
 
Planning, Transport & Sustainability Division

Planning and Rights of Way Panel 11th July 2017
Planning Application Report of the Service Lead – Infrastructure, Planning and 

Development.

Application address:  
Grove Tavern, 70 Swift Road, Southampton, SO19 9FN

Proposed development:
Demolition of existing public house Class (A4) and erection of 6 x 4 bed semi-detached 
dwellings with associated car parking, cycle and refuse storage.

Application 
number

17/00732/FUL Application type Minor Dwellings

Case officer Mat Pidgeon Public speaking 
time

5 minutes

Last date for 
determination:

11th July 2017 Ward Woolston

Reason for Panel 
Referral:

Five or more letters of 
objection have been 
received .

Ward Councillors Cllr Blatchford
Cllr Hammond
Cllr Warwick

 
Applicant: Cordage 3 Ltd. Agent: WYG

Recommendation Summary Delegate conditional approval to the Service 
Lead – Infrastructure, Planning and 
Development. 

Community Infrastructure Levy Liable Yes 

Reason for granting Planning Permission

The development is acceptable taking into account the policies and proposals of the 
Development Plan as set out below. Other material considerations including impact on 
neighbouring amenity and on street car parking pressure have been considered and are 
not judged to have sufficient weight to justify a refusal of the application, and where 
applicable conditions have been applied in order to satisfy these matters. The scheme is 
therefore judged to be in accordance with Section 38(6) of the Planning and Compulsory 
Purchase Act 2004 and thus planning permission should therefore be granted.  In reaching 
this decision the Local Planning Authority offered a pre-application planning service and 
has sought to work with the applicant in a positive and proactive manner as required by 
paragraphs 186-187 of the National Planning Policy Framework (2012). 

Policies - SDP1, SDP4, SDP5, SDP7, SDP8, SDP9, SDP10, SDP12, SDP13, SDP14, 
NE4, H2 and H7 of the City of Southampton Local Plan Review (Amended 2015) and CS3, 
CS4, CS5, CS13, CS14, CS15, CS16, CS18, CS19, CS20, CS22 and CS25 of the Local 
Development Framework Core Strategy Development Plan Document (Amended 2015).



 
Appendix attached
1 Development Plan Policies

Recommendation in Full

1. Delegate to the Planning and Development Manager to grant planning permission 
subject to the planning conditions recommended at the end of this report and the 
completion of a S.106 Legal Agreement to secure:

i. Financial contributions towards site specific transport contributions for highway 
improvements in the vicinity of the site in line with Policy SDP4 of the City of Southampton 
Local Plan Review (as amended 2015), policies CS18 and CS25 of the adopted LDF Core 
Strategy (as amended 2015) and the adopted SPD relating to Planning Obligations 
(September 2013);

ii. Submission of a highway condition survey to ensure any damage to the adjacent 
highway network attributable to the build process is repaired by the developer.

iii. Either a scheme of measures or a financial contribution towards SDMP to mitigate 
against the pressure on European designated nature conservation sites in accordance 
with Policy CS22 of the Core Strategy and the Conservation of Habitats and Species 
Regulations 2010.

iv. An obligation to preclude future residents being issued with car parking permits.

2. In the event that the legal agreement is not completed or progressing within a 
reasonable timeframe after the Planning and Rights of Way Panel, the service lead – 
Infrastructure, Planning and Development will be authorised to refuse permission on the 
ground of failure to secure the provisions of the Section 106 Legal Agreement, unless an 
extension of time agreement has been entered into.

3. That the Planning and Development Manager be given delegated powers to add, vary 
and /or delete relevant parts of the Section 106 agreement and/or conditions as 
necessary. In the event that the scheme’s viability is tested prior to planning permission 
being issued and, following an independent assessment of the figures, it is no longer 
viable to provide the full package of measures set out above then a report will be brought 
back to the Planning and Rights of Way Panel for further consideration of the planning 
application.

1 The site and its context

1.1 The application site is located on the southern side of Swift Road. The 
application site comprises a large public house building, a smaller building, and 
hard standing to the front and an area of amenity grassland with shrubs to the 
rear. There is also a large mature tree on the rear boundary of the site which is 
protected by the Southampton (Swift Road) Tree Preservation Order 1977. 
Although somewhat neglected at present, the building makes a positive 
contribution to the streetscape. The property is a two storey detached building 
that is likely to have been built around the 1930’s. The property is constructed of 
red brick and is built under a pitched clay tiled roof. The building is not listed and 
is outside of a conservation area.

1.2 The area surrounding the site is residential, comprising a mix of terraced houses, 



 
semi-detached houses and detached houses.

1.3 Much of the southern side of Swift Road is controlled by double yellow lines and 
the northern side is restricted parking to permit holders only from 8am – 10pm 
with some space available to non-permit holders for a maximum of 2 hours.

2 Proposal

2.1 The proposal seeks permission for 6 x two-storey semi-detached houses with 
space for 2 x car parking spaces each to the front with private gardens to the 
rear. 

3 Relevant Planning Policy

3.1 The Development Plan for Southampton currently comprises the “saved” policies 
of the City of Southampton Local Plan Review (as amended 2015) and the City 
of Southampton Core Strategy (as amended 2015).  The most relevant policies 
to these proposals are set out at Appendix 1.  

3.2 The National Planning Policy Framework (NPPF) came into force on 27th March 
2012 and replaces the previous set of national planning policy guidance notes 
and statements. The Council has reviewed the Core Strategy to ensure that it is 
in compliance with the NPPF and are satisfied that the vast majority of policies 
accord with the aims of the NPPF and therefore retain their full material weight 
for decision making purposes, unless otherwise indicated.

4. Relevant Planning History

4.1 There is no relevant recent planning history relating to this site.

5 Consultation Responses and Notification Representations

5.1 Following the receipt of the planning application a publicity exercise in line with 
department procedures was undertaken which included notifying adjoining and 
nearby landowners and erecting a site notice (23/05/2017). At the time of writing 
the report 14 representations (from 13 addresses including 2 letters from the 
application site) have been received from surrounding residents, 11 objecting to 
the scheme and 3 in support. The following is a summary of the points raised:

5.2 Maximum parking standards are not achieved. The previous and current tenants 
of the pub have always allowed local people to park their cars and work vans on 
the pub car park to help ease the parking problems, this facility will no longer 
exist. RESPONSE: The prospective loss of convenient parking is not a strong 
reason to resist an application for redevelopment. Furthermore the Council has 
maximum parking standards and two spaces off road seems reasonable for 4 
bedroom family houses in this sub-urban location where access to shops and 
services can be achieved on foot, by bicycle and by public transport. Parking is 
controlled in the local area by traffic regulation orders (double yellow lines and 
permit holder only parking restrictions). 

5.3 Wildlife – slow worms and stag beetles. RESPONSE: The ecological information 
that has been submitted has been assessed by the Planning Ecologist who 
agrees with the methodology and conclusions of the report. The report concludes 



 
that with mitigation impact on protected species will be acceptable. Subject to 
recommended conditions the ecologist does not oppose the scheme.

5.4 Overdevelopment. RESPONSE: The development is capable of accommodating 
the necessary requirements to make a suitable development without causing 
significant harm and, as discussed in more detail below, is therefore not 
opposed.

5.5 Increase of noise. RESPONSE: The public house use is considered to be a 
potentially greater source of noise than the proposed scheme of family dwelling 
houses.

5.6 Loss of light, outlook and sun into neighbouring houses and gardens. 
RESPONSE: Amended plans have been received to address the concerns of 
neighbours. Further notification is to take place ahead of the Panel meeting.

5.7 Overlooking. RESPONSE: The layout of the dwellings is such that it is not 
considered likely that significant harm to neighbouring amenity will occur for the 
reasons given below.

5.8 Too near/effecting boundary. RESPONSE: There are no overhanging aspects of 
the building proposed to impact neighbouring land. If there is a need for a party 
wall agreement this will be managed through separate legislation to planning.

5.9 Too much recent housing development in the local area placing pressure on 
local services. RESPONSE: The proposal seeks permission to redevelop the site 
subdividing it into six separate plots to fit six family dwelling houses. The site, 
taking account of local character and in particular nearby plot widths and depths, 
is appropriate in terms of its dimensions to support six separate plots. It is not 
unreasonable to develop the site in this way and there are no planning reasons 
to justify refusal of the application on the basis of the impact of six additional 
houses on local services. There is a need for housing and the proposal will assist 
the Council in achieving its housing target, which has been assessed as 
necessary to 2026.

5.10 Loss of the public house which is valued by the community, furthermore an 
objector has indicated that in ‘just 2 weeks, a group of locals have drawn up 
plans to have the pub registered as a Asset of Community Value and have 
already amassed over 50 names, addresses and signatures.’ RESPONSE: The 
planning department must consider the application on face value and note that 
the public house is not currently protected as an Asset of Community Value. This 
issue is discussed in greater detail below in the context of policy CS5 which 
affords protection to existing pubs regardless of their Asset of Community status.

5.11 The public house is used by several disabled people and the loss will impact 
their social wellbeing. RESPONSE: This issue alone is not a justifiable reason to 
oppose the scheme. 

5.12 New Landlords/tenant have made little effort to make the public house financially 
viable.  RESPONSE: The public house is not currently registered as an Asset of 
Community Value. The financial viability of the current public house is explored 
in more detail below.



 
5.13 No provision for social housing. RESPONSE: The central government have 

removed the ability for local authorities to require social /affordable housing on 
schemes of less than 11 dwelling and therefore affordable housing is not a 
planning requirement of this scheme.

5.14 No provision has been made for disabled parking. RESPONSE: There is 
sufficient space on the frontage of each dwelling for a disabled parking bay 
should it be required.

5.15 No provision for solar panels and no provision of Electric Charging Points as
encouraged by planning guidelines. RESPONSE: There is a requirement for 
development to be sustainable with relevant conditions being added where 
necessary however there is no requirement for the sustainability value of a 
scheme to be achieved by specifically/exclusively incorporating solar panels or 
electric charging points.  

5.16 Set back distance from the highway, in conflict with neighbouring dwellings. 
RESPONSE: The original layout was designed to set the development within the 
existing footprint however after reviewing the comments received the applicant 
has chosen to move the position of dwellings 1,2,3 and 4 so that they are now in 
line with the neighbouring buildings and maintain a consistent building line with 
neighbouring properties to the east. This change is acceptable to officers and 
affected neighbours have been notified.

Consultation Responses

5.17 SCC Archaeology – No objection subject to conditions.

5.18 SCC Highways – No objection. The bin stores need to be able to accommodate 
2 x 360ltr wheelie bins and one glass box. The driveways shall be constructed of 
non migratory materials, and no surface water from the site shall be permitted to 
run onto the public highway. Apply recommended conditions.

5.19 SCC Sustainability Team – No objection. Apply recommended conditions.

5.20 SCC Trees – The proposal to construct the properties on the land will have little 
impact to the root protection area of the retained trees, no objection is raised 
subject to relevant conditions.

5.21 SCC Ecology – Appropriate ecological surveys (including a bats survey) have 
been submitted with the application. No objection is raised subject to 
recommended conditions.

6. Planning Consideration Key Issues

6.1 The key issues for consideration during the determination of this planning 
application are: 

 the principle of the development; 
 the impact of the design of the building on the character of the area; 
 the quality of the residential environment produced for prospective residents; 
 the impact on the amenities of neighbouring and surrounding residents; 
 highways safety, car parking and access.



 
 Mitigation/Section 106.

 Principle of Development

6.2 The scheme would make efficient use of previously developed land to provide 
housing, thereby assisting the Council in meeting its housing requirements of 
16,300 homes to 2026. The proposal incorporates 6 x 4 bedroom family homes 
and thus will help to increase the number of family houses within the local 
community as required by policy CS16. The provision of family housing is 
welcomed. Policy H2 of the Local Plan encourages the maximum use of derelict, 
vacant and underused land for residential development. Policy H8 of the Local 
Plan Review Policy sets a minimum density of 35 dwellings per hectare for new 
residential development in low accessibility areas. The area of the site proposed 
for development is 0.13 hectares. With 6 dwellings the density would be 46 units 
per hectare. The scheme therefore meets the council’s density requirements.

6.3 The principle of the development is acceptable provided that the scheme will not 
result in the loss of a community facility as defined by Policy CS3 (Amended 
Core Strategy 2015). 

6.4 The policy includes the following paragraph: Proposals that result in the loss of a 
community facility throughout the city will not be supported if it is viable for the 
commercial, public or community sector to operate it and if there is no similar or 
replacement facility in the same neighbourhood. 

6.5 Whilst policy CS3 does not identify public houses as community facilities 
paragraph 70 of the NPPF (which was adopted after the Core Strategy) does 
identify that public houses can be considered community facilities. The NPPF 
states that planning policies and decisions should:

 plan positively for the provision and use of shared space, community
facilities (such as local shops, meeting places, sports venues, cultural
buildings, public houses and places of worship) and other local services to
enhance the sustainability of communities and residential environments;

 guard against the unnecessary loss of valued facilities and services,
particularly where this would reduce the community’s ability to meet its
day-to-day needs;

 ensure that established shops, facilities and services are able to develop
and modernise in a way that is sustainable, and retained for the benefit of
the community; and

 ensure an integrated approach to considering the location of housing,
economic uses and community facilities and services.

6.6 Under the Localism Act 2011 members of the community and community groups 
are able to nominate Assets of Community Value which could include public 
houses. Nomination can lead to the nominated asset being added to a register 
held by the local authority which would make the loss of the asset through 
development more difficult. When a site is added to the register decision makers 
must place greater material weight on the need to retain those assets. I can 
however confirm that the public house in question has not been registered as an 
Asset of Community Value on the register held by Southampton City Council.



 
6.7 As such whilst the loss of the public house is a material consideration for this 

planning application at the time of writing it does not necessarily outweigh, in this 
particular case, the delivery of family housing as it holds no specific protection as 
an Asset of Community Value at this present time. To support the application the 
applicant has provided a list of nearby local public houses and community 
facilities to demonstrate that the community would have alternative public houses 
(Ship Inn [approx.. 0.3 miles], Obelisk Hotel [approx. 0.4 miles away], Victoria Inn 
[approx. 0.4 miles away], The Cricketers Arms [approx. 0.6 miles away], Loaf’s 
Tun [approx. 0.7 miles away], The Swan [approx. 0.8 miles away], The Yacht 
Tavern [approx. 0.9 miles away] and The Millers Pond [approx. 0.9 miles away]), 
and community facilities (Woolston Library [approx. 0.5 miles away] Woolston 
Social Club [approx. 0.6 miles away] and Woolston Community Centre [approx. 
0.2 miles away]) to use should the planning application be successful and the 
scheme is implemented. Having taken into account the alternatives Officers 
agree that there are adequate alternative facilities nearby. 

6.8 To further support the proposal the applicant has included a viability study for the 
existing public house. The viability appraisal concludes that the current public 
house use is no longer viable despite the best efforts by the existing owner and 
tenant. The report also confirms that the targeted marketing exercise that has 
been carried out has not resulted in reasonable offers. The marketing report has 
been provided by Savils with efforts made to find an alternative licenced 
operator, commercial/retail operator as well as residential developers. 

6.9 The response to the marketing exercise found that there was no interest from 
other licenced operators and commercial operators were not interested because 
the site is positioned on a quiet residential street with little footfall. Alternative 
commercial uses would also require extensive works to be carried out to the 
building in order to make the building appropriate.

6.10 The failure of the marketing exercise to attract a public house operator is 
explained in the report and can be summarised as follows: There is a general 
trend since the recession for a reduced demand for public houses offering ‘wet’ 
goods as the main source of income revenue.  This has led to the closure of 
public houses where landlords have not been able to generate increased income 
through diversification mostly hot food sales and accommodation both of which 
generate higher profits than ‘wet’ goods. The Grove Tavern falls into this 
category. The Grove Tavern has also suffered because of its limited catchment 
owing partially to the number of alternative drinking opportunities in the local 
area also competing for market share. In addition the Centenary Quay 
development has modern purpose built bar and restaurant units available. The 
property has been marketed for 6 months between October 2016 and April 2017 
and during that time a wide audience have been exposed to the marketing 
information provided by Savills. Commercial operators would also be aware that 
the premises would require a substantial investment to bring the building up to 
standard and facilitate a restaurant use. Savills predict an investment figure of at 
least six figures to achieve this with no guarantee of success.

6.11 The applicant has provided a well-reasoned justification to explain that there will 
not be a loss, or potential loss, of a community facility as a consequence of the 
development given the other nearby public houses and community use buildings. 
The building is also not a registered Asset of Community Value. In addition the 
marketing exercise that has been undertaken and the viability study both show 



 
that there is no commercially viable demand for the drinking establishment in this 
location. As such there is no reason why the principle of housing in this location 
cannot be supported by the Local Planning Authority.  

The impact of the design of the building on the character of the area

6.12 An assessment is required to consider whether the demolition of the existing 
building is acceptable and whether the design of the development, when viewed 
from the public realm, will be compliant with the character of the street.

6.13 Historic maps suggest that the current building was built after 1933 with buildings 
first shown on the site in 1933. Architecturally, the building is of some local 
interest, and is considered to be an undesignated heritage asset (as defined in 
the National Planning Policy Framework) by the Councils Historic Environment 
Team. The current proposals involve demolition of this building which the historic 
environment team are not opposed to although they have requested that the 
building is recorded prior to its demolition.

6.14 The design of the three pairs of semi-detached buildings that will replace the 
pubic house will easily fit in with the design of properties in the street and thus 
will not harm the character and appearance of the street scheme. In response to 
the undesignated heritage designation that the historic environment team place 
on the building it must be recognised that objectors to the scheme have not 
raised this as a concern. In addition officers are of the opinion that the 
replacement buildings would be of equal quality in visual terms thus the status 
does not outweigh the positive aspects of the proposal. 

6.15 The proposed development is accordingly judged to complement the features of 
the existing buildings in the street scape and appropriately responds to local 
context and the principles set out in the residential design guide. The 
development is considered to accordingly respect and enhance the appearance 
of the street reinforcing local distinctiveness thus complying with the Council’s 
adopted design policies.

6.16 The proposal provides a suitable visual connection with the surrounding 
buildings in terms of storey height, eaves level, proportions setbacks and design 
features that include bay windows, chimneys, landscaped frontages and front 
porches.

The quality of the residential environment produced for prospective residents.

6.17 The proposed amenity space would exceed the Councils standards (70sq.m 
being required for semi-detached dwellings and approximately 85sq.m being 
provided for each dwelling). The garden areas proposed are also judged to be it 
for their intended purpose. 

6.18 The privacy experienced by residents will be acceptable and natural surveillance 
of the street is achieved from habitable room windows in the front elevation. 
Entrances are also proposed to the front of each building.

6.19 Habitable rooms with the proposed buildings will all have access to outlook, 
daylight and will achieve appropriate ventilation.



 
6.20 In summary the occupants of the proposed dwellings will all experience a high 

quality living environment typical of family dwellings in suburban settings.

The impact on the amenities of neighbouring and surrounding residents; 

6.21 A revised design has been submitted in response to the objection received from 
the direct neighbour at number 72. Accordingly properties 1,2,3 and 4 have been 
moved forward so that they share the same front building line as properties to 
the east. This will reduce the impact that the development will have on the 
neighbour to the east in the evening when the sun is low in the sky thus reducing 
the shadow cast over the rear garden.

6.22 In all other respects the proposed development will have an acceptable 
relationship with neighbouring properties/owners. Harm has been avoided by 
designing the scheme to reflect the dominant pattern of development in the local 
area. 

Highways safety, car parking and access.

6.23 The proposal indicates two dedicated spaces per dwelling accessed from Swift 
Road. Whilst this may not reach the figure given in planning guidance of three 
spaces per dwelling, that figure is an absolute maximum. Sometimes the site 
may not be capable of delivering more parking, and a suitable balance is 
needed. There is also no specific requirement to provide disabled parking bays 
however it is noted that should a disabled person move into any of the properties 
it is anticipated that the frontage layout could be amended to facilitate a disabled 
parking bay. 

6.24 The historic or current arrangement whereby the owner of the pub allows 
neighbours to park on the site is not a material planning consideration given that 
the current arrangement could be ended irrespective of planning permission 
being granted.

6.25 No objection has been raised to the proposal from the highways development 
management team. Refuse and cycle storage, as well as parking on site, can be 
achieved. 

6.26 A legal agreement will be used to secure off site works and measures needed to 
mitigate the impact of the development, in particular site specific transport 
contributions for highway improvements, a highway condition survey to ensure 
any damage to the adjacent highway network attributable to the build process is 
repaired by the developer, financial contribution towards SDMP to mitigate 
against the pressure on European designated nature conservation sites in 
accordance with Policy CS22 of the Core Strategy and the Conservation of 
Habitats and Species Regulations 2010 and an obligation will be included to 
preclude future residents being issued with car parking permits.

7 Summary

7.1 The Council is committed to providing high quality residential environments for 
the citizens of the city and aim to work with developers to make efficient use of 
available land. The scheme manages to achieve this and the loss of the public 
house is not opposed in principle as it is not considered to result in the loss of a 



 
community asset. The provision of 6 genuine family homes is supported.

8 Conclusion

8.1 The positive aspects of the scheme are not judged to be outweighed by the 
negative and as such the scheme is recommended for approval.

Local Government (Access to Information) Act 1985 
Documents used in the preparation of this report Background Papers

1 (a) (b) (c) (d), 2 (b) (c) (d), 4 (f) (g), 6 (a) (c), 7 (a), 9 (a) (b)

MP3 for 11/07/2017 PROW Panel

PLANNING CONDITIONS

1. Full Permission Timing Condition (Performance)
The development hereby permitted shall begin no later than three years from the date on
which this planning permission was granted.
Reason: To comply with Section 91 of the Town and Country Planning Act 1990 (as
amended).

2. Approved Plans
The development hereby permitted shall be carried out in accordance with the approved
plans listed in the schedule attached below, unless otherwise agreed in writing with the 
Local Planning Authority.
Reason: For the avoidance of doubt and in the interests of proper planning.

3. Cycle Storage Facilities [Pre-Occupation Condition]
Prior to the first occupation of the development details of the proposed cycle storage 
facilities shall be submitted to and approved in writing by the local planning authority. Once 
approved the development shall be carried out in accordance with the approved plans and 
the cycle storage made available for use prior to the occupation of the development 
hereby approved (storage facilities must be secure, lockable and covered). The cycle 
storage facilities shall ensure that at least one bicycle can be stored securely within the 
garden of each house and once constructed such facilities shall be permanently retained 
for that purpose.
Reason: To encourage cycling as an alternative form of transport.

4. Storage / Removal of Refuse Material [Performance condition]
Before the development hereby approved first comes into occupation, the refuse storage 
areas shall be provided in accordance with the plans hereby approved. The storage shall 
thereafter be retained as approved and other than on collection day no refuse bins shall be 
stored on the public highway or the frontage of the property.
Reason: In the interests of visual amenity, the amenities of future occupiers of the 
development and the amenities of occupiers of nearby properties.

5. Details & samples of building materials to be used [Pre-
Commencement Condition]



 
Notwithstanding the approved plans no above ground works shall be carried out unless 
and until a detailed schedule of materials and finishes including samples (of bricks, roof 
tiles and render) to be used for external walls and the roof of the proposed buildings; and 
all boundary treatment, has been submitted to and approved in writing by the Local 
Planning Authority. Details shall include all new glazing, panel tints, drainage goods, and 
the ground surface treatments formed. Development shall be implemented only in 
accordance with the agreed details.
Reason:
To enable the Local Planning Authority to control the development in detail in the interests 
of amenity by endeavouring to achieve a building of visual quality.

6. Amenity Space Access [Pre-Occupation Condition]
The external garden spaces serving the development hereby approved shall be carried out 
in accordance with the approved plans and made available prior to the first occupation of 
the development hereby permitted. The garden spaces shall be retained with access to 
them at all times for the use of the occupants thereafter in perpetuity. The gardens 
allocated to the dwelling houses shall be private to the houses they serve.
REASON: To ensure the provision of adequate amenity space in association with the 
approved development.

7. No other windows or doors other than approved [Performance Condition]
Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 as amended (or any order amending, revoking or re-enacting 
that Order), no windows, doors or other openings other than those expressly authorised by 
this permission shall be inserted at first floor level within the buildings hereby approved 
without further prior written consent of the Local Planning Authority.
Reason: To protect the amenities of the adjoining residential properties.

8. Glazing panel specification [Pre-Occupation Condition]
The first floor windows positioned in the side elevations (east and west facing) of the
building hereby approved, which serve hallways shall be glazed in obscure glass and shall 
be non-opening/shall only have a top light opening at least 1.7m above the floor level of 
the room to which they serve. The windows as specified shall be installed before the 
development hereby permitted is first occupied and shall be permanently maintained in 
that form.
Reason: To protect the privacy enjoyed by the occupiers of the adjoining property.

9. Residential - Permitted Development Restriction [Performance Condition]
Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (as amended), or any Order amending, revoking or re-enacting
that Order, no building or structures within Schedule 2, Part 1, Classes as listed below 
shall be erected or carried out to any dwelling house hereby permitted without the prior 
written
consent of the Local Planning Authority:
Class A (enlargement of a dwelling house), 
Class B (roof alteration),
Class E (curtilage structures), including a garage, shed, greenhouse, etc.
Class F (hard surface area)
Reason: In order that the Local Planning Authority may exercise further control in this 
locality given the relative position of the dwellings to one another and to neighbouring 
properties in the interests of the comprehensive development and visual amenities of the 
area and owing to the development replacing a non designated heritage asset.



 
10.Hours of work for Demolition / Clearance / Construction (Performance)
All works relating to the demolition, clearance and construction of the development hereby
granted shall only take place between the hours of:
Monday to Friday 08:00 to 18:00 hours
Saturdays 09:00 to 13:00 hours
And at no time on Sundays and recognised public holidays.
Any works outside the permitted hours shall be confined to the internal preparations of the
buildings without audible noise from outside the building, unless otherwise agreed in 
writing by the Local Planning Authority.
Reason: To protect the amenities of the occupiers of existing nearby residential properties.

11.Wheel Cleaning Facilities (Pre-commencement)
During the period of the preparation of the site, excavation for foundations or services and
the construction of the development, wheel cleaning facilities shall be available on the site
and no lorry shall leave the site until its wheels are sufficiently clean to prevent mud being
carried onto the highway.
Reason: In the interests of highway safety.

12. On site vehicular parking [Pre-Occupation Condition]
The approved vehicular parking spaces shall be constructed and laid out in accordance 
with the approved plans prior to the first occupation of the development hereby approved. 
Such facilities as approved shall be permanently retained for that purpose.
Reason: To avoid congestion of the adjoining highway.

13. Archaeological structure-recording [Pre-Commencement Condition]
No development shall take place within the site until the implementation of a programme of 
recording has been secured in accordance with a written scheme of investigation which 
has been submitted to and approved by the Local Planning Authority.
Reason: To ensure that the recording of a significant structure is initiated at an appropriate 
point in development procedure.

14. Archaeological work programme [Performance Condition]
The developer will secure the completion of a programme of archaeological work in 
accordance with a written scheme of investigation which has been submitted to and 
approved by the Local Planning Authority.
Reason: To ensure that the archaeological investigation is completed.

15. Land Contamination investigation and remediation (Pre-Commencement & 
Occupation)
Prior to the commencement of development approved by this planning permission (or such 
other date or stage in development as may be agreed in writing with the Local Planning 
Authority), a scheme to deal with the risks associated with contamination of the site shall 
be submitted to and approved by the Local Planning Authority.   That scheme shall include 
all of the following phases, unless identified as unnecessary by the preceding phase and 
approved in writing by the Local Planning Authority: 
1. A desk top study including;
- historical and current sources of land contamination
- results of a walk-over survey identifying any evidence of land contamination  
- identification of the potential contaminants associated with the above
- an initial conceptual site model of the site indicating sources, pathways and 
receptors
- a qualitative assessment of the likely risks
- any requirements for exploratory investigations.



 
2. A report of the findings of an exploratory site investigation, characterising the site 
and allowing for potential risks (as identified in phase 1) to be assessed.
3. A scheme of remediation detailing the remedial actions to be taken and how they 
will be implemented.
On completion of the works set out in (3) a verification report shall be submitted to the 
Local Planning Authority confirming the remediation actions that have been undertaken in 
accordance with the approved scene of remediation and setting out any measures for 
maintenance, further monitoring, reporting and arrangements for contingency action.  The 
verification report shall be approved by the Local Planning Authority prior to the occupation 
or operational use of any stage of the development. Any changes to these agreed 
elements require the express consent of the local planning authority.
Reason: To ensure land contamination risks associated with the site are appropriately 
investigated and assessed with respect to human health and the wider environment and 
where required remediation of the site is to an appropriate standard.

16. Unsuspected Contamination (Performance)
The site shall be monitored for evidence of unsuspected contamination throughout
construction. If potential contamination is encountered that has not previously been
identified, no further development shall be carried out unless otherwise agreed in writing 
by the Local Planning Authority. Works shall not recommence until an assessment of the 
risks presented by the contamination has been undertaken and the details of the findings 
and any remedial actions has been submitted to and approved by the Local Planning 
Authority. The development shall proceed in accordance with the agreed details unless 
otherwise agreed in writing by the Local Planning Authority.
Reason: To ensure any land contamination not previously identified is assessed and
remediated so as not to present any significant risks to human health or, the wider
environment.

17. Use of uncontaminated soils and fill (Performance)
Only clean, uncontaminated soil, subsoil, rock, aggregate, brick rubble, crushed concrete 
and ceramic shall only be permitted for infilling and landscaping on the site. Any such 
materials imported on to the site must be accompanied by documentation to validate their 
quality and be submitted to the Local Planning Authority for approval prior to the 
occupancy of the site.
Reason: To ensure imported materials are suitable and do not introduce any land
contamination risks onto the development.

18. Foul and surface water sewerage disposal – Pre-commencement Condition.
Construction of the development shall not commence until details of the proposed means 
of foul and surface water sewerage disposal have been submitted to, and approved in 
writing by the Local Planning Authority, in consultation with Southern Water. Once 
approved the development shall take place in accordance with the agreed details.
Reason: To ensure correct disposal of foul and surface water is achieved from the site.

19. Energy & Water [Pre-Commencement Condition]
Before the development commences, written documentary evidence demonstrating that 
the development will achieve at minimum 19% improvement over 2013 Dwelling Emission 
Rate (DER)/ Target Emission Rate (TER) (Equivalent of Code for Sustainable Homes 
Level 4 for Energy) and 105 Litres/Person/Day internal water use (Equivalent of Code for 
Sustainable Homes Level 3/4) in the form of a design stage SAP calculations and a water 
efficiency calculator shall be submitted to the Local Planning Authority for its approval, 
unless an otherwise agreed timeframe is agreed in writing by the LPA. 



 
Reason: To ensure the development minimises its overall demand for resources and to 
demonstrate compliance with policy CS20 of the Local Development Framework Core 
Strategy Development Plan Document Adopted Version (January 2010).

20. Energy & Water [Performance Condition] 
Within 6 months of any part of the development first becoming occupied, written 
documentary evidence proving that the development has achieved at minimum 19% 
improvement over 2013 Dwelling Emission Rate (DER)/ Target Emission Rate (TER) 
(Equivalent of Code for Sustainable Homes Level 4 for Energy) and 105 Litres/Person/Day 
internal water use (Equivalent of Code for Sustainable Homes Level 3/4) in the form of 
final SAP calculations and water efficiency calculator and detailed documentary evidence 
confirming that the water appliances/fittings have been installed as specified shall be 
submitted to the Local Planning Authority for its approval. 
Reason: To ensure the development has minimised its overall demand for resources and 
to demonstrate compliance with policy CS20 of the Local Development Framework Core 
Strategy Development Plan Document Adopted Version (January 2010).

21. Ecological Mitigation Statement (Performance condition)
The development shall be carried out in full accordance with the submitted Bat Survey 
Report, May 2017 and the Phase I Ecological Assessment Report, April 2017. In particular 
any outside lighting will need to be designed in accordance with the factors detailed in 
section 5 of the Bat Surveys Report, May 2017 and implementation of the planning 
permission must be in full accordance with the biodiversity enhancement measures set out 
in section 5.4.2 of the Phase I Ecological Assessment Report, April 2017.
Reason: To safeguard protected species under the Wildlife and Countryside Act 1981 (as 
amended) in the interests of preserving and enhancing biodiversity.

22. Landscaping, lighting & means of enclosure detailed plan
[Pre-Commencement Condition]
Notwithstanding the submitted details before the commencement of any site works a 
detailed landscaping scheme and implementation timetable shall be submitted, which 
includes:

i. means of enclosure;
ii. hard surfacing materials,
iii. planting plans; written specifications (including cultivation and other operations

associated with plant and grass establishment); schedules of plants, noting 
species, plant sizes and proposed numbers/planting densities where 
appropriate;

iv. an accurate plot of all trees to be retained and to be lost (any trees to be lost 
shall be replaced on a favourable basis at a ratio of two-for one);

v. a landscape management scheme.
Any trees, shrubs, seeded or turfed areas which die, fail to establish, are removed or 
become damaged or diseased, within a period of 5 years from the date of planting shall be 
replaced by the Developer in the next planting season with others of a similar size and 
species unless the Local Planning Authority gives written consent to any variation. The 
Developer shall be responsible for any replacements for a period of 5 years from the date 
of planting. The approved hard and soft landscaping scheme (including parking) for the 
whole site shall be carried out prior to occupation of the building or during the first planting 
season following the full completion of building works, whichever is sooner. The approved 
scheme implemented shall be maintained for a minimum period of 5 years following its 
complete provision.
Reason: To improve the appearance of the site and enhance the character of the 
development in the interests of visual amenity, to ensure that the development makes a 



 
positive contribution to the local environment and, in accordance with the duty required of 
the Local Planning Authority by Section 197 of the Town and Country Planning Act 1990

Note the landscaping plans should include the following:
 Driveways shall be constructed of non-migratory materials,  
 Identify that no surface water from the site shall run onto the public highway.
 A paved route of adequate width shall be provided to the bin and cycle stores from 

the front of the houses to the stores in the back gardens.

23. Replacement trees (Pre-commencement)
Any trees to be felled pursuant to this decision notice will be replaced with species of trees 
to be agreed in writing with the Local Planning Authority prior to the commencement of 
development at a ratio of two replacement trees for every single tree removed. The trees 
will be planted within the site or at a place agreed in writing with the Local Planning 
Authority. The Developer shall be responsible for any replacements for a period of 5 years 
from the date of planting. The replacement planting shall be carried out within the next 
planting season (between November and March) following the completion of construction. 
If the trees, within a period of 5 years from the date of planting die, fail to establish, are 
removed or become damaged or diseased, they will be replaced by the site owner / site 
developer or person responsible for the upkeep of the land in the next planting season with 
others of a similar size and species unless the Local Planning Authority gives written 
consent to any variation.
Reason: To improve the appearance of the site and enhance the character of the 
development in the interests of visual amenity, to ensure that the development makes a 
positive contribution to the local environment and, in accordance with the duty required of 
the Local Planning Authority by Section 197 of the Town and Country Planning Act 1990

24. No overhanging tree loss (Performance Condition)
At no time shall trees overhanging the site be pruned during the construction of the 
development hereby approved without prior written consent from the Local Planning 
Authority following an agreement with the Councils Tree Team.
Reason: In the interests of the visual amenities and character of the locality.

25. No storage under tree canopy (Performance)
No storage of goods including building materials, machinery and soil, shall take place 
within the root protection areas of the trees to be retained on the site. There will be no 
change in soil levels or routing of services through root protection zones. There will be no 
fires on site within any distance that may affect retained trees. There will be no discharge 
of chemical substances including petrol, diesel and cement mixings within or near the root 
protection areas.
Reason: To preserve the said trees in the interests of the visual amenities and character of 
the locality.

26. APPROVAL CONDITION, Compliance with Arboricultural Impact Appraisal and 
Method Statement, (Performance Condition)
The hereby approved development shall be completed in compliance with the submitted; 
Arboricultural Implications Assessment and Method Statement re THE GROVE TAVERN 
(PH), SWIFT ROAD, WOOLSTON. Produced by: Barrie Draper BSc (Hons) Arb 
TechCert(ArborA) CertArb(RFS) Arboricultural Consultant. Report Ref: 17900 - AIA 2. 
Report Date: 13 June 2017
Reason: To ensure the retention of trees which make an important contribution to the 
character of the area.
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POLICY CONTEXT

Core Strategy - (as amended 2015)

CS3 Promoting Successful Places
CS4 Housing Delivery
CS5 Housing Density
CS13 Fundamentals of Design
CS14 Historic Environment
CS15 Affordable Housing
CS16 Housing Mix and Type
CS18 Transport: Reduce-Manage-Invest
CS19 Car & Cycle Parking
CS20 Tackling and Adapting to Climate Change
CS22 Promoting Biodiversity and Protecting Habitats
CS25 The Delivery of Infrastructure and Developer Contributions

City of Southampton Local Plan Review – (as amended 2015)

SDP1   Quality of Development
SDP4 Development Access
SDP5  Parking
SDP7  Urban Design Context
SDP8 Urban Form and Public Space
SDP9  Scale, Massing & Appearance
SDP10 Safety & Security
SDP12 Landscape & Biodiversity
SDP13 Resource Conservation
SDP14 Renewable Energy
NE9 Protection / Improvement of Character
H2 Previously Developed Land
H7 The Residential Environment

Supplementary Planning Guidance 
Residential Design Guide (Approved - September 2006)
Planning Obligations (Adopted - September 2013)
Parking Standards SPD (September 2011)

Other Relevant Guidance
The National Planning Policy Framework (2012)
The Southampton Community Infrastructure Levy Charging Schedule (September 2013)



 


