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PUBLIC INFORMATION

Terms of Reference

The Panel deals with various planning
and rights of way functions. It
determines planning applications and is
consulted on proposals for the draft
development plan.

Public Representations

At the discretion of the Chair, members
of the public may address the meeting
about any report on the agenda for the
meeting in which they have a relevant
interest.

Members of the public in attendance at
the meeting are advised of the process
to be followed.

Southampton City Council’s Six

Priorities

e Providing good value, high quality
services

e Getting the City working

¢ Investing in education and training
e Keeping people safe

e Keeping the City clean and green

e Looking after people

Smoking policy — The Council operates a no-
smoking policy in all civic buildings

Mobile Telephones — Please turn off your
mobile telephone whilst in the meeting.

Fire Procedure — In the event of a fire or other
emergency a continuous alarm will sound and
you will be advised by Council officers what
action to take.

Access — Access is available for disabled
people. Please contact the Democratic
Support Officer who will help to make any
necessary arrangements.

Dates of Meetings: Municipal Year 2010/11

2010 2011
25 May 2010 18 January 2011
22 June 15 February
20 July 15 March
17 August 12 April
31 August
28 September
26 October
23 November
21 December




CONDUCT OF MEETING

Terms of Reference Business to be discussed

The terms of reference of the Planning Only those items listed on the attached
and Rights of Way Panel are contained in agenda may be considered at this meeting.
Part 3 (Schedule 2) of the Council’s

Constitution

Rules of Procedure Quorum

The meeting is governed by the Council The minimum number of appointed Members
Procedure Rules as set out in Part 4 of required to be in attendance to hold the

the Constitution. meeting is three.

Disclosure of Interests

Members are required to disclose, in accordance with the Members’ Code of Conduct,
both the existence and nature of any “personal’ or “prejudicial” interests they may have
in relation to matters for consideration on this Agenda.

Personal Interests
A Member must regard himself or herself as having a personal interest in any matter:

(i) if the matter relates to an interest in the Member’s register of interests; or
(i) if a decision upon a matter might reasonably be regarded as affecting to a
greater extent than other Council Tax payers, ratepayers and inhabitants of the
District, the wellbeing or financial position of himself or herself, a relative or a
friend or:-
any employment or business carried on by such person;

any person who employs or has appointed such a person, any firm in
which such a person is a partner, or any company of which such a
person is a director;

any corporate body in which such a person has a beneficial interest in a
class of securities exceeding the nominal value of £5,000; or

any body listed in Article 14(a) to (e) in which such a person holds a
position of general control or management.

A Member must disclose a personal interest.
/Continued...



Prejudicial Interests

Having identified a personal interest, a Member must consider whether a member of the
public with knowledge of the relevant facts would reasonably think that the interest was so
significant and particular that it could prejudice that Member’s judgement of the public
interest. If that is the case, the interest must be regarded as “prejudicial” and the Member
must disclose the interest and withdraw from the meeting room during discussion on the
item.

It should be noted that a prejudicial interest may apply to part or the whole of an item.

Where there are a series of inter-related financial or resource matters, with a limited
resource available, under consideration a prejudicial interest in one matter relating to that
resource may lead to a member being excluded from considering the other matters relating
to that same limited resource.

There are some limited exceptions.

Note: Members are encouraged to seek advice from the Monitoring Officer or his staff in
Democratic Services if they have any problems or concerns in relation to the above.

Principles of Decision Making
All decisions of the Council will be made in accordance with the following principles:-

proportionality (i.e. the action must be proportionate to the desired outcome);
due consultation and the taking of professional advice from officers;

respect for human rights;

a presumption in favour of openness, accountability and transparency;
setting out what options have been considered;

setting out reasons for the decision; and

clarity of aims and desired outcomes.

In exercising discretion, the decision maker must:

e understand the law that regulates the decision making power and gives effect to it. The
decision-maker must direct itself properly in law;

e take into account all relevant matters (those matters which the law requires the authority
as a matter of legal obligation to take into account);

e leave out of account irrelevant considerations;

e act for a proper purpose, exercising its powers for the public good;

e not reach a decision which no authority acting reasonably could reach, (also known as
the “rationality” or “taking leave of your senses” principle);

e comply with the rule that local government finance is to be conducted on an annual basis.
Save to the extent authorised by Parliament, ‘live now, pay later’ and forward funding are
unlawful; and

e act with procedural propriety in accordance with the rules of fairness.



Agendas and papers are available via the Council’s Website

1 APOLOGIES AND CHANGES IN PANEL MEMBERSHIP (IF ANY)

To note any changes in membership of the Panel made in accordance with Council
Procedure Rule 4.3.

2 DISCLOSURE OF PERSONAL AND PREJUDICIAL INTERESTS

In accordance with the Local Government Act 2000, and the Council's Code of
Conduct adopted on 16th May 2007, Members to disclose any personal or prejudicial
interests in any matter included on the agenda for this meeting.

NOTE: Members are reminded that, where applicable, they must complete the
appropriate form recording details of any such interests and hand it to the Panel
Administrator prior to the commencement of this meeting.

3 STATEMENT FROM THE CHAIR

4 MINUTES OF THE PREVIOUS MEETING (INCLUDING MATTERS ARISING)

To approve and sign as a correct record the Minutes of the meeting held on 25" May
2010 and to deal with any matters arising, attached.

CONSIDERATION OF PLANNING APPLICATIONS

ITEMS TO BE HEARD BETWEEN 9:30 AM TO 10:00 AM

5 20-26 COLLEGE STREET AND 29 - 35 RICHMOND STREET - 10/00581/MMA

Report of the Head of Planning and Sustainability recommending delegated authority
be granted in respect of an application for a proposed development at the above
address, attached.

ITEMS TO BE HEARD BETWEEN 10:00 AM TO 10:30AM

6 33 DOVER STREET -10/00435/FUL

Report of the Head of Planning and Sustainability recommending conditional approval
be granted in respect of an application for a proposed development at the above
address, attached.



ITEMS TO BE HEARD BETWEEN 10:30 AM TO 11:30 AM

7 195 -207 COXFORD ROAD - 10/00471/FUL

Report of the Head of Planning and Sustainability recommending approval be refused
in respect of an application for a proposed development at the above address,
attached.

ITEMS TO BE HEARD BETWEEN 11:30 AM TO 12 NOON

8 51 HIGH ROAD - 10/00181/0UT

Report of the Head of Planning and Sustainability recommending conditional approval
be granted, subject to no additional or adversary consultation comments being
received in relation to the proposal, in respect of an application for a proposed
development at the above address, attached.

ITEMS TO BE HEARD BETWEEN 12 NOON AND 12:30 PM

9 ST FRANCIS OF ASSISI CHURCH, MONTAGUE AVENUE - 10/00354/FUL

Report of the Head of Planning and Sustainability recommending delegated authority
be granted in respect of an application for a proposed development at the above
address, attached.

ITEMS TO BE HEARD BETWEEN 12:30 PM AND 1:00 PM

10 FLEMING ARMS, WIDE LANE - 10/00399/FUL

Report of the Head of Planning and Sustainability recommending delegated authority
be granted in respect of an application for a proposed development at the above
address, attached.

ITEMS TO BE HEARD BETWEEN 1:00 PM TO 1:30 PM

11 FLEMING ARMS, WIDE LANE - 10/00400/LBC

Report of the Head of Planning and Sustainability recommending conditional approval
be granted in respect of an application for a proposed development at the above
address, attached.



ITEMS TO BE HEARD BETWEEN 2:30 PM TO 3:00 PM

12 LAND TO REAR OF 104-106A EAST STREET - 10/00553/FUL

Report of the Head of Planning and Sustainability recommending delegated authority
be granted in respect of an application for a proposed development at the above
address, attached.

Monday, 14 June 2010 SOLICITOR TO THE COUNCIL
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Agenda ltem 4

PLANNING AND RIGHTS OF WAY PANEL
MINUTES OF THE MEETING HELD ON 25 May 2010

Present: Councillors Fitzhenry (Chair), Jones, Letts, Norris, Osmond, Slade and
Thomas

Apologies: Councillor Mead

ELECTION OF VICE-CHAIR

RESOLVED that Councillor Jones be elected Vice-Chair for the Municipal Year
2010/2011.

APOLOGIES AND CHANGES IN PANEL MEMBERSHIP (IF ANY)

The Panel noted that Councillor Norris was in attendance as a nominated substitute for
Councillor Mead in accordance with Council Procedure Rule 4.3.

MINUTES OF THE PREVIOUS MEETING (INCLUDING MATTERS ARISING)

RESOLVED that the Minutes of the meeting held on 13" April 2010 be approved and
signed as a correct record.

CONSIDERATION OF PLANNING APPLICATIONS

Copy of all reports circulated with the agenda and appended to the signed minutes.

LAND TO THE REAR OF 429 SHIRLEY ROAD - 10/00283/FUL

Redevelopment of the site. Erection of a part 2-storey and part 3-storey building to
provide 10 flats (1x one bedroom, 6 x two bedroom and 3 x three bedroom) with
associated works

Mr Sennitt (Applicant) was present and with the consent of the Chair, addressed the
meeting.

UPON BEING PUT TO THE VOTE THE OFFICER RECOMMENDATION TO
DELEGATE AUTHORITY TO THE HEAD OF PLANNING AND SUSTAINABILITY TO
GRANT CONDITIONAL PLANNING PERMISSION SUBJECT TO THE APPLICANT
ENTERING INTO A SECTION 106 LEGAL AGREEMENT WAS CARRIED
UNANIMOUSLY.

RESOLVED
(i) that authority be delegated to the Head of Planning and Sustainability to
grant conditional planning approval subject to:-

a) the conditions in the report and the amended conditions below;
b) the applicant entering into a Section 106 Legal Agreement to secure:

-1 -



1. a financial contribution towards the provision of public open
space and equipment in accordance with policy CLT5 and IMP1
of the adopted City of Southampton Local Plan and applicable
SPG;

2. a financial contribution towards the provision of a new children’s
play area and equipment in accordance with policy CLT6 and
IMP1 the adopted City of Southampton Local Plan and applicable
SPG;

3. a financial contribution towards site specific transport
contributions for highway improvement in the vicinity of the site in
accordance with IMP1 the adopted City of Southampton Local
Plan and appropriate SPG to encourage sustainability in travel
through the use of alternative modes of transport to the private
car;

4. afinancial contribution towards strategic transport contributions
for highway network improvements in the wider area as set out in
the Local Transport Plan and appropriate SPG;

5. a highway condition survey to ensure any damage to the
adjacent highway network attributable to the build process is
repaired by the developer;

6. arefuse management plan to outline the methods of storage and
waste collection of refuse from the land in accordance with policy
SDP1 of the development plan and appropriate SPG; and

7. an affordable housing provision in accordance with appropriate
SPG.

(i) that the Head of Planning and Sustainability be authorised to refuse
permission should the Section 106 Agreement not be completed by 25" June
2010 on the ground of failure to secure the provisions of the Section 106
Agreement.

Amended Conditions

12 - Renewable Energy - Micro-Renewables

An assessment of the development’s total energy demand and a feasibility study for the
inclusion of renewable energy technologies on the site, that will achieve a reduction in
CO2 emissions [of at least 20%] must be conducted. Plans for the incorporation of
renewable energy technologies to the scale that is demonstrated to be feasible by the
study, and that will reduce the CO2 emissions of the development [by at least 20%)]
must be submitted and approved in writing by the Local Planning Authority prior to the
commencement of the development hereby granted consent. Renewable technologies
that meet the agreed specifications must be installed and rendered fully operational
prior to the first occupation of the development hereby granted consent and retained
thereafter.

REASON:

To reduce the impact of the development on climate change and finite energy
resources and to comply with adopted policy CS20 of the Local Development
Framework Core Strategy Development Plan Document Adopted Version (January
2010). Also to comply with policy NRM11 of the Regional Spatial Strategy for the South
East of England adopted version (May 2009).



REASONS FOR THE DECISION

The development is acceptable taking into account the policies and proposals of the
Development Plan as set out below. The site is part of a defined shopping centre
(secondary retail frontage). Whereas no retail use has been proposed for the ground
floor of the new building, it is recognised that the main focus for retail activity is Shirley
Road and the immediate return into Shirley Avenue. Those elements are outside the
application site. Less retail (storage) space on the application site is not considered
harmful to the overall vitality and viability of the entire defined shopping centre. This
technical failure to meet policy REI4 is therefore not considered to justify a refusal.
Other material considerations including the design, impact on the residential amenity of
neighbouring dwellings and highway safety issues 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.

Saved Policies - SDP1(i), SDP5, SDP7 (iv) (v), SDP9 (v) H2 (ii) (iii) (vii), CLT5, CLT6
and REI4 of the City of Southampton Local Plan Review (March 2006). CS5, CS13
(11) (12), CS15, CS16, CS19, CS20, CS25 of the adopted Core Strategy (January
2010).

59 AVENUE ROAD - 10/00311/FUL

Alterations to existing building including new windows and doors and change of use to
provide 12 flats (9 x studio flats, 2 x one bedroom flats and 1 x three-bedroom flat) with
associated refuse store.

Mr Holmes (Agent) was present and with the consent of the Chair, addressed the
meeting.

UPON BEING PUT TO THE VOTE THE OFFICER RECOMMENDATION TO
DELEGATE AUTHORITY TO THE HEAD OF PLANNING AND SUSTAINABILITY TO
GRANT CONDITIONAL PLANNING PERMISSION SUBJECT TO THE APPLICANT
ENTERING INTO A SECTION 106 LEGAL AGREEMENT WAS CARRIED
UNANIMOUSLY

RESOLVED
(i) that authority be delegated to the Head of Planning and Sustainability to
grant conditional planning approval subject to:-
a. the conditions in the report, the amended and additional conditions below;
b. the applicant entering into a Section 106 Legal Agreement to secure:-

1. a financial contribution towards the provision of public open
space and equipment in accordance with policy CLT5 and IMP1
of the adopted City of Southampton Local Plan and applicable
SPG;

2. a financial contribution towards the provision of a new children’s
play area and equipment in accordance with policy CLT6 and
IMP1 the adopted City of Southampton Local Plan and applicable
SPG;

3. a financial contribution towards site specific transport
contributions for highway improvement in the vicinity of the site in
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accordance with IMP1 the adopted City of Southampton Local

Plan and appropriate SPG to encourage sustainability in travel
through the use of alternative modes of transport to the private
car,;

4. a highway condition survey to ensure any damage to the
adjacent highway network attributable to the build process is
repaired by the developer; and

5. the local planning authority will not seek an affordable housing
contribution subject to the approved works being carried out, and
all units being ready for occupation, within 18 months of the date
of the decision. If the units are not available for occupation by this
date, an affordable housing contribution will have to be paid or a
subsequent viability assessment submitted, at the cost of the
developer, to determine what amount could be reasonably
sought.

(i) that the Head of Planning and Sustainability be authorised to refuse
permission should the Section 106 Agreement not be completed by 25" June
2010 on the ground of failure to secure the provisions of the Section 106
Agreement.

Amended Conditions

1 - Physical works

The development works hereby permitted shall begin not 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).

7 - Bat Inspection

Prior to the development taking place, the building must be inspected for the presence
of Bats. If Bats are discovered within the building work must be stopped, the local
planning authority informed and advice sought from Natural England on how to
proceed. Development must not proceed until the developer has written confirmation
from the local planning authority that the works can proceed. If Bats are not discovered
within the building this must be put in writing to the local planning authority prior to the
commencement of works.

REASON:

For the safeguarding of species protected by The Wildlife and Countryside Act 1981 (as
amended) and the conservation of biodiversity as the site is potentially of ecological
interest.

Additional Conditions

16 — Front boundary wall

The front boundary wall as shown in approved drawings C10/29.13 Rev B and
C10/29.12 Rev B shall be built prior to the occupation of the dwellings hereby approved
and thereafter retained at all times.

REASON:

To enable the local planning authority to control the development in the interests of
visual amenity and the prevention of off road car parking.




REASONS FOR THE DECISION

The development is acceptable taking into account the policies and proposals of the
Development Plan as set out below. Other material considerations including the loss of
office accommodation, the impact on the residential amenity of neighbouring dwellings
and highway safety issues 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. Objections regarding over intensive use of the
site, where the quality of living accommodation proposed is of an acceptable standard,
have been carefully considered. The proposals are considered to be an appropriate re-
use of an existing building. 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.

Saved Policies - SDP1(i), SDP5, SDP7 (iv) (v), SDP9 (v) H2 (ii) (iii) (vii), H5, CLTS5,
CLT®6, of the City of Southampton Local Plan Review (March 2006). CS5, CS13 (11)
(12), CS15, CS16, CS19, CS20 of the adopted Core Strategy (January 2010).

20-24 ORCHARD PLACE - 10/00242/FUL

Renewal of 06/01681/TEMP for continued use of land for parking 24 cars for a further 3
years (until 31.03.2013)

Mr Barker (Applicant) was present and with the consent of the Chair, addressed the
meeting.

UPON BEING PUT TO THE VOTE THE OFFICER RECOMMENDATION TO GRANT
CONDITIONAL TEMPORARY PLANNING PERMISSION UNTIL 31.03.2013 WAS
CARRIED UNANIMOUSLY

RESOLVED that temporary planning approval be granted subject to the
conditions in the report.

REASONS FOR THE DECISION

The development is acceptable taking into account the policies and proposals of the
Development Plan as set out below. Other material considerations including
surrounding character and amenity have been considered and are not judged to have
sufficient weight to justify a refusal of the application. Where applicable, conditions have
been applied in order to satisfy these matters. As the City Centre Action Plan is not due
to be adopted until 2013 and given that this is an existing situation having a neutral
effect on the amenities of the area - introducing some activity and natural surveillance
to the area - it is considered unreasonable to object to the principle of the proposal for a
further temporary period. The scheme is therefore judged to be in accordance with
Section 38(6) of the Planning and Compulsory Purchase Act 2004 and thus temporary
permission until 31 March 2013 should therefore be granted.

Policies - SDP1, SDP4, SDP5, SDP7, SDP9, SDP10, SDP11 and SDP17 of the City of
Southampton Local Plan Review (March 2006); and CS18, CS19 and CS20 of the
Local Development Framework Core Strategy Development Plan Document (January
2010).




This page is intentionally left blank



Agenda Annex

INDEX OF PLANNING APPLICATIONS FOR DECISION

DATE: 22 JUNE 2010

PLEASE NOTE: THE PANEL, SHOULD IT BE REQUIRED, WILL BREAK FOR
LUNCH AT APPROXIMATELY 1.30 PM FOR ONE HOUR

Application Officer | Recommendation | Type | PSA Site Address
Number
BETWEEN 9.30 A.M. AND 10.00 A.M.

10/00581/MMA |  SL DEL Q13 | 5 | 5720 Lollege St and 29
BETWEEN 10.00 A.M. AND 10.30 A.M
10/00435/FUL AA DEL Q21 5 | 33 Dover Street
BETWEEN 10.30 A.M. AND 11.30 A.M
10/00471/FUL BG DEL Q7 15 195 - 207 Coxford Rd
BETWEEN 11.30 A.M. AND 12.00 NOON
10/ 00181/OUT AG DEL Q13 5 | 51 High Road
BETWEEN 12.00 NOON AND 12.30 P.M

10/00354/FUL AG DEL Q7 15 | St Francis of Assisi Church,

Montague Ave.

BETWEEN 12.30 P.M. AND 1.00 P.M
10/00399/FUL JT DEL Q12 15 | Fleming Arms, Wide Lane
BETWEEN 1.00 P.M. AND 1.30 P.M
10/00400/LBC JT DEL Q23 5 | Fleming Arms, Wide Lane
LUNCH BREAK
BETWEEN 2.30 P.M. AND 3.00 P.M
10/00553 BG DEL Q7 15 | Land to Rear of 104-

106A East Street

Abbreviations:

PSA — Public Speaking Allowance; CAP - Approve with Conditions: DEL - Delegate to
Officers: PER - Approve without Conditions: REF — Refusal: TEMP — Temporary Consent

AA — Andrew Amery, AG - Andrew Gregory, ARL — Anna Lee, AW - Alan Watts, BG- Bryony
Giles, DJR - David Randal, GG — Gavin Grayer, JT - Jenna Turner, KC — Karl Collymore, LD -

Luan Dray, MP- Mathew Pidgeon, MT- Melanie Tapping, SH- Stephen Harrison,

SL - Steve

Lawrence, SB — Stuart Brooks, RP — Richard Plume, RT- Roger Taylor,




Southampton City Council - Planning and Rights of Way Panel

Local Government (Access to Information) Act 1985
Index of Documents referred to in the preparation of reports on Planning
Applications: Background Papers

Documents specifically related to the application

(a) Application forms, plans, supporting documents, reports and covering
letters

(b) Relevant planning history

(c) Response to consultation requests

(d) Representations made by interested parties

Statutory Plans

(a) City of Southampton Local Development Framework — Core Strategy

(b) City of Southampton Local Plan Review (Adopted March 2006) saved
policies

(c) Local Transport Plan 2006 — 2011 (June 2006)

(d) Hampshire County Structure Plan 1996-2011 (review) - the Joint Structure
Plan for the counties of Hampshire, Portsmouth and Southampton 2000.
(e) Hampshire, Portsmouth and Southampton Minerals and Waste Local Plan

1998.

Statutory Plans in Preparation

Policies and Briefs published and adopted by Southampton City Council

(a) Greening the City - (Shoreburs; Lordsdale; Weston; Rollesbrook Valley;
Bassett Wood and Lordswood Greenways) - 1985-1995.

(c) Women in the Planned Environment (1994)
(d) Advertisement Control Brief and Strategy (1991)
) Nature Conservation Strategy (1992)
(9) Economic Development Strategy (1996)
) Banister Park (1991)
(i) Bassett Avenue (1982)
(k) Howard Road (1991)
()] Lower Freemantle (1981)
(m)  Mid Freemantle (1982)
(n) Westridge Road (1989)

) Westwood Park (1981)
(p) Test Lane (1984)

) Northam Road Area Improvement Strategy (1987)
(r Houses in Multiple Occupation (1990)
(s) Residential Standards (1989)
(u) Vyse Lane/58 French Street (1990)
(v) Tauntons College Development Guidelines (1993)
(w) Old Woolston Development Control Brief (1974)
(x) Cranbury Place (1988)
(y) Carlton Crescent (1988)
(2) Old Town (1974)

(aa) Oxford Street (1982)
(ab)  The Avenue (1988)



(ac)
(ad)
(ae)
(af)
(ai)

(1999)

(ak)

(1997)

(al)

(am)
(an)
(ao)
(ap)

(aq)

(ar)
(as)
(at)
(au)

Bassett Green Village (1987)

Old Woolston and St Annes Road (1988)

Itchen Valley (1993)

Itchen Valley Strategy (1993)

Portswood Residents’ Gardens Conservation Area Character Appraisal

Land between Aldermoor Road and Worston Road Development Brief

The Bevois Corridor Urban Design Framework (1998)
Southampton City Centre Urban Design Strategy (2000)
St Mary’s Place Development Brief (2001)
Ascupart Street Development Brief (2001)
Design Guidance for the Uplands Estate (Highfield) Conservation Area
1993
Design Guidance for the Ethelburt Avenue (Bassett Green Estate)
Conservation

Area (1993)
Canute Road Conservation Area Character Appraisal (1996)
The Avenue Conservation Area Character Appraisal (1997)
St James Road Conservation Area Character Appraisal (1996)
Old Town Development Strategy (2004)

Documents relating to Highways and Traffic

(a)
(b)
(c)
(d)
(e)

(f)
(9
(h)

Hampshire C.C. - Movement and Access in Residential Areas
Hampshire C.C. - Safety Audit Handbook

Southampton C.C. - Cycling Plan (June 2000)

Southampton C.C. - Access for All (March 1995)

Institute of Highways and Transportation - Transport in the Urban
Environment

[.H.T. - Traffic Impact Assessment Guidelines

Freight Transport Association - Design for deliveries

DETR Traffic Advisory Leaflets (various)

Planning related Government Circulars in most common use

(a)
(b)
(c)
(d)
(e)
(f)
9
(h)
(i)
)
(k)
M
(m)

Planning Obligations 1/97
Planning Controls over Hazardous Uses 11/92
The Use of conditions in planning permissions 11/95
Planning out Crime 5/94
Environmental Impact Assessment 2/99
Development and Flood Risk 30/92
Planning Controls over Demolition 10/95
Planning and Affordable Housing 6/98
Planning and the Historic Environment 14/97
Prevention of Dereliction through the Planning System  2/98
Air Quality and Land Use Planning 10/97
Town and Country Planning General Regulations 19/92
Planning and Affordable Housing 6/98

Government Policy Planning Advice

(a)
(b)
(c)
(d)

PPS1 Delivering Sustainable Development (February 2005)
PPG2 Green Belts (January 1995 - Amended March 2001)
PPS3 Housing (November 2006)

PPG4 Industrial, Commercial Development and Small Firms
(November1992)



PPG5 Simplified Planning Zones (November 1992)

PPS6 Planning for Town Centres (March 2005)

PPS7 Sustainable Development in Rural Areas (August 2004)
PPG8 Telecommunications (August 2001)

PPS9 Biodiversity and Geological Conservation (August 2005)
PPS10 Planning for Sustainable Waste Management (July 2005)
PPS11 Regional Spatial Strategies (September 2004)

PPS12 Local Development Frameworks (September 2004)
PPG13 Transport (March 2001)

PPG14 Development on Unstable Land (1990)

PPG15 Planning and the Historic Environment (September 1994)
PPG16 Archaeology and Planning (November 1990)

PPG17 Planning for Open Space, Sport and Recreation (July 2002)
PPG18 Enforcing Planning Control (December 1991)

PPG19 Outdoor Advertising Control (March 1992)

PPG20 Coastal Planning (September 1992)

PPG21 Tourism (1992)

PPS22 Renewable Energy (August 2004)

PPS23 Planning and Pollution Control (November 2004)

PPG24 Planning and Noise (September 1994)

PPG25 Development and Flood Risk (July 2001)

Regional Planning Guidance for the South East (July 2004)

Other Published Documents

(a)
(b)
(c)
(d)
(e)

(f)
(h)
(i)
0

a)
b)

Planning for Daylight and Sunlight - DOE

Coast and Countryside Conservation Policy - HCC

The influence of trees on house foundations in clay soils - BREDK
Survey and Analysis - Landscape and Development HCC

Root Damage to Trees - siting of dwellings and special precautions -
Practice

Note 3 NHDC

Shopping Policies in South Hampshire - HCC

Buildings at Risk Register SCC (1998)

Southampton City Safety Audit (1998)

Urban Capacity Study 2005 — 2001 (March 2006)

Other Statutes

Crime and Disorder Act 1998
Human Rights Act 1998

Partially Revised: 29.01.2010



Southampton City Planning & Sustainabllity
Planning and Rights of Way Panel meeting 22 June 2010
Planning Application Report of the Head of Division

Agenda ltem 5

Application address

20 - 26 College Street And 29 - 35 Richmond Street

Proposed
development:

Minor material amendment sought to consent 06/00246/FUL -
(Redevelopment of the site to provide 90 flats (45 x one-bedroom
and 45 x two-bedroom flats), 1220 square metres of commercial
floorspace within buildings ranging in height from 6 to 8 storeys and
43 car parking spaces with vehicular access from Richmond Street
and College Street) - to alter development mix on 1st floor, putting
7No. flats (2x1-bed and 5x2-bed) in place of 488 square metres of

class B1 office floor s

ace.

Application number

10/00581/MMA

Application type

Full Detailed

Case officer

Steve Lawrence

Application category

Q13 - Minor Dwellings

Recommendation
Summary

Delegate to the Head of Planning & Sustainability to grant
planning permission subject to criteria listed in report.

Reason for Panel

consideration

Departure also requiring completion of legal agreement under
Section 106 of the 1990 Act

Applicant: Agent:

Crest Nicholson (South East) Ltd Mr Julian Goodban GL Hearn

Date of receipt 29/04/2010 City Ward Bargate

Date of registration 29/04/2010 Clir P Damani
Publicity expiry date | 8.07.2010 Ward members Clir AV Willacy
Date to determine by | 24/06/2010 OUT OF Clir S Bogle

TIME

Usable private
balcony area

Site area 488 sq.m B1
approved (overall
site 0.23 ha)

Site coverage 100%

(developed area)

Density - whole site

421 d.p.h (overall,
391 as approved)

shown: Om?, albeit
access to two
separate (total
813m?) communal
internal amenity
decks 8.4m? per unit
overall (compared to
9m? as approved,
albeit 70 approved
units also enjoy

balconies).
Residential mix nos size sqgm Other land uses class size sgm
Studio / 1-bedroom | 2 47 sq.m Commercial use | - -
2-bedroom | 5 57 — 75sq.m Retail use -
Policy designation - Class B1 allocation under LPR Policy REI 11 (V|)
Accessibility zone Band 6 Policy parking max 43 spaces
(as approved)
Parking Permit Zone no existing site parking 0 spaces
Cyclist facilities yes car parking provision As approved
motor & bicycles 7 cycles | disabled parking As approved




Key submitted documents supporting application

1

Agent’s letter

2 | Viability Statement

Appendix attached

1 | Relevant Planning Policy

Recommendation in full

Delegate the authority to the Head of Planning & Sustainability to grant planning permission,
subject to the applicant entering into a Section 106 planning agreement secure:-

(i)

(vi)
(vii)

(viii)

A financial contribution towards the provision of public
open space in accordance with policy CLT5 & IMP1 of the
adopted City of Southampton Local Plan and applicable
SPG;

A financial contribution towards the provision of a new
children’s play area and equipment in accordance with
policy CLT6 & IMP1 the adopted City of Southampton
Local Plan and applicable SPG;

Provision of affordable housing in accordance with
appropriate SPG;

A financial contribution towards site specific transport
contributions for highway improvement in the vicinity of the
site in accordance with appropriate SPG to encourage
sustainability in travel through the use of alternative modes
of transport to the private car;

Adherence to the previously submitted Travel Plan;

Details outlining a waste management scheme for the
flats;

Dedication of land to public use to enable widening of
footways and an undertaking to enter into Section 278
Agreement;

A financial contribution towards strategic transport
contributions for highway network improvements in the
wider area as set out in the Local Transport Plan and
appropriate SPG;

A financial contribution towards public realm improvements
in accordance with policy;

A financial contribution to the provision of Public Art in
accordance with policy;

Obligations relating to resource conservation measures to
comply with policy SDP13 of the Local Plan;

An undertaking to ensure that the commercial units are
completed (shell and core finish) before first habitation of
the flats;

A highway condition survey to ensure any damage to the
adjacent highway network attributable to the build process
is repaired by the developer.




or

That in the event that the legal agreement is not been
completed by 9 July 2010 that the Head of Planning &
Sustainability be authorised to refuse permission on the ground
of failure to secure the provisions of the Section 106 Agreement.

BACKGROUND

On 24 April 2006, under reference 06/00246/FUL, the Planning and Rights of Way Panel
delegated authority to the Development Control Manager to grant planning permission,
subject to signing a S.106 legal agreement to secure various matters, for:-

Demolition of the existing buildings. Redevelopment of the site to provide 90 flats
(45 x one-bedroom and 45 x two-bedroom flats), 1220 square metres of commercial
floorspace within buildings ranging in height from 6 to 8 storeys and 43 car parking
spaces with vehicular access from Richmond Street and College Street.

The S.106 was signed and a decision notice was issued. Upon the submission of further
details, planning conditions were largely discharged/approved (subject to implementation)
by the local planning authority in a letter dated 8 August 2008.

Existing buildings on site were then demolished and access and some drainage works
associated with the approved development were commenced. A deed of variation to the
S.106 was signed on 6 July 2009. This effectively altered the trigger for payment of the
agreed contributions from commencement to first occupation.

Notwithstanding that, the owners/applicant has found difficulty in the current recession to
implement this mixed use scheme. Two meetings have taken place with officers to
explore whether the mix and precise configuration of the scheme might be altered to allow
implementation.

The Government has recently introduced a new type of planning application, whereby a
Minor Material Amendment might be sought to a consent already granted. The
Regulations and guidance make it clear that this can also relate to the terms of any
previously imposed planning condition.

It is also clear that if a Local Planning Authority is minded to support such an application,
the decision it issues amounts to issuing a fresh planning permission in law.

One key aspect here relates to the mix of the development. The applicant has carried out
an assessment regarding the viability of providing B1 office floor space at this site. It
concludes that the scheme would be unviable if the current mix was implemented and
office space on the first floor would not be likely to be occupied.

7 further dwellings in place of 488m? of office space are therefore proposed instead of the
approved mix for the first floor.



Site and surrounding context
The 0.23 hectare cleared, but overgrown application site, now surrounded by hoarding,
was once occupied by three commercial buildings.

The area is characterised by a mix of residential and commercial buildings. The site is
framed by a cluster of tall buildings. Mercury Point located to the north of the site is 17
storeys high and Richmond House, which is two buildings along, is 7 storeys high rising to
13 storeys. Oxford House, the abutting property, is two storeys high.

The site is on a prominent corner and is visible from the Oxford Street Conservation Area,
whose boundary finishes on the south side of Bernard Street.

There is a large Council owned surface level car park between the application site and
Bernard Street. That itself has been the subject of a feasibility exercise by the Council who
commissioned Savills to prepare a development Brief. That Brief has yet to be formally
adopted, but does include the option of a wider scheme encompassing the application site,
Oxford House and Richmond House, should owners of those sites wish to collaborate with
the council.

The site itself lies within an area designated for light industry and research and
development uses under Policy REI 11(vi) within the Local Plan Review.

Proposal

06/00246/FUL was a full application. Approval was given for the construction of a building
ranging between 6 and 8 storeys in height. The proposed height along Threefield Lane
would be 6 storeys high rising to 8 on the corner with College Street. The height along both
College Street and Richmond Street is approved as 6 storeys rising to 8.

90 flats have been approved: 45 each of one-bed and two-bed.
Two storeys of commercial floorspace (1220m2) have been approved.

The approved development is to be served by 43 car parking spaces accessed via College
Street and this area would also be used to house residents’ and office occupiers’ bicycles
and refuse storage.

The commercial floor elevations will be formed of brick piers and narrow windows. The
residential element of the scheme will comprise mainly of white render and brick work with
timber cladding on the top floor and as corner features with a grey wall panelling system
framing these elements.

70 of the flats have their own balcony. All have access to two common amenity spaces.
The first internally is at third floor level (635m?). The second, is a rooftop terrace at the
sixth floor level (178m?3).

The applicant now proposes that all previously approved B1 space on the first floor
(essentially the western and southern wings as consented), be instead laid out as 7
additional flats. None of these flats would enjoy a balcony, but would have access to the
two common amenity spaces referred to above.

Overall, the B1 space would drop from 1220m? to 732m?, purely located on the ground
floor. The applicant has confirmed that the B1 space would enjoy use of 4 of the 43
approved car parking spaces.
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The applicant has commissioned appropriate professional advice as to a review of market
conditions in the city and the availability quantitatively and qualitatively of existing or
consented office floor space. For example, the nearby Richmond House is currently 86%
vacant, The ‘Carnival’ company having recently relocated to its new office building in West
Quay Road. It is concluded that the prospect of a reliable rental income from providing
office accommodation on the first floor is not likely and would adversely affect the viability
of the entire project.

The applicant is willing to vary the terms of the previous planning agreement to provide an
additional unit of affordable housing (i.e. the development would now contribute 24 in total).

Plot 1.06 on the first floor of the approved building as sought to be varied, is identified as
the net additional unit of affordable housing. Because of the alteration in the mix of the
development, contributions would also need to be adjusted.

Relevant Planning Policy

The Development Plan for Southampton currently comprises the South East Plan Regional
Spatial Strategy (May 2009), the Local Development Framework Core Strategy for
Southampton (January 2010) and the “saved” policies from the Local Plan Review for the
City of Southampton (March 2006). Those relevant are set out at Appendix 1.

Given the site’s allocation under REI 11 (vi), the primary consideration is to secure
employment generation to assist with the city’s economic health. A mixed use scheme has
already been accepted on this site as a departure from that zoning and is compliant with
Local Plan Review Policy SDP1 (iii).

The Government’s considerations of achieving affordable housing and the sustainable use
of previously developed land are also relevant.

Sustainability Implications

The previous consent sought to secure a package of resource conservation measures
through the S.106 agreement. It is recommended that a similar approach is reiterated
here.

Relevant planning history
Under 05/00517/FUL permission for:-

Demolition of existing buildings and redevelopment of this site to provide 110 flats (17 x 1
bed and 93 x 2 bed flats), 743 square metres of commercial floorspace within buildings
ranging in height from 6 -11 storeys and 85 car parking spaces with vehicular access from
Richmond Street and College Street.

- was refused 20/06/2005 for a number of reasons, the most relevant here being:-

= Inappropriate commercial floor space in terms of Class B1(b) and B1(c) usage as
there was not enough employment generating floor space;

= The proposal would be an overdevelopment of the site in that it would provide a
poor quality living environment for the future occupiers of the residential
accommodation in terms of privacy and outlook and the inadequate amount and
quality of private and communal amenity space to be made available to the
occupiers of the residential accommodation; and
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= The proposal does not include sufficient detailed information to determine
whether or not flood risk matters have been satisfactorily addressed.

Application 06/00246/FUL was then submitted and successfully addressed the stated
reasons for refusal. In particular, 1220m? of B1 space was proposed in place of the 743 m?
previously proposed. Conditional permission was granted 23/06/2006.

It should be noted that PPG25 was in place at the time of determining 06/00246/FUL.
PPS 25 has now replaced PPG25.

Under application 10/00208/NMA - Non-material amendments were sought to permission
06/00246/FUL comprising changes to the internal arrangement and external appearance of
the approved building and an update of Condition 3 relating to the approved planning
drawings. Quantum of Development remains the same — no objection 23.03.2010.

Under application 10/00516/NMA - Non-material amendments were sought to consent
06/00246/FUL including insertion of door at ground floor to north elevation, adjustments to
layout and number of commercial units including removal of some stairwells, insertion of
lobbies and new storeroom, adjustments to (internal courtyard) south elevation fenestration
— no objection 15.6.2010.

Members may wish to be aware that outline planning permission has just been refused
under delegated powers at the abutting Oxford House site for:-

Redevelopment of the site. Erection of a part 9-storey and part 12-storey building to
provide 63 flats (30 x one bedroom and 33 x two bedroom flats) and 1,138 square metres
of office floor space (Class B1) with associated access and parking (Outline application
with access, layout and scale for consideration at this stage).

- on 10/05/2010. In summary, the local planning authority’s reasoning includes:-
= Impact on the character of the area from a further tall building;
= Harm to residential amenity of those who come to occupy the consented
development to the west (06/00246/FUL), restricted outlook from habitable room
windows, inadequate useable amenity space, poor access via an undercroft car
park and an adverse impact on the development potential of adjoining sites.

=  Flood risk

= Mix of accommodation, in particular failing to incorporate any units being capable of
occupied as family housing.

= Loss of community-based health care facility

= Failure to secure Section 106 matters.
Consultation Responses and Notification Representations
Following the receipt of the planning application a publicity exercise in line with department
procedures was undertaken which included consulting Planning Policy, Housing Services.

Pollution and Safety Team and the Environment Agency.

A press advertisement has belatedly been arranged, even though the proposals still
represent a departure from the Development Plan and this aspect of the development has
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previously been advertised under application 06/00246/FUL. Any favourable decision
would not, however, need to be referred to GoSE.

Summary of Consultation comments

Environment Agency

Under application 06/00246/FUL the EA had commented that as there will be no sleeping
accommodation on the ground floor level of the proposed development and as the finished
level is above the risk zone (3.45 AOD) as set out in (then) Flood Risk Assessment. No
increased risk to people and property was concluded at that time.

Any views received from the EA will be reported at the meeting.
Housing Services

No objection raised, subject to the additional unit of affordable housing being secured
through a planning legal agreement.

Planning Consideration Key Issues
The key issues for consideration in the determination of this planning application are:

i. The principle of altering the approved mix of development, given the site’s allocation
purely for B1 purposes;

ii. Flood risk;

iii. Design, density & impact on established character;

iv. Residential amenity;

v. Highways and parking.

The principle of development

The Core Strategy includes a target for 322,000 sq m of new office space, to help promote
economic growth in the city centre. Whilst there are a range of potential sites to meet this
target, many are longer term options which require further investigation.

It is considered that the reduced office space is realistic and appropriate given the current
circumstances of this particular case. This is due to the combination of a number of factors:

= The difference in absolute terms is relatively small

= The secondary nature of the area in office terms

= The scheme still provides new office floorspace, and provides a higher density
solution relative to the previous use of the site, so the number of jobs generated are
still likely to be broadly equivalent to using the whole site for light industry or
warehousing, and in addition the scheme will provide residential units.

» The unsuccessful marketing of the scheme (e.g. no interest expressed)

= Current circumstances (e.g. the recent recession and the significant increase in
vacant offices).

Redevelopment for solely light industrial use is unlikely to be viable, therefore a mixed use
including offices on the ground floor street frontage is considered acceptable for this city
centre site.



Although the proposal is still a departure from the adopted plan and in fact results in less
B1 space (732 m?) compared to that refused under 05/00517/FUL (743m?), the proposed
alternative scheme is acceptable given current market conditions and the applicant’s
assessment of overall viability.

The proposed remaining B1 floorspace will attract companies due to the site’s accessible
location and would still intensify the employment potential of the site in line with the
adopted policy, over and above that previously provided by the warehouses that once
occupied the site.

There is a justifiable case that a departure from adopted policy would be beneficial and
acceptable. This justification is supported by the Council's policy team.

Due to the type of development proposed in terms of its location above commercial units
and its city centre position the development is not suitable for family size accommodation
and the threshold for Policy CS16 | in any case 10 new dwellings.

Flood risk

The application site currently sits astride Flood Zones 2 and 3a as notified by the
Environment Agency, albeit by the year 2115 all but the last 200m west part of the site
could be within flood zone 3a. The topographic survey undertaken for 06/00246/FUL
records surrounding ground levels at between 2.9-3.9m AOD, rising to the west.

The previous flood risk assessment for 06/00246/FUL modelled that a 1:200 year flood
event would impact the site to 2.7m AOD. Parts of the ground floor could be impacted to a
shallow depth, but that escape routes to the north and west would not be impacted up to
the year 2060.

A further 7 flats are proposed, over and above the consented scheme. None would be a
ground floor, but would non-the-less contain sleeping accommodation in a flood risk zone.

A new flood risk assessment has been submitted with the current application. The scheme
has been remodelled using year 2115 flood levels, assuming a 100 year lifespan for the
new building. Using the Strategic Flood Risk Assessment (SFRA) prepared by
Partnership for Urban South Hampshire (June 2008), a 1:200 flood level of 4.2m AQOD is
predicted. The approved first floor accommodation is 6.85m AOD.

The amended scheme now also proposes to incorporate flood resistant/resilient measures
to provide a defence up to the projected year 2115, 1:200 flood event level. Such
measures will include the removal/sealing of ground level vents (use of ‘Independent Flood
Defence Products’ Ventguard, Ventseal and Smartbrick are currently being considered)
and having anti-flood valves fitted to all drainage runs existing the building.

The applicant’s consultant has also recommended the Government advice of ‘Improving
the flood performance on new buildings — flood resistant construction’ is followed, where
the new building might include:-

Sealed service ducts

Electrical and other plant being located at a raised level
High level electrical sockets

Optimising the security of supplies



Whereas a more detailed SFRA is being prepared for Southampton, this is unlikely to be
made available before late July 2010.

The safe access arrangements intended for the additional 7 dwellings beyond the year
2060 are:-

Provision of trained flod wardens on th site

The applicant signing-up to the EA flood warning direct service

Preparation of a flood risk management plan for the whole development

Provision of a safe refuge — the internal amenity deck at 3™ floor level, to
disseminate information if a flood event occurred.

The intended strategy for the management plan above is to arrange evacuation prior to the
flood event occurring, by giving advance warning of such events, so as to not place undue
reliance on the emergency services. By applying the plan to the whole development, the
applicant agues a betterment on the existing consented arrangements.

The approach set out in PPS25 is to first seek to develop sites for new housing in Flood
Zone 1 (i.e. no risk of flood) and to develop sites in Flood Zone 3 last and only then where
certain criteria are met.

Local planning authorities should apply the sequential approach as part of the identification
of land for development in areas at risk of flooding.

If there is no reasonably available site in Flood Zone 1, the flood vulnerability of the
proposed development (see Table D.2, Annex D) can be taken into account in locating
development in Flood Zone 2 and then Flood Zone 3. Within each Flood Zone new
development should be directed to sites at the lowest probability of flooding from all
sources.

If, following application of the Sequential Test in Annex D, it is not possible, consistent with
wider sustainability objectives, for the development to be located in zones of lower
probability of flooding, the Exception Test can be applied. It is only appropriate for use
when there are large areas in Flood Zones 2 and 3, where the Sequential Test alone
cannot deliver acceptable sites, but where some continuing development is necessary for
wider sustainable development reasons, taking into account the need to avoid social or
economic blight.

Only when sites are not reasonably available to a developer should flood zone 3 be
considered and development only entertained if a number of criteria have been met. All
the three elements (see para. D.9, Annex D) of the test will have to be passed for
development to be permitted. For the Exception Test to be passed:

a) it must be demonstrated that the development provides wider sustainability benefits to
the community that outweigh flood risk, informed by a strategic flood risk assessment
where one has been prepared. The benefits of the development should contribute to the
Core Strategy’s Sustainability Appraisal;

b) the development should be on developable, previously-developed land; and,

c) a flood risk assessment must demonstrate that the development will be safe, without
increasing flood risk elsewhere, and, where possible, will reduce flood risk overall.

Officers are satisfied that the sequential test has been applied and that there are no other
reasonably available sites open to the applicant to locate the proposed development or
improve the viability of the consented scheme. Officers are also satisfied that all three



elements of the exception test apply in this case. Any further written views from the
Environment Agency will be reported at the meeting. Being a statutory consultee under
legislation, the Environment Agency does have the power to ask GoSE to call the
application in for the Secretary of State’s own determination.

Density, design & impact on established character

The city centre minimum density is 100 dwellings per hectare this alternative scheme’s
density is 421 dwellings per hectare (compared to 391 as consented). The density is
appropriate when assessing the scheme against other recently approved developments
within the vicinity.

In terms of the design aspect of the build, the scale and bulk is identical to that already
consented. Therefore, the development still fits harmoniously with the other buildings
within the vicinity, including lower level buildings within the conservation area, some
distance away to the south.

The proposal provides a justifiable case to approve a departure from the local plan due to
the current state of the site and its location. The scheme complies with Central
Government’s Guidance on providing high density mixed use developments on brown field
sites.

Residential amenity

The original scheme of 110 dwellings was refused for inadequate quality of amenity space
and the impact of this amenity on the adjacent flats facing into this plaza area. The main
amenity area for the scheme is located on the third floor. There is also a second roof top
amenity plaza area on the sixth floor which comprises of shrub planters and sheltered
canopies.

The main plaza area consists of raised water features, raised deck areas, raised planters
and a BBQ area. This area has been well thought out and has been designed to be linked
with the indoors.

Whereas a small reduction in the amount of space available per dwelling would result from
the increased density - 8.4m? per unit overall (compared to 9m? as approved) — this is not
considered so detrimental to justify the refusal of planning permission and an additional
contribution towards improving public open space locally would result from the S.106.

Highways and Parking

Given the site’s high accessibility location a car free scheme accords with policy SDP5 and
CS18/CS19.

Appropriate cycle and refuse storage has been provided for future occupants of the site in
accordance with policy SDP5 (Appendix 2) of the adopted City of Southampton Local Plan
Review, CS19 of the adopted Core Strategy and paragraphs 5.3 and 9.22 — 9.2.6 of the
Residential Design Guide.

Conclusion
This application has been assessed as being acceptable to residential amenity and its local

context. The application is recommended for conditional approval subject to a S.106 legal
agreement being completed.
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Corporate Awareness Considerations

The planning assessment made on this planning application proposal has taken into
account the relative importance of Council initiatives and corporate aims as considered
appropriate to the formulation of the recommendation reached. In particular, the draft
development brief prepared for the land to the south of the site would not be compromised
by granting planning permission. The recommendation is considered to accord with the
wider aims and objectives of the councils agenda.

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

1(a), 1(b), 1(c), 2 (c), 2 (d), 2 (e), 4(s), 5 (e), 6(a), 6(c), 6 (f), 6(h), 7 (a), 7(c), 7 (d), 7 (m), 7
(@), 7 (x), 7 (y), 8(a), 9(a) and 9(b)

(SL 7/06/2010 for 22/06/2010 PRoW Panel)

RECOMMENDATION: DEL
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CONDITIONS for 10/00521/MMA

01. PRE-COMMENCEMENT CONDITION - Site investigation and remediation

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 elements unless specifically excluded, in writing, by the Local Planning
Authority.

1. A desk study identifying:

-all previous uses

-potential contaminants associated with those uses

-a conceptual model of the site indicating sources, pathways and receptors
-potentially unacceptable risks arising from contamination at the site

2. A site investigation scheme, based on (1) to provide information for an assessment of
the risk to all receptors that may be affected, including those off site.

3. The results of the site investigation and risk assessment (2) and a method statement
based on those results giving full details of the remediation measures required and how
they are to be undertaken.

4. A verification report on completion of the works set out in (3) confirming the remediation
measures that have been undertaken in accordance with the method statement and setting
out measures for maintenance, further monitoring and reporting.

Any changes to these agreed elements require the express consent of the local planning
authority.

REASON
The site may be contaminated due to industrial activities that have taken place onsite. Risk
to groundwater and surface water has not yet been established at the site.

02. PRE-COMMENCEMENT CONDITION - Archaeological Works

No development shall take place within the site until the implementation of a programme of
archaeological work 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 archaeology of the site is properly investigated.

03. PRE-COMMENCEMENT CONDITION - External lighting

A detailed scheme for the lighting of external areas — including the two communal amenity
spaces - shall be submitted to and approved by the Local Planning Authority in writing
before development commences. The agreed scheme of external lighting shall be fully
implemented to the satisfaction of the Local Planning Authority before any of the dwellings
hereby approved are first occupied and subsequently maintained to the satisfaction of the
Local Planning Authority.
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REASON
In the interests of crime prevention and having regard to the site’s proximity to
Southampton Airport in terms of needing to ensure pilot/public safety.

04. PRE-COMMENCEMENT CONDITION - Bird hazard management plan

Development shall not begin until a method statement has been submitted to and
approved in writing by the Local Planning Authority, detailing how the applicant would
prevent the nesting, roosting or loafing of hazardous birds, in particular gull on flat/shallow
pitched roofs. The method statement shall be implemented as approved.

REASON
To avoid endangering the operation of aircraft through the attraction of birds.

05. PRE-COMMENCEMENT CONDITION - Foul drainage

No development approved by this planning permission shall be commenced until a scheme
for the foul drainage has been submitted to and approved in writing by the local planning
authority. An assessment of the capacity of the existing foul sewer should be carried out to
ensure that there is sufficient capacity to deal with any increase in flow and loading
associated with this development. It should be demonstrated that there will be no increase
in the frequency of surcharges from the foul sewer as a result of the increased flows from
this development. We recommend that the applicant consults the sewerage undertaker
Southern Water on this assessment.

REASON

An increase in the loading to the mains foul sewer may result in increased overflows from
the Millbrook sewerage catchment. To protect surface water from pollution the receiving
sewer should be of sufficient capacity to avoid these increases.

06. PRE-COMMENCEMENT CONDITION - Surface water drainage

No development approved by this planning permission shall be commenced until details for
the surface water drainage have been submitted and approved in writing by the local
planning authority. Such details should include provision for all surface water drainage from
parking areas and areas of hardstanding to be passed through an oil separator designed to
have the capacity and details compatible with the site being drained. Roof water should not
pass through the separator.

REASON
To protect surface waters and reduce loading on the foul sewer.

07. PERFORMANCE CONDTION - Drainage

No infiltration of surface water drainage into the ground is permitted other than with the
express written consent of the Local Planning Authority, which may be given for those parts
of the site where it has been demonstrated that there is no resultant risk to controlled
waters.

REASON

To protect the minor aquifer beneath the site and the surface waters to the south west of
the site as SUDS can increase the potential for pollution if located in contaminated ground.
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08. PERFORMANCE CONDTION - Piling restriction

Piling or any other foundation designs using penetrative methods will not be permitted
other than with the express written consent of the Local Planning Authority, which may be
given for those parts of the site where it has been demonstrated that there is no resultant
risk to groundwater.

REASON
To protect minor aquifer beneath the site and the surface waters to the south west of the
site. If used, piling may provide direct pathways for contaminants to groundwater.

09. PERFORMANCE CONDITION - Details and samples of the materials

The materials schedule attached to the HNW letter dated 6 November 2007 shall be used
to implement the development hereby approved.

REASON
In order that the Local Planning Authority can exercise control over the final appearance of
the building in the interests of visual amenity.

10. PERFORMANCE CONDITION - Improved daylighting to 3 Courtyard units

The increase in size of the 3 lounge windows in line with the recommendations as set out
in submitted ‘daylight and sunlight provision in courtyard flats, College Street’ dated 14th
February 2006 and submitted with application 06/00246/FUL, detailed in the HNW letter
dated 21 December 2007, shall be fully implemented as part of the development.

REASON
In the interests of the future occupiers residential amenities, in order to achieve adequate
daylighting.

11. PERFORMANCE CONDTION - Office space

The commercial floor space hereby approved shall only be used for B1 uses as defined
within the Town and Country Planning Use Classes (Amendment) Order 2005 and there
shall be no permitted change to B8.

REASON
In order to safeguard the office space and its employment generating potential within this
area of Southampton.

12. PERFORMANCE CONDTION - Communal amenity spaces

The landscaped communal plaza/rooftop areas shown on the previously approved
06/00246/FUL drawings and pedestrian access to them shall be provided and made
available prior to the occupation of any of the flats hereby permitted and shall thereafter be
retained at all times for the use of all the occupiers of the flats.

REASON
To ensure the provision of amenity space in association with the flats.
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13. PERFORMANCE CONDITION - Design of column locations within the car park

The design of column locations within the car park as previously approved by the local
planning authority in its letter dated 8 August 2008, in response to the HNW letter and
enclosures dated 22 November 2007, shall be fully implemented as part of implementing
the development.

REASON

To allow vehicles to manoeuvre into the car park spaces thus preventing vehicles from
carrying out multiple manoeuvres when parking, thereby causing congestion and
obstruction to traffic on the highway.

14. PERFORMANCE CONDITION - Cycle access and exit route

The cycle access and exit route to the car park shown on HNW drawing 07045 P010 Rev
P4, previously approved by the Local Planning Authority in its letter dated 8 August 2008,
shall be provided and permanently maintained for that purpose.

REASON
To maintain pedestrian and cycle safety and access.

15. PERFORMANCE CONDITION - Details of the parking, loading, unloading and turning
of vehicles

The development hereby permitted shall not be brought into use until the approved details
attached to the HNW letter dated 22 November 2007 - set out in drawings prefixed 07045
and numbered

P010 Rev P4, P0O11 Rev P4 and P0O12 Rev P4 - for the parking, loading, unloading and
turning of vehicles serving the site, have been provided, as previously approved by the
local planning authority in its letter dated 8 August 2008. Those measures shall
subsequently be retained and reserved for those purposes at all times.

REASON
In the interests of highway safety and to achieve a satisfactory form of development.

16. PERFORMANCE CONDITION - Routeing of construction traffic and on-site
arrangements

During the development those details set out in and attached to the HNW letter dated 16
January 2008 relating to the routeing of construction traffic and on site areas for the
parking, loading, unloading and turning of vehicles shall be fully observed, as previously
approved in the local planning authority’s letter dated 8 August 2008. Such areas shall be
subsequently retained and reserved for those purposes at all times during the construction
period.

REASON
In the interests of highway safety and to achieve a satisfactory form of development.

17. PERFORMANCE CONDITION - Motor cycle parking

Adequate parking facilities for 2 motorcycles to the Local Planning Authority's standards ,
as previously approved by the local planning authority’s letter dated 8 August 2008 in
response to the HNW letter dated 22 November 2007 relating to HNW drawing 07045
P011 Rev P4, shall be provided before any part of the development is first brought into
use. Such parking shall be permanently maintained for that purpose.
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REASON
To encourage motorcycling as a more sustainable form of transport.

18. PERFORMANCE CONDITION - Details of residential bicycle parking

No flat shall first be occupied until secure, covered and enclosed space has been laid out
within the site for 97 bicycles to be stored with both wheels on the ground for the benefit of
the occupants in accordance with the HNW letter dated 22 November 2007 - set out in
drawings prefixed 07045 and numbered P010 Rev P4, P011 Rev P4 and P012 Rev P4 —
previously approved by the local planning authority in its letter dated 8 August 2008. The
cycle storage shall thereafter be retained and maintained on site for that purpose.

REASON
To encourage cycling as a sustainable form of transport.

19. PERFORMANCE CONDITION - Visitor cycle parking

The building shall not be occupied in full or in part until cycle stands for 10 visitors have
been made available for visitors to the residential element of the site and cycle stands for 6
visitors have been made available for visitors to the commercial element of the site in
accordance with the HNW letter dated 22 November 2007 - set out in drawings prefixed
07045 and numbered P010 Rev P4 and P011 Rev P4 - previously approved by the local
planning authority in its letter dated 8 August 2008. Once provided, those cycle stands
shall thereafter be retained on site for that purpose.

REASON
To encourage cycling as a sustainable form of transport.

20. PERFORMANCE CONDITION - Refuse and waste recycling facilities

The refuse storage arrangements including facilities for recyling, set out in the HNW letter
and enclosures dated 21 December 2007 and previously approved by the local planning
authority in its letter dated 8 August 2008, shall be fully implemented and provided before
any part of the building is first brought into use. Once provided those facilities shall be
retained on site for that purpose at all times.

REASON
To ensure satisfactory facilities are provided for refuse storage and recyling.

21. PERFORMANCE CONDTION - Minimum clearance to undercrofts

The minimum clearance over the access and undercroft shall shall not be less than 2.5m
above the carriageway level before the development hereby approved is first brought into
use.

REASON
To provide maintain access and safety for vehicle users, cyclists and pedestrians.

22. PERFORMANCE CONDTION - Gate positioning
Gates shall be set back at least 5.5m from the rear of the footway and shall be shown on a
drawing and approved in writing before the development hereby permitted commences and

such vehicular egress from the site and shall be provided and permanently maintained for
that purpose.
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REASON
To maintain pedestrian and cycle safety and access.

23. PERFORMANCE CONDTION - Provision of vehicular sight lines

Sight lines of 2.4m x 35m shown on HNW drawing 07045 P010 Rev P4, previously
approved by the local planning authority in its letter dated 8 August 2008, shall be provided
before the building is first brought into use. Notwithstanding the provisions of the Town &
Country General Development Order 1995 (as amended) no fences, walls or other means
of enclosure, including hedges and shrubs, or other structures shall be erected above a
height of 0.6 metres above carriageway level within the sight line splay.

REASON
In the interests of highway safety.

24. PERFORMANCE CONDTION - Provision of pedestrian sight lines

Pedestrian sight lines of 2.0m x 2.0m on HNW drawing 07045 P010 Rev P4, previously
approved by the local planning authority in its letter dated 8 August 2008, shall be provided
before the building is first brought into use. Notwithstanding the provisions of the Town &
Country General Development Order 1995 (as amended) no fences, walls or other means
of enclosure, including hedges and shrubs, or other structures shall be erected above a
height of 0.6 metres above carriageway level within the sight line splay.

REASON
In the interests of highway safety.

25. PERFORMANCE CONDTION - Highways requirement
No doors, windows or other openings are to open out onto the highway.

REASON
In the interests of pedestrian safety.

26. PERFORMANCE CONDTION - Oversailing licence

A licence for the construction of buildings over highways to comply with S177 of the
Highways Act 1980 shall be obtained or the over sail of the highway shall be removed to
conform to the Local Planning Authority's requirements (and shall be shown on a drawing
and approved in writing) before the development hereby permitted commences.

REASON
To maintain pedestrian and cycle safety.

27. PERFORMANCE CONDTION - Construction of access

A dropped kerb vehicle access that maintains pedestrian priority shall be provided at the
entrance to and exit from the car park and shall be shown on a drawing and approved in
writing prior to first occupation of the development. Such access shall be permanently
maintained for that purpose.

REASON
To maintain pedestrian safety and access.
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28. PERFORMANCE CONDTION - Stop up redundant access

The existing accesses to the site on Richmond Street and College Street which are no
longer required shall be stopped up and abandoned and the footway crossings shall be
reinstated immediately after the completion of the new access.

REASON
In the interests of highway safety.

29. PERFORMANCE CONDTION - Provision for the disabled

Adequate disabled facilities to provide suitable access, to all areas of the development that
conform to the Local Planning Authority's standards shall be provided within the site before
the development hereby permitted commences and such access shall be permanently
maintained for that purpose:

REASON
To provide suitable access for the disabled.

30. PERFORMANCE CONDTION - Vehicular gradient maxima

The gradient of the vehicular access shall be no more than 10% to conform to the Local
Planning Authority's requirements. Gradients shown on the HNW drawings prefixed 07045
and numbered P028 Rev P3 and PO30 Rev P1, as previously approved by the local
planning authority in it’s letter dated 8 August 2008, shall be built out before the
development hereby permitted is first brought into use.

REASON
To provide safe access to the development and to prevent congestion on the highway.

31. PERFORMANCE CONDTION - Pedestrian gradient maxima

The gradient of pedestrian access shall be no more than 8% and where possible 5% to
conform to the Local Planning Authority's requirements. Gradients shown on the HNW
drawings prefixed 07045 and numbered P028 Rev P3 and P030 Rev P1, as previously
approved by the local planning authority in it’s letter dated 8 August 2008, shall be built out
before the development hereby permitted is first brought into use.

REASON
To provide safe pedestrian access particularly for the disabled.

32. PERFORMANCE CONDTION - Car parking provision/allocation

Adequate parking facilities for 37 cars including a maximum of 4 spaces for the commercial
units to conform to the Local Planning Authority's standards shall be provided in
accordance with the approved details attached to the HNW letter dated 22 November 2007
- set out in drawings prefixed 07045 and numbered P010 Rev P4, P0O11 Rev P4 and P012
Rev P4 — before the building is first brought into use. Such parking shall be permanently
maintained for that purpose.

REASON
To prevent obstruction to traffic in neighbouring roads.
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33. PERFORMANCE CONDTION - Car parking for the disabled

At least 6 disabled car parking spaces to conform to the Local Planning Authority's
standards and the DDA shall be provided in accordance with the approved details attached
to the HNW letter dated 22 November 2007 - set out in drawings prefixed 07045 and
numbered P010 Rev P4, P011 Rev P4 and P012 Rev P4 — before the building is first
brought into use. Such parking shall be permanently maintained for that purpose.

REASON
To provide safe and adequate parking and access facilities for disabled persons.

34. PERFORMANCE CONDTION - Car parking

Before any part of the development hereby approved is occupied, both the 43 on-site
parking spaces and a proper vehicle access relating to them shall be provided to the
satisfaction of the Local Planning Authority and thereafter retained for that purpose. The
residential element of the parking shall not used for any trade, business or industrial user.

REASON
To ensure provision of vehicular access and parking, to avoid congestion in adjoining areas
and to protect the amenities of the area.

35. PERFORMANCE CONDTION - Offices: bicycle parking provision

The office accommodation shall not be occupied in full or in part until secure, covered and
enclosed space has been laid out within the site for 18 bicycles to be stored with both
wheels on the ground for the benefit of the commercial units, independent of any
residential bicycle parking. The areas for bicycle parking shall accord with those previously
approved by the local planning authority in its letter dated 8 August 2008, relating to details
attached to the HNW letter dated 22 November 2007 - set out in drawings prefixed 07045
and numbered P010 Rev P4, PO11 Rev P4 and P012 Rev P4. Once provided that bicycle
storage shall thereafter be retained and maintained on site for that purpose.

REASON
To encourage cycling as a sustainable form of transport.

36. PERFORMANCE CONDTION - Acoustic glazing

All windows shall be glazed to the following standard, or other such specification as might
be agreed in writing with the local planning authority:-

Outer pane of glass - 10mm

Air gap between panes - 12mm

Inner pane of glass - 6 mm

or, with secondary glazing with a -
Outer pane of glass - 6mm
Air gap between panes - 100mm
Inner pane of glass - 6.4 mm

There must be no trickle vents installed in any case. For ventilation purposes in all cases,
provision of acoustically treated 'BBA' (http://www.bbacerts.co.uk/) approved mechanically
powered ventilation should be the preferred option. However, provision of acoustic trickle
vents will be acceptable. Once approved, that glazing shall be installed before any of the

flats are first occupied and thereafter retained at all times.
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REASON
To protect occupants of those flats from traffic noise from Threefield Lane.

37. PERFORMANCE CONDTION - Clean fill materials

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 no ground contamination risks to human health and the environment are
introduced onto the development.

38. PERFORMANCE CONDITION - Unexpected contamination

If, during development, contamination not previously identified is found to be present at the
site then no further development (unless otherwise agreed in writing with the Local
Planning Authority) shall be carried out until the developer has submitted, and obtained
written approval from the Local Planning Authority for, an addendum to the Method
Statement. This addendum to the Method Statement must detail how this unsuspected
contamination shall be dealt with.

REASON

To protect minor aquifer beneath the site and the surface waters to the south west of the
site. There may be areas of the site, which can not be fully characterised by a site
investigation and unexpected contamination may be identified.

39. PERFORMANCE CONDTION - Wheel Cleaning

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 have been cleaned sufficiently to prevent
mud being carried onto the highway.

REASON
In the interests of highway safety.

40. PERFORMANCE CONDTION - Hours of construction

All works relating to the construction of the development hereby granted, including the
works to regrade the levels of the site, demolition and ground preparation prior to building
operations shall only take place between the hours of 8am and 6pm on Monday to Friday
and 9am to 1pm on Saturdays and at no time on Sundays and Bank Holidays.

REASON
To protect the amenities of occupiers of nearby dwellings during the construction period.

Reason for granting a Minor Material Amendment to Permission 06/00246/FUL

The development is acceptable taking into account the policies and proposals of the
Development Plan as set out below. Although the proposed development does not accord
with policy REI11 (vi), particular account has been taken of the quality of the proposed
replacement employment floorspace, current market conditions, the overall viability of the
scheme and delivery of more affordable housing. Other material considerations do not
have sufficient weight to justify a refusal of the application. In accordance with Section 38
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(6) of the Planning & Compulsory Purchase Act 2004, a Minor Material Amendment to
Permission 06/00246/FUL should therefore be granted.

South East Plan: Regional Spatial Strategy (May 2009)

Policies —

SP2, SP3, SP4, CC1, CC2, CC3, CC4, CC6, CC7, CC8, RE1, RE3, RE6, H1, H2, H3, H4,
H5, T1, T2, T4, T5, NRM1, NRM2, NRM4, NRM5, NRM10, W1, W2, BE1, BE6, TC1, TC2,
S1, S5, SH1, SH3, SH4, SH5, SH6, SH7 and SH8

City of Southampton Local Plan Review (March 2006)

Policies —

SDP1, SDP4, SDP5, SDP6, SDP7, SDP9, SDP8 , SDP10, SDP 11, SDP 12, SDP 13, SDP
16, SDP17, SDP19, SDP22, HE1, HE6, CLT 5, CLT 6, H1, H2, H7, H9, REI 11 (vi) and
MSA1

City of Southampton Core Strategy (January 2010)

Policies —

CS1, CS4, CS5, CS6, CS7, CS8, CS13, CS14, CS15, CS16, CS18, CS19, CS20, CS22,
CS23 and CS25.

Notes to Applicant

1. Please be advised of the British Standard Code of Practice for the safe use of Cranes,
for crane operators to consult the aerodrome before erecting a crane in close proximity to
an aerodrome. This is explained further in Advice Note 4 ‘Cranes and Other Construction
Issues’ available at www.caa.co.uk/srg/aerodrome.

2. Any method statement in respect of a bird hazard management plan must ensure that
flat/shallow pitched roofs be constructed to allow access to all areas by foot using
permanent fixed access stairs, ladders or similar. The owner/occupier must not allow gulls,
to nest, roost or loaf on the building. Checks must be made weekly during the breeding
season. Outside of the breeding season gull activity must be monitored and the roof
checked regularly to ensure that gulls do not utilise the roof. Any gulls found nesting,
roosting or loafing must be dispersed by the owner/occupier when detected or when
requested by the BAA Airfield Operations staff. The owner/occupiers must remove any
nest or eggs found on the roof. The breeding season for gulls typically runs from March to
June. The owner/occupiers must hold appropriate Defra licences before the removal of
nests and eggs.

3. A formal application for connection to the public sewerage system is required in order to
service this development. To initiate a sewer capacity check to identify the appropriate
connection point for the development, please contact Southern Water's Network
Development Team  (Wastewater) based in  Otterbourne, Hampshire or
www.southernwater.co.uk.

4. A formal application for connection to the water supply is required in order to service

this development. Please contact Southern Water's Network Development Team (Water)
based in Chatham, Kent or www.southernwater.co.uk.
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5. Hampshire Constabulary have advised that communal external door and flat access
doorsets should be to BS PAS 23-1 1999/BS PAS 24-1 1999 (Doors of Enhanced Security.
It is recommended that CCTV cameras be deployed within the post room to deter criminal
intrusion and other critical points such as vehicle entry/exit, pedestrian street entrances
and the parking areas. In addition each flats should provide audio/visual control of the
communal access doorsets.
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Application 10/00581/MMA Appendix 1

POLICY CONTEXT

South East Plan: Regional Spatial Strategy (May 2009)

SP2 — Regional hubs

SP3 — Urban focus and urban renaissance

SP4 — Regeneration and social inclusion

CC1 — Sustainable development

CC2 - Climate change

CC3 — Resource use

CC4 — Sustainable design and construction

CC6 — Sustainable communities and character of the environment
CC7 — Infrastructure and implementation

CC8 — Green infrastructure

RE1 — Contributing to the UK’s long term competitiveness
RE3 — Employment and land provision

RE6 — Competitiveness and addressing structural economic weakness
H1 — Regional housing provision 2006-2026

H2 — Managing the delivery of the regional housing provision
H3 — Affordable housing

H4 — Type and size of new housing

H5 — Housing design and density

T1 — Manage and invest (Travel)

T2 — Mobility management

T4 — Parking

T5 — Travel plans and advice

NRM1 — Sustainable water resources and groundwater quality
NRM2 — Water quality

NRM4 — Sustainable flood risk management

NRMS5 — Conservation and improvement of biodiversity
NRM10 — Noise

W1 — Waste reduction

W2 — Sustainable design, construction and demolition

BE1 — Management for an urban renaissance

BE6 — Management of the historic environment

TC1 — Strategic network of town centres

TC2 — New development and redevelopment in town centres
S1 — Supporting healthy communities

S5 — Cultural and sporting activity

SH1 — Core Policy (For South Hampshire)

SH3 — Scale, location and type of employment development
SH4 — Strategy for main town centres

SH5 — Scale and location of housing development 2006-2026
SH6 — Affordable housing

SH7 — Sub-regional transport strategy

SH8 — Environmental sustainability

City of Southampton Local Plan Review (March 2006)

SDP1 - Quality of Development
SDP4 — Development access
SDP5 - Parking
SDP6 — Urban design principles
SDP 7 - Context
SDP8 — Urban Form and Public Space
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SDP9 - Scale, massing and appearance

SDP10 — Safety and security

SDP 11 - Accessibility and Movement

SDP 12 - Landscape and biodiversity

SDP 13 — Resource Conservation

SDP 16 — Noise

SDP17 — Lighting

SDP19 — Aerodrome safeguarding

SDP21 — Water quality and drainage

SDP22 — Contaminated land

HE1 — New Development in and affecting the setting of Conservation Areas
HEG - Archaeology

CLT 5 - Open Space in New Residential Developments
CLT 6 - Provision of Children’s Play Areas

H1 — Housing Supply

H2 — Previously Developed Land

H7 — Residential Environment

H9 — Affordable Housing Requirements

REI 11 — Light Industry

MSA1 — City Centre Design

City of Southampton Local Development Framework Core Strategy (January 2010)
CS1 City centre approach

CS4 Housing delivery

CS5 Housing Density

CS6 Economic growth

CS7 Safeguarding employment sites

CS8 Office location

CS13 Fundamentals of design

CS14 Historic environment

CS15 Affordable housing

CS16 Housing Mix and Type

CS18 Transport: Reduce, manage, invest

CS19 Car and Cycle Parking

CS20 Tackling and adapting to climate change

CS22 Promoting biodiversity

CS23 Flood risk

CS25 The delivery of infrastructure and developer contributions

Supplementary Planning Guidance
Residential Design Guide (September 2006)
Planning Obligations (August 2005)
Development Design Guide

City Centre Urban Design Strategy

City Centre Characterisation Study

Other relevant guidance

PPS1 - Delivering sustainable development

PPS 3 — Housing

PPS4 — Planning for sustainable economic growth
PPS5 — Planning for the historic environment

PPG13 — Transport

PPG17 — Planning for open space, sport and recreation
PPG24 — Planning and noise

PPS25 — Development and flood risk
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Southampton City Planning & Sustainability

Agenda ltem 6

Planning and Rights of Way Panel meeting 22 June 2010
Planning Application Report of the Head of Division

Application address

33 Dover Street SO14 6GG

Proposed Part two storey, part single storey replacement rear extension and
development raising of roof to provide additional living accommodation.
Applicant | Mr R Singh Agent Mr B Ryves
1-3 Lyon Street, Southampton,
So14 OLd

Application number

10/00435/FUL

Application type

FUL

Case officer

Stuart Brooks

Application category

Recommendation

Summary

Conditional approval

Reason for Panel

Panel request by Ward Councillor, meeting the agreed referral

consideration protocol

Date of 13/04/2010 City Ward Bevois

receipt

Date of 13/04/2010 Clir Derek Burke
registration Ward members

Publicity 13/05/2010 Clir Jacqui Rayment
expiry date

Date to 08/06/2010 OUT OF TIME Clir Stephen Barnes-
determine by Andrew

Site area 0.006 ha Usable amenity area | shown: 17.1 sq.m.
Density - n/a shown: n/a
whole site Landscaped areas

Site coverage (developed 9 sq. m. Site coverage 15%
area)

Accessibility | Medium (Band 3) Parking Permit Yes

zone Zone

Car parking | Proposed: Zero Existing: Zero Policy maximum: 1
provision

Motor Proposed: Zero Zero n/a

cycles /

Bicycles

Key submitted documents supporting application

Design and Access Statement

Appendix attached

1 | Local Plan Policy schedule




Recommendation in full
Approval subject to conditions.

Proposed Development & Surrounding Context

This application seeks permission for the erection of a part two storey, and part single
storey replacement rear extension, and raising the height of the roof ridge to provide one
additional bedroom in the roof space.

The application site contains a 2 bedroom two storey terraced dwelling. The property is
located in a residential street with mainly two storey dwellings and 3 storey modern infill in
places in a similar style and character.

In particular, there is no predominant roofline that runs along the terrace in the street, as
there is a significant variation in height of the main roofline of the dwellings along either
side of the street, more so for the properties 5 to 45 Dover Street.

The property itself abuts a modern 2 storey residential development with accommodation in
the roof, where there is step downwards in the roofline and profile through to 31 Dover
Street.

The property has an existing part single and two storey rear projection that is subservient in
size to the main house, running along the edge of the common boundary with the
neighbouring property at 31 Dover Street.

The local area is mainly characterised by properties with small gardens.

Relevant Planning History
08/00937/FUL — Refused 15.08.2008

Replacement dwelling including the demolition of existing and erection of 3-bed dwelling
with 3 storeys of accommodation.

01. Neighbouring Amenity.

Notwithstanding the adjacent neighbouring properties of 13 Middle Street and 35 —
41 Dover Street the proposal, by means of its excessive scale and proportions,
relates poorly to the neighbouring properties (number 31 Dover Street and
properties to the rear) and would result in the introduction of an overbearing and
dominant structure which would adversely affect the residential amenities currently
enjoyed by those neighbouring occupiers.  Therefore the scheme is contrary to
Policies SDP1, SDP7, SDP9 and H7 of the City of Southampton Local Plan Review
(March 2006) and the provisions of the Residential Design Guide (September
2006).

02. Residential Character.
Notwithstanding the adjacent neighbouring properties of 13 Middle Street and 35 —

41 Dover Street the proposed development would appear out of character with the
more general and traditional cottage style architectural form which dominates the



local area due to the form of the roof and the depth and design of the building. Thus
the development would result in continued erosion of the established pattern of
development which is evident within the Inner Avenue residential area, contrary to
Policies SDP1, SDP7, SDP9 and H7 of the City of Southampton Local Plan Review
(March 2006) and the provisions of the Residential Design Guide (September
2006).

Consultation Responses & Notification Representations

A consultation exercise in line with department procedures was undertaken which included
notifying adjoining and nearby landowners, placing a press advertisement and erecting a
site notice. At the time of writing the report, 7 representations had been received from

surrounding residents, including 2 ward councillors.

Summary of Representations made

Comment - The following concerns were raised due to the possibility of the property being
converted into a house in multiple occupation:-

. The property will used for more student accommodation to the detriment of the local
street due to the disturbance caused by the anti social behaviour of the students.

. The amount of amenity space is inadequate to serve the occupiers. The size and
layout of accommodation and communal facilities for the number of occupiers will be
overcrowded.

. No cycle storage proposed.

. Larger occupancy will result in overflowing wheelie bins left out on the street on
collection days which are leads to vermin infestation and obstruct the highway for
users.

. There is insufficient space for additional on street parking caused by increased
occupancy, local residents are unable to park vehicles near homes leading to
security problems.

. Set a precedent for extensions to HMOs in the local area.

Response

The applicant has confirmed that the property is currently occupied by a single
family unit. On April 6™, this type of accommodation would most likely have fallen
with a use class C3 dwellinghouse. The applicant has also confirmed that the
completed building will continue to be occupied by single family unit under class C3.
The assessment of the use as a HMO would be the matter of a separate planning
application to be assessed on its own individual merits under the Council’s relevant
planning policies and guidance when the applicant decides to change the use of the
property. Therefore, this application is purely assessed on the merits of the physical
changes to the building rather than the use.

Comment - The raising of the roof ridge will result in loss of outlook, sunlight and daylight to
the front habitable windows of 33 Dover Street. The raising of the roof height is out of
character with the general character of the local street, where the maijority are 2 storey
cottage style properties.



Response

There are no standards under the Council’s planning guidance set out in the
Residential Design Guide that defines the minimum front to front separation
distances of development between properties across a road. The additional massing
of roof will not significantly impinge on the light and outlook enjoyed from the front
rooms of 33 Dover Street. Furthermore, there is a significant variation in height of the
main roofline of the dwellings along either side of the street and, therefore, the
change in roofline height will not be out of keeping with the varied roofscape
character of the street.

Comment - The increased height of the extension will significantly reduce the light entering
the only windows in the dining room and kitchen and reduce light from the rear bedroom of
31 Dover Street. The rear extension will be built on the existing garden party wall of 31
Dover Street and the occupier has not been informed by the applicant how it will affect their
property.

Response

The additional ridge height and massing of the replacement rear extension will not
project any further than the rear flank wall of the existing first floor extension. The
eaves height of the proposed two storey extension