
the inclusion of the barrier, no objection is raised providing it is linked to the 
proposed end user. We would advise that the permission is linked to the 
modelled proposed user, maximum vehicle usage quoted and the construction 
of the barrier in line with that assumed in the report. Changes to the likely 
occupier, barrier or intensity or operation on the land would in our view, 
invalidate the conclusions of the report. 

 
13. Southampton Airport – The Airspace and Safeguarding Manager confirmed 

on behalf of the airport that they had no comments to make on the proposed 
variation of condition.  
 

14. Network Rail – No comments received.  
 
Policy context: designation applicable to site 
 

 Within the Urban Edge 

 Designated Employment Site 

 Within Designated Special Policy Area (Eastleigh Railway Works) 
 
Legislative provisions, development plan saved policies, emerging local plan 
policies, SPD’s and National planning policy 
 
Legislative provisions 
 
15. Section 70(2) of the Town and Country Planning Act 1990 and Section 38(6) of 

the Planning and Compulsory Purchase Act 2004 require a local planning 
authority determining an application to do so in accordance with the 



Development Plan unless material considerations indicate otherwise. 
 

The Development Plan 
 
16. The Development Plan is the starting point for the consideration and 

determination of this application, and this comprises of the Saved Policies 
within the Eastleigh Borough Local Plan Review 2001-2011 (adopted May 
2006). Accordingly, the application must be assessed against those that are 
relevant to the proposals. 

 
The Eastleigh Borough Local Plan Review 2001-2011 
 
17. The Eastleigh Borough Local Plan Review 2001-2011 (the adopted Local Plan) 

was adopted in May 2006. In November 2008, the Council submitted a list of 
proposed Saved Policies to the Secretary of State with a request that they be 
saved until they could be replaced by a new Local Development Framework. 
The policies detailed below were saved and are considered to be of relevance 
to this application: 
 

18. Saved Policy 29.ES states that industrial or commercial development which 
would result in any noise-sensitive premises being subject to a loss of amenity 
by means of an excessive increase in noise and/or vibration exposure, will not 
be permitted.  
 

19. Saved Policy 32.ES sets out that proposals which may generate air, land or 
water pollution, will only be permitted if the Borough Council is satisfied that 
they have been designed to control their impact to an acceptable level.  
 

20. Saved Policy 33.ES states that where new development appears likely to have 
a significant impact on air quality in the locality, or future occupiers of the 
development may be subject to unacceptable air quality, the Council will require 
a suitable air quality assessment to be carried out prior to consideration of the 
application.  
 

21. Saved Policy 36.ES relates to lighting design and requires that this is well 
design where it is necessary. Lighting should be concentrated in those areas 
where it is required and spillage, either horizontally or vertically, should be 
minimised. The size and design of the lighting columns should not detract from 
the character of the locality.  
 

22. Saved Policy 59.BE requires development to take full and proper account of the 
context of the site including the character and appearance of the locality and be 
appropriate in mass, scale, materials, layout, design and siting. It also requires 
a high standard of landscape design, that development has a satisfactory 
means of access and layout for vehicles, cyclists and pedestrians, makes 
provision for refuse and cycle storage and avoids unduly impacting on 
neighbouring uses through overlooking, loss of light, loss of outlook, and noise, 
disturbance and fumes.  
 



23. Saved Policy 69.BE applies to development within the Southampton 
International Airport Public Safety Zone and states that development proposals 
which will increase the population living or working in this zone will not be 
permitted.  

 
24. Saved Policies 100.T, 101.T and 104.T relate to highways impacts and 

respectively require that development is well located for sustainable modes of 
travel, include measures that minimise its impacts on the highway network, 
provide an adequate level of on-site car parking in accordance with the relevant 
applicable standards, and make contributions towards highway improvements 
or mitigation where necessitated by the development. 

 

25. Saved Policy 111.E applies to development proposals in the Eastleigh Railway 
Works Special Policy Area and allows for industrial development or 
redevelopment subject to a number of criteria being met. These include that it is 
demonstrated that: the land is not required for railway use; any development 
which generates an increase in road vehicle movements should not occur until 
the Chickenhall Lane Link Road is completed as a through route and access is 
gained from that road; it does not adversely affect the amenity of the residents 
of Campbell Road; and, it does not conflict with the safe operation of the 
Airport.  

 
Emerging Local Plan Policies 
 
Submitted Eastleigh Borough Local Plan 2011 - 2029, July 2014: 
 
26. 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: 
 
27. 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.  
 

28. 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), DM8 (Pollution), DM13 (General Development Criteria 
– Transport), DM14 (Parking), DM40 (Funding Infrastructure). 

 



National Planning Policy Framework (NPPF) 
 

29. 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.  
 

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

 
Planning Practice Guidance  

 
31. 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. 

 
Assessment of Proposal  
 
The Principle of Development  

 
32. 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. 
 

33. The site benefits from an extant planning approval (F/19/85287) which was 
granted in November 2019 and which allows for the use of the site for open 
storage purposes, a B8 use which accords with the provisions of the above 
referenced planning policy allocations for the site. The present application does 
not propose to alter the approved planning use but seeks to extend the hours 
by which members of the public and commercial customers can access the site 
through varying a condition of the original planning consent which imposed a 
restriction in this respect. This condition was imposed to protect the amenities 



of the occupiers of nearby properties. The approval of the application is 
therefore subject to the proposals being considered acceptable in this respect 
as well as in terms of any other associated material impacts arising from the 
development. The relevant matters are considered below.  

 
Highways Considerations and Airport Safeguarding 
 
34. The original application had demonstrated to the satisfaction of the highway 

authority that the B8 storage use proposed would result in less vehicle 
movements being associated with the site than the established B2 general 
industrial use, when considering this as the fallback position which could be re-
enacted on the land without any requirement for planning permission. 
Additional information had also been provided as part of that application in 
respect of the levels and types of movements that would be anticipated to result 
from the then proposed end occupier of the site, NSL, which had also informed 
the assessment of the highways impacts of the development.  
 

35. The proposed new end occupier, Sentry, are a self-storage company who, as 
noted above, principally offer storage space within container units to 
commercial customers and private individuals. Sentry operate a total of 18 sites 
across the south of England, including a site on Toynbee Road in Eastleigh. 
Whilst no changes are proposed to the hours of access to the site by HGVs, it 
is of note that the nature of Sentry’s business is such that it would likely 
generate a relatively low level of HGV movements, with these generally being 
associated with the initial installation of the storage containers. Vehicle 
movements thereafter would most frequently be private cars or light goods 
vehicles proportionate to the size of the level of storage available within the 
container units.  
 

36. As part of the application, details of the anticipated levels of vehicular 
movements for the end occupier have been provided using the existing 
Eastleigh site, which operates 24 hours a day and 7 days a week, as a basis for 
this. This shows that across a given week, the site would be anticipated to 
generate a maximum of 12 vehicle movements per day. Whilst the proposed 
extension of hours therefore would result in non-HGV movements across the 
full week and a wider period of the day than would have been the case with the 
previously proposed end occupier and as is currently allowed for under the 
existing condition associated with the approved storage use, the overall level of 
traffic movements resulting from the site would not be materially increased and 
no objection has been raised to the proposals by the highway authority.  
 

37. In terms of airport safeguarding considerations, no objection has been raised 
by Southampton Airport to the proposed variation of hours, with the relevant 
considerations applicable to the use of the site having been covered by way of 
conditions 4 (Bird Hazard Management Plan) and 5 (lighting) of the original 
planning approval. A satisfactory Bird Hazard Management Plan has 
subsequently been submitted and the specifications for lighting to avoid the 
endangering of the safe operation of aircraft will remain through the re-
imposition of the relevant condition.  

 



Amenity and Noise 
 
38. The existing planning consent for the application site does not impose a 

restriction on the hours by which operations can be carried out on the site itself 
but does restrict the hours by which it can be accessed by HGVs as well as by 
customers and members of the public, with the access route to the site running 
parallel with the rear boundary of a number of dwellings along the north-eastern 
side of Campbell Road and the entrance point from the public highway to this 
route being immediately alongside No. 1. The application does not propose any 
changes to the hours for HGV access which are limited to 0630 to 2000 
Monday to Saturday but seeks to vary the condition (condition 7) which limits 
the hours by which access is permitted for commercial customers and 
members of the public. This condition currently restricts such access to 
between 0900 to 1730 Monday to Friday, 0900 to 1200 on Saturdays and does 
not permit any access on Sundays or Bank Holidays. As noted above, this 
condition was imposed to protect the amenities of the occupiers of nearby 
properties.  
 

39. The proposed variation would extend the hours of access to 0600 to 2300 
Monday to Friday and 0800 to 2000 on Saturdays, Sundays and Bank 
Holidays. Owing to the extent of the proposed change which would allow 
access earlier in the morning and later into the evening as well as on Sundays 
and Bank Holidays, the proposals have the potential to impact on the amenity 
of residents through an increase in non-HGV movements as well as potentially 
by any associated activities carried out on site (i.e. by those that would be 
accessing it during the extended hours). Following initial discussions with the 
Council’s Environmental Health Officer (EHO), a Noise Assessment has been 
submitted in support of the application with this seeking to determine the 
baseline conditions at the closest residential properties, predict the noise 
contribution from the extension of operational hours 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 should these be deemed 
to be required.  
  

40. The Council’s EHO had advised that a target rating level of 5dB below the 
representative background level for the periods of interest (i.e. the periods of 
extended hours) would be desired and consideration should also be given to 
maximum noise levels at night in comparison with those already present in the 
pre-existing noise climate. The Noise Assessment includes continuous baseline 
noise monitoring to establish the representative background noise level with a 
focus on the extended periods for access for which permission is now sought. 
This monitoring was undertaken along the south-western boundary of Eastleigh 
Rail Works with the locations being chosen such as to characterise existing and 
background noise levels experienced by local residents along Campbell Road, 
with consideration being given to those receptors (residential properties) 
situated at closest distance from the wider site access (Gate 3) and those with 
a clear line of sight to the application site.  
 

41. The Assessment explains that the existing noise environment is dominated by 
occasional road traffic movements along Campbell Road, heavy vehicle 



movements along the site’s internal roads, industrial activities, and to a lesser 
extent shunting trains and industrial activity within the wider Eastleigh Works 
site. The survey also noted road noise from Southampton Road (A335), 
passenger and freight train movements on the line running adjacent to the 
A335, and occasional aircraft noise from Southampton Airport. These factors all 
contributed to varying degrees to background noise levels.  
 

42. The Assessment sets out that the primary source of noise arising from the 
extended hours of access would be from traffic movements from light goods 
vehicles. As noted above no changes are proposed to hours of access for 
HGVs. The assessment then goes on to model the impacts of the proposals 
based on these types of vehicles, with regard being had to the data on vehicle 
movements provided by the proposed end occupier, Sentry. This data is 
referenced in the above section on highway matters and outlines a maximum 
number of anticipated vehicular movements on any given day of 12. The 
modelling covers four different scenarios with these being 1 vehicle movement 
per hour (Scenario A), 4 movements per hour (Scenario B), 6 movements per 
hour (Scenario C), and then 12 movements per hour (Scenario D) representing 
a concentration of all anticipated daily movements occurring within a single one 
hour period.  
 

43. This modelling focusses on the Sunday period which the report considers offers 
the most conservative criteria. The results of this show that in all scenarios the 
existing absolute background noise level would not be exceeded, with the 
target rating of 5dB below the background level specified by the Council’s EHO 
being modestly exceeded (by 1dB and 4dB respectively) only in the cases of 
scenarios C and D, with it being met in the other two cases. Given that the data 
provided by the end occupier shows a maximum of 12 movements across a full 
day, it is unlikely that these scenarios would be realized for the specific nature 
of the storage use applied for and indeed the Sentry data shows only 3 vehicle 
movements on average take place on a Sunday at their existing Eastleigh site.  
 

44. The Council’s EHO has considered the conclusions of the assessment and the 
data that has been presented within it and has raised no objection to the 
proposals on noise grounds, with this being subject to a number of stipulations 
which include the consent being linked to the end user, restricting the number 
of vehicle movements in line with the data presented and requiring the 
installation of the acoustic fence which is proposed along the south-western 
boundary of the Railway Works site as part of planning application F/20/87841 
which seeks the comprehensive redevelopment of the adjacent land.  
 

45. To take each of these stipulations in turn, whilst the fence would undoubtedly 
have an increased mitigative effect with regards to noise (up to 7dB reduction 
based on the noise data provided), the fence is not proposed as part of this 
particular application and the larger scheme that it does form part of does not 
currently benefit from planning permission. It cannot therefore be relied upon or 
required as mitigation in this particular case. Notwithstanding this, the noise 
assessment, as noted above, demonstrates that the noise arising from the 
proposals would not exceed the existing background noise levels in all of the 
scenarios modelled, with this being without the acoustic fence being installed. 



The 5dB below existing background noise levels target specified by the 
Council’s EHO is also achieved in both scenarios A and B (1 and 4 movements 
per hour) and is only marginally exceeded (by 1dB) in scenario C (6 
movements per hour) as set out above, again with this being without the 
acoustic fence being installed. Based on the data provided, these levels of 
movements are unlikely to be exceeded for a self-storage type use on the site 
with movements being limited by the number of containers which can be placed 
on the land and also with customers being unlikely to frequently be visiting their 
stored items.  
 

46. It is however accepted that the existing permission allows for any type of 
storage to take place on the site and the conclusions of the noise assessment 
are based upon the data provided by the proposed end-occupier, Sentry, and a 
drive-up self-storage type use. More generalized storage by contrast could 
generate a greater degree of traffic movements during the extended hours and 
thereby increased noise levels at these times. In terms of restricting the 
consent as suggested by the Council’s EHO, planning permission usually runs 
with the land and it is rarely appropriate to provide otherwise. Indeed, the 
Planning Practice Guidance (Paragraph: 015 Reference ID: 21a-015-
20140306) advises that a condition limiting the benefit of the permission to a 
company is inappropriate because its shares can be transferred to other 
persons without affecting the legal personality of the company. 
 

47. It is however not considered to be inappropriate to restrict the type of storage 
use that can take place on site and which would benefit from the proposed 
extended hours. The amended condition will therefore stipulate that the 
extended hours will only enure for the benefit of drive-up self-storage uses of 
the type operated by Sentry and this restriction is, for the reasons given above, 
considered to be both reasonable and necessary in this case. This would also 
help to regulate the levels of vehicular movements which, as shown by the 
Sentry data, are typically lower than for certain other storage type uses and 
thereby negate the need for a separate condition setting maximum levels of 
vehicle movements which in itself would be particularly difficult for the local 
planning authority to regulate, monitor and enforce. 
 

48. On the basis of the restricting of the extended hours to only benefit drive-up 
self-storage uses and thereby no other types of storage use which could 
potentially generate more vehicular movements, and taking account of the 
noise information presented, it is considered that the proposals are acceptable 
in terms of their noise impacts. In respect of other amenity related 
considerations, lighting provision is already covered by way of condition 5 of the 
original planning permission which seeks to limit light spill beyond the site 
boundary. The storage area itself is also a sufficient distance from the nearest 
residential property as to not be overbearing, unacceptably visually intrusive, or 
as to effect daylight or sunlight to nearby dwellings or their private amenity 
areas. The application therefore complies with Saved Policies 36.ES, 59.BE 
and 111.E of the adopted Local Plan in respect of the matters of amenity and 
noise.  

 
Planning Obligations Considerations 



 
49. Whilst the proposed variation of condition would allow for extended hours of 

access, as set out above it is not considered that there will be an increase in 
the overall level of movements to and from the site. As such, no transport 
contributions have been requested by the highway authority and there are no 
other planning obligations requirements associated with the application.  

 
Equalities implications 
 
50. 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.  

 
51. It is not considered that this application raises any equality implications. 
 
Other Material Considerations 
 
52. None. 

 
Conclusion 

 
53. In conclusion, whilst the proposed extension of hours would allow for non-HGV 

movements associated with the site to take place across a 7 day a week period 
and a wider proportion of the day than is currently allowed for under the existing 
condition associated with the approved storage use, the overall level of traffic 
movements resulting from the site would not be materially increased. It has also 
been demonstrated that the extension of hours would not result in unacceptable 
harm to the amenity of the occupiers of neighbouring residential properties by 
way of noise and disturbance. This is, however, on the basis of modelling 
associated with the proposed end occupier and the specific nature of their 
storage use and it is acknowledged that the levels of movements and thereby 
the levels of noise generated may differ with an alternative type of storage. In 
order to provide a greater degree of certainty in this respect, therefore, it is 
considered necessary and reasonable in planning terms to impose a restriction 
which would limit the consent for the extended hours to the type of storage 
identified (i.e. drive-up self-storage). On this basis and as the variation of 
condition allows only for light goods vehicles during the extended times, the 
proposals are considered to be acceptable and to accord with the relevant local 



and national planning policies. It is therefore recommended that the proposed 
variation of condition be approved.  

 
 
 



 


