Planning and Rights of Way Panel 12 October 2021
Planning Application Report of the Head of Planning & Economic Development

Application address: Car Park, College Street, Southampton

Description of Development:

Installation of storage containers for retail and food and drink use, shared office
workspace and studio space for artists, with associated events space for a temporary
period of 10 years (Amendment to planning permission ref 20/00173/FUL with the
temporary period increased from 5 to 10 years)

Application 21/01199/FUL Application type: FUL

number:

Case officer: Andrew Gregory Public speaking 5 minutes
time:

Last date for 15.10.2021 (ETA) Ward: Bargate

determination:

Reason for Panel | Five or more letters of | Ward Councillors: | Clir Bogle

Referral: objection have been Clir Noon
received Clir Paffey
Applicant: Mr Matthew Sanger Agent: Studio Four Architects Ltd
Recommendation Summary Conditionally Approve
Community Infrastructure Levy Liable As a temporary use the proposal falls

under Regulation 5 Paragraph 2 of the CIL
Regulations (as amended) and therefore
will not be CIL liable.

Reason for granting Permission

The development is acceptable taking into account the policies and proposals of the
Development Plan as set out below. Other material considerations have been considered
and are not judged to have sufficient weight to justify a refusal of the application, and where
applicable conditions have been applied in order to satisfy these matters. The scheme is
therefore judged to be in accordance with Section 38(6) of the Planning and Compulsory
Purchase Act 2004 and thus planning permission should therefore be granted. In reaching
this decision the Local Planning Authority offered a pre-application planning service and has
sought to work with the applicant in a positive and proactive manner as required by
paragraphs 39-42 and 46 of the National Planning Policy Framework (2019). Policies —
SDP1, SDP4, SDP5, SDP10, SDP15, SDP16 and REI7 of the Local Plan Review (amended
2015), CS1, CS6, CS14, CS18, CS19, CS20, CS23, CS24 and CS25 of the Core Strategy
(amended 2015) and AP8, AP15, AP16, AP18 and AP34 of the City Centre Action Plan
(2015).
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The site and its context

The application site comprises the College Street car park, which is owned and
operated by Southampton City Council. The proposal relates to the eastern half
of the car park which contains 73 car parking spaces, with 95 spaces to be
retained on the western side of the car park. The site is accessed from College
Street which bounds the site to the north, with two separate in/out access points.
The site is bounded by Bernard Street to the south, the A33 to the West and
Terminus Terrace to the East. A number of trees are located on the site boundary
and a boundary wall and railings enclose the car park.

The area has a mixed residential and commercial character. Student and non-
student tall flatted blocks are located on College Street to the north with housing
located to the south and west. The townhouses on the adjacent southern side of
Bernard Street are Grade Il listed (113-121 and 123-133 Bernard Street) and are
located within the Oxford Street Conservation Area. The Flying Dutchmen public
house is located at the corner of Bernard St/Terminus Terrace with more food
and drink outlets and commercial property located further south on Oxford Street.
The College Street car park has a pedestrian access on its southern side which
is directly opposite John Street which provides a pedestrian access route through
to Oxford Street. The City Commerce Estate is located further to the north-east.

Proposal

The application seeks a 10 year temporary permission for a container park
on the eastern part of the College Street Car Park. This a re-submission
following a previous planning permission 20/00173/FUL, which was granted
a temporary period of 5 years. The applicants require a longer 10 year
temporary planning permission in order to secure investment for the
scheme. Other than the change to the temporary period, this application is
the same as the previous application (ref 20/00173/FUL) in all other
respects.

The Container park would comprise converted shipping containers made
available for retail (132sgm gross floor space) and food and drink uses (266sgm
gross floorspace), shared office workspace and studio space for artists (160sgm
gross floorspace), with associated events space. The container park model is
now well established with numerous sites located nationwide including in London,
Manchester, Bristol, Cardiff, Edinburgh and York. The ethos of this container park
scheme is to provide a place for new start-up businesses, local producers and
creatives with space for work, events, shopping and food and drink facilities.

The proposal comprises 20ft (6m) or 40ft (12m) long container units arranged to
form two internal courtyard spaces. The larger eating court area would be
enclosed with a tensile-fabric roof canopy. The containers are double stacked on
the western side to form an upper floor bar and terrace and artist’s studio. The
containers are also proposed to be stacked 4 high to create a feature at the
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corner of Bernard Street and Terminus Terrace. Some of the containers will be
branded and powder coated with vibrant colours to create visual interest. The
other containers will be colour coated grey.

A small section of existing railings will be removed on Bernard Street to provide
the main pedestrian entrance. There will be no impact to existing boundary tress
and no further alterations to the existing boundary and access arrangements to
the car park. Staff and servicing access will take place from an existing vehicular
access from College Street.

The proposal is a car free development with all adjacent car parking retained for
public car parking. 18 no. cycle parking spaces are provided.

The proposal seeks trading hours of
e (07:00-23:00 Monday to Friday on the office floorspace and
e 11:00-23:00 Monday-Sunday on the retail and food and drink uses.
e 6 special entertainment/live music events are proposed per year
proposed hours of 11:00-21:00.

Although the site is owned by the Council this should have no bearing on the
planning merits of the case.

Relevant Planning Policy

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

The National Planning Policy Framework (NPPF) was revised in 2021. Paragraph
219 confirms that, where existing local policies are consistent with the NPPF, they
can been afforded due weight in the decision-making process. The Council has
reviewed the Development Plan to ensure that it is in compliance with the NPPF
and are satisfied that the vast majority of policies accord with the aims of the NPPF
and therefore retain their full material weight for decision making purposes, unless
otherwise indicated.

The College Street car park is identified within the City Centre Action Plan as
having potential to form part of a comprehensive wider development of the Duke
Street, Richmond Street and College Street area. Policy AP34 identifies the site
as suitable for mixed use development, with acceptable uses listed to include
residential, student accommodation, offices, media/creative industries/workshops,
food and drink, small scale retail (A1) (under 750 sq m gross) and hotel uses.
Policy AP34 indicates that development on this site should provide active frontages
along Bernard Street and Threefield Lane; respond to the increase in height
towards Richmond Street and protect and enhance the setting of the adjacent
conservation area and listed buildings; must achieve an appropriate degree of
safety in respect of flood risk in line with policy AP 15.
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The site is located outside of a night time hub and is outside of the Oxford Street
night time zone. Policy AP8 of the City Centre Action Plan relates to the Night Time
Economy and indicates that the Council will use its planning and licensing functions
to promote a night time economy with a range of activities that contribute to a
vibrant city centre whilst minimising potential disturbance to nearby residential
areas. Late night food and drink uses, located outside of designated late night
zones and hubs, where it can be demonstrated there would be no adverse
disturbance to nearby residents, will only be supported with hours of operation up
to 11pm. The supporting text to policy AP8 indicates that contributions will be
sought from applications for night time economy uses towards community safety
measures which may include CCTV — particularly when the offer exceeds a 10pm
close.

Policy SDP16 of the Local Plan Review indicates that noise generating
development would not be permitted if it would cause an unacceptable level of
noise impact with applicants required to submit a noise impact report to assess the
effect of the proposed development. This application is supported by a Noise
Assessment, which is discussed in the consultee and consideration sections of this
report.

The site is located within a tidal flood zone 2 and policy AP15 of the City Centre
Action Plan requires developments within flood zones to be supported by Flood
Risk Assessment to demonstrate an appropriate degree of safety against flood risk
for the lifetime of the development. This application is supported by a Flood Risk
Assessment which is discussed in the consultee and consideration sections of this
report.

Relevant Planning History

20/00173/FUL

Installation of storage containers for retail and food and drink use, shared office
workspace and studio space for artists, with associated events space for a
temporary period of 10 years

Conditionally Approved by the Planning Panel 25/08/2020

Consultation Responses and Notification Representations

Following the receipt of the planning application a publicity exercise in line with
department procedures was undertaken which included notifying adjoining and
nearby landowners, and erecting a site notice 20.08.2021. At the time of writing
the report 5 objections have been received. The following is a summary of the
points raised:

Overshadowing - the effect on neighbours' daylight, sunlight or privacy
Officer Response — The scale and layout is appropriate having regard to the
density and existing built form within this area. The separation distances of 22m
from properties of Bernard Street and 19m from the flats to the north will ensure
adequate separation to prevent harmful overshadowing or loss of privacy. The
previously consented scheme for a temporary period of 5 years was considered
acceptable in this regard and an extended temporary period of 10 years would not
create any new impacts.




5.3

5.4

5.5

5.6

5.7

5.8

Road safety - the impact of traffic, road access, parking and servicing
Officer Response — No objection has been raised by Highways Development
Management and the loss of car parking on this site is supported by policies in the
City Centre Action Plan and Local Transport Plan 4. 67% of the exiting parking
spaces will be retained which exceeds the average occupancy rate of 57%. The
merits of the scheme are considered to outweigh the occasions when parking
demand is higher, such as during matches and concerts at St Mary’s Stadium and
there are other parking facilities in the city centre to support these events.

Overbearing - the appearance, bulk or height of the scheme

Officer Response — No objection has been raised by the Council’'s Urban Design
Manager or Heritage Officer. The proposal is considered to result in less than
substantial harm to the setting of the Oxford Street Conservation Area, and
adjacent listed building, and the public benefits of the scheme are considered to
outweigh the changes to the setting of these heritage assets. No objection has
been received by the Council’'s Conservation Officer. The previously consented
scheme for a temporary period of 5 years was considered acceptable in respect of
design and heritage setting and an extended temporary period of 10 years would
not create any new impacts. Details of materials and finishing treatment to the
containers has been reserved by condition and any treatment and finishes will
need to be assessed to ensure they are suitable for the longer 10 year period.

Noise and Impact on adjacent listed buildings

Officer Response — The application is supported by evidence in the form of a noise
assessment to demonstrate that the proposed operation will not lead to noise
impact greater than existing background noise levels from road traffic, when
assessed from external walls of nearby noise sensitive residential properties.
Listed Buildings can be fitted with secondary glazing and other forms of mitigation
providing the correct consents are secured first, but the evidence is that this will
not be required. The same noise control measures secured for the 5 year period
can also be secured for the proposed 10 year period. The Council’ Environmental
Health Team have raised no objection and have no concerns regarding vibration
arising from the proposed use.

Loss of trees or other important landscape features
Officer Response — The proposal involves no loss of trees and a condition is
recommended to ensure trees are safeguarded during construction.

Disturbance - the impact on amenities such as noise or smells generated by
the proposal

Officer Response — No objection raised by Environmental Health and again the
same controls to mitigate against noise and odour can be re-imposed for the
proposed 10 year period.

It is a high density residential area unsuitable for such a development
Officer Response - The site is located within the city centre and this area has a
mixed residential and commercial character, and the site is allocated in the
development plan for the range of uses proposed meaning that the principle of
development is acceptable subject to the consideration of specific detail
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Impact of litter
Officer Response — A litter management plan, including details of litter bin provision
and litter collection is recommended, to be secured by condition

What percentage of the spaces are in fact for artist studios as opposed to
food and drink outlets?

Officer Response — The submission shows 160sqm of studio and co-working
space, 132sgm of retail space, 106sqm of food outlets and 160sqm of bar floor
space (container space only, the external yard not included). A condition is
recommended to restrict the gross internal floor area for food and drink uses to not
more than 266sqm.

Should / when this project fails will we have to live with a rusty trailer park
for 10years. Minimum occupancy limit.

Officer Response — The materials and finishes will be assessed to ensure they
have longevity for a 10 year period. The Planning decision cannot require a
minimum occupancy limit and under-occupancy and impact on scheme viability is
a landowner tenant manner.

If the council want this project, build it where the containers will not look so
out of place.

Officer Response — This site is the only site under consideration and was
previously found to be acceptable location for this development.

The demand for retail outlets has fallen in this part of the city.
Officer Response — This proposal seeks to provide a different offer to High Street
retail by providing a range of uses for creative industries.

There is no need to provided additional office space for star-up businesses
- there is plenty of vacant office space in the city.

Officer Response — The proposed container park seeks to provide a different offer
as a home for a variety of creative enterprises.

We are aware that a temporary 5 year approval has been granted for the
proposed use on this site - 1 of these years has passed with no sign of
implementing the proposals. There can be no justification in now granting a
temporary 10 year term, thereby preventing any permanent development for
this brownfield site for a further 10 years.

Officer Response - The proposed uses accord with the site policy allocation, It is
within the Council’s control as landowner to determine the appropriate lease period
irrespective of the outcome of this planning application. Other container parks
nationally such as Box Park Wembley have been granted for a 10 year period. The
finishing materials and treatments will require careful consideration to ensure
longevity over the proposed extended 10 year temporary period. The applicants
have indicated that the scheme cannot be delivered within a 10 year temporary
consent in order to secure lending/investment.

Consultation Responses

SCC Highways — No objection
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Location and Principle

The proposed development is situated within a city centre location with the local
area generally being mixed use. The current site is a car park which is noted that
has been identified by the Council as a development site. Overall, the principle of
development is considered acceptable.

Access

The only access to the site appears to only provide servicing access for the site.
Therefore in terms of vehicular movements, there will be an overall reduction to
the current access and therefore is considered acceptable.

It is noted that the main pedestrian access is through the remaining car park.
Although it is considered acceptable as the arrangement would be no different to
any other development which is accessed via a large car park (such as a large
retail development), it would be better in terms of design and safety that
pedestrians can access the site directly from the footway on College Street (the
access currently shows an ‘exit only’ arrangement).

Parking
The development does not provide on-site parking but will result in the loss of 73

spaces leaving 95 spaces in the remaining parts of College Street Car Park. Data
has been used which suggests the car park has been producing approximately
26% of its ‘possible income’. Although this doesn’t necessarily provide information
on the different occupancy rate throughout the day, 26% income rate is relatively
low meaning that it is overall underutilised throughout the entire day. Furthermore,
data does show that public parking in the wider city centre generally has spare
capacity.

Additional data has been sourced which shows that around 30 residential season
ticket holders are valid in this local area (although some holders are in between
two car parks which may not mean all will be parking in College street).

The applicant has also provided a survey of the car park which showed only 27
cars parked in the car park. Due to the abnormal situation with lockdown, this would
naturally not be representative of the usual occupancy rate but would likely show
a truer picture of residential requirements — although there could still be a low level
of cars parking there due to key workers.

Overall, the data being provided, shows that the remaining spaces as well as the
wider city centre parking availability should be able to accommodate parking
demand in the area. Furthermore, with the fact that the car park being designated
as development site, there are no objections to the loss of parking on site.

Cycle Parking

The plan shows 9 cycle hoops but does not specify whether it is allocated to the
commercial units (staff) or whether it is open for public use. Due to the unique
nature of the site, there is no direct standard to specify minimum cycle parking
standards, but it would be good to provide as many as possible. 18 spaces
however can be considered acceptable as the units are relatively small but would
strongly encourage more to be provided due to the occupancy capacity.
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Trip Generation

The site is predicted to generate very little vehicular traffic due to its location and
use. Much of the trips will likely be linked and some pass-by trips which currently
take place on the wider city centre area. However, these ‘leisure’ related trips
would unlikely access the site specifically as most would probably be travelling
along Oxford Street which will ignore this area.

The Transport Note states that the site can accommodate 300 people but would
naturally arrive and depart in waves. However, during peak hours, the levels can
be quite concentrated and high.

Trip Impact
Due to there being very few vehicular trips there will be little impact to the traffic

network.

The only concern would be the concentration of new pedestrian movements
directly around the site. The area of main concern would be across Bernard Street,
especially by the South eastern corner of the site. Due to the location of the pub
opposite the road as well as a strong desire route south towards Terminus Terrace
as that links up other leisure uses such as the Casino, bars and restaurants as well
as the Ocean Village area.

The Bernard Street/Terminus Terrace junction is signalised but the Western arm
does not benefit from any pedestrian crossing facilities. The carriageway is quite
wide and with traffic levels being quite high and can come from different directions,
there are safety concerns to simply have an informal crossing with no dedicated
pedestrian phase — especially for road users with visual or mobility impairments.

Therefore it will be requested that a formal crossing will be provided with a
controller for a dedicated phase as part of the application via the Section 106
agreement.

Servicing

No servicing details can be but is assumed that most is not all servicing would take
place on site as the site plan shows a small servicing area. However, it is not shown
whether some units, albeit small, may require a larger delivery truck which may not
be able to service on site.

The current access is part of a one way system which means that vehicles are all
exiting in a forward gear. With the proposed servicing arrangements, it may result
in vehicles reversing out onto the highway which is increase the risk to highway
safety. There appears to be an area of hardstanding behind “storage unit 1” by the
access which should allow space for vehicles turn on site. This should be retained
and kept clear for that purpose.

A servicing management plan should be applied to restrict any servicing to take
place on Terminus Terrace and Bernard Street (except the formal parking bays)
as well as to cover other points.

Over sailing the Highway
Part of the structure appears to overhang the public footway. This is considered in
principle but will require an oversails licence agreement from the Council.




5.34

5.35

5.36

5.37

5.38

5.39

5.40

5.41

Summary
The proposed development is considered acceptable subject to the following

conditions:

1) Servicing Management plan. No servicing to be permitted along Terminus
Terrace or Bernard Street (except on formal parking bays) and should try to
avoid peak traffic hours. The hardstanding area behind the “storage unit 1”
should be kept clear to provide the option for vehicles to turn on site.

2) Construction Management Plan

SCC Environmental Health (Food Safety) — No objection subject to the following
conditions:

1. There will be no more than 6 events per annum and the level at these events
will be a maximum 20dB above background noise levels.

2. The music at these events will cease at 21.00 hours

3. Sound levels should be monitored throughout these event

4. Control measures regarding lighting, odour and management.

SCC Sustainability Team — No objection

Whilst this temporary development would not be required to meet specific
sustainability targets, a condition is recommend to ensure sustainable measures
are maximised with energy, lighting and water efficiencies achievable.

SCC Flood Officer — No objection subject to the following conditions:

» All electrical points need to be raised a minimum of 900mm above the
containers finished floor level and above the current flood level for site of
3.2mAOD for a 1 in 200 year annual flood event.

+ The containers must be anchored or fixed to avoid the risk of flotation. As
prosed in the revised Flood Risk Assessment (June 2020), fixings of 450 x
450mm concrete foundation and anchor fixing bolt to a steel plate need to be
implemented.

SCC Archaeology — If the containers require foundations then conditions will be
required to secure and archaeological damage assessment, investigation and
work programme.

Southern Water — Request conditions to secure measures to divert or protect the
public sewer and also to agree details of surface water disposal. Request
informative regarding connection to foul and surface water sewer.

SCC Heritage Officer — No objection

The open character of the current site is a relatively modern arrangement and of
poor quality, and that whilst the new container facilities would be visible in the views
out to the north from the listed townhouses, the harm to wider setting of the listed
buildings, and the setting of the adjacent conservation area, presented by the
development would be low given their temporary nature, container stacking
arrangement, and retention of the exiting boundary wall and trees, and that this
low level of harm identified would be considered less than substantial harm, and
would be outweighed by the positive public benefits of the scheme in terms of
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employment and unique space for start-up businesses will add to the vibrancy on
the city centre in the planning balance on this occasion.

SCC Licensing — No objection

SCC Archaeology - The full extent of ground disturbance/groundworks will need
to be confirmed prior to commencement and therefore a damage assessment
condition and investigation conditions are requested.

SCC Air Quality - Air Quality
The nearest AQMA to this temporary development is AQMA 4 Town Quay to
Platform Road.

The only potential concern regarding air quality is possibly traffic fume emission
from the adjacent public car park, affecting the indoor air quality of the retail
container units. Adequate ventilation should be provided to the container units,
drawing in fresh air from the furthest wall from the car park, if possible.

(Good ventilation is essential for their covid risk assessment as well)

Officer Response — The site layout is arranged to ensure the containers do not
face the adjacent public car park.

Police (Secure by Design) - The layout of the containers (an enclosed courtyard),
together with the large awning and tables and benches will make the site ideal for
rough sleepers etc. which increases the opportunities for crime and anti-social
behaviour. To reduce the opportunities | would suggest:

. Fittings / the arrangement of containers should be such that the site can be
made secure when it is closed for business.
. Containers are not a security product, appropriate fittings should be

provided to enable the user of the container to secure it

Planning Consideration Key Issues

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

- The principle of development;

- Impact on the appearance of the area;

- Residential amenity;

- Flood Risk

- Air Quality and the Green Charter and;

- Mitigation of direct local impacts.

Principle of Development

The College Street car park in its entirety (168 spaces) is identified for mixed use
development within the City Centre Action Plan (2015). This proposal would result
in the loss 73 car parking spaces for a temporary 10 years, with 95 car parking
spaces retained on the western side of the car park. The loss of city centre public
car parking aligns with the Council’s Local Transport Plan Strategy 4 (LTP4), which
seeks a reduction in demand for car parking in the City Centre and being smarter
with the retained parking stock. Policy 13 of LTP4 indicates:
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Smarter Parking — over the next twenty years we will take a balanced and smarter
approach to management and provision of car parking, particularly in the City
Centre, managing the supply and demand of parking intelligently and taking a
balanced approach so to not increase levels through consolidation of existing
parking provision to the Inner Ring Road and limiting it in new developments’

The proposal accords with the policy allocation under policy AP34 which supports
mixed use development including the range of uses proposed namely
media/creative industries/workshops, food and drink, small scale retail (A1) (under
750 sq m gross). The container park will provide a different offer in terms of space
for creatives and start-ups and will add to the vibrancy of the City Centre. The
proposal has the support of the current administration from a Council landowner
perspective.

The proposal seeks a 10 year temporary planning permission. This would
not compromise the longer terms policy aspirations in terms of the
comprehensive redevelopment of the Dukes Street, College Street and
Richmond Street area. The proposed control measures in terms of use,
appearance and noise and odour impacts imposed for the 5 year period can
be re-instated for the 10 year period. The applicants seeks an extended 10
year temporary period due to investor/lending requirements to fund the
scheme. There are other precedent nationally, including Box Park in
Wembley, for container parks which have been granted planning permission
for a temporary period of 10 years.

Therefore, the principle of development is supported.

Impact on the appearance of the area

Whilst the form and external appearance of containers will be different from the
surrounding built environment the proposed stacked arrangement and colour
treatment of the containers will add visual interest to the area and are not
considered harmful to the character and appearance of the area. Furthermore the
containers reflect the temporary nature of the scheme. The stacked height
arrangement and retention of the existing boundary wall and trees are considered
to result in less than substantial harm to the setting of the listed townhouses on the
southern side of Bernard Street and the Oxford Street Conservation Area, and the
public benefits of the container park in terms of employment and creation of space
for start-ups and creatives is considered to outweigh the impacts of the containers
on the setting of these listed buildings.

The proposed siting of the containers with a set back from Bernard Street and a
maximum height of 4 containers on the corner is not considered to have an adverse
impact on strategic views of St Michaels Church along the strategic view corridor
from the Itchen Bridge having regard to the building line and height of buildings to
the west along Bernard Street. The stacked containers have a height of 12m on
the corner stacked four high, 6m double stacked and 4m single stacked (plus roof
plant enclosure).

Impact on the residential amenities of neighbouring occupiers
Clearly using an existing (underused) car park for an entertainment destination will
have some impacts upon existing residential amenity. The Panel will need to be
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satisfied that these impacts can be suitably mitigated to ensure that these impacts
are acceptable. If the Panel conclude that the impacts will be excessive then the
application can be refused on those grounds. Following an assessment by officers,
including those within Environmental Health, it is considered that the proposed site
arrangement, height of the stacked containers and separation distance from
nearby properties is not considered to lead to harmful shadowing, overbearing
impact or loss of privacy across public streets. The nearest dwelling houses are
located on the southern side of Bernard Street would be located a distance of 22m
from the containers, the nearest flatted block to the north would be located 19m
from the containers.

The noise impact of the container park, particularly in relation to the congregation
of patrons associated with the proposed food and drink uses and supporting
entertainment has been carefully considered through the submission of a noise
assessment which has reviewed by the Council’s Environmental Health Team.
The acoustic report demonstrates that the Container Park would not create
adverse noise levels above existing back ground noise levels created primarily by
road traffic on the A33, with the exception of 6 special live/music entertainment
events per year (which will be restricted to a closing time of 9pm and noise levels
restricted to 20db above existing background noise levels).

It is acknowledged that there will also be new impacts associated with patrons
arriving/departing the container park however these impacts are not considered
adversely harmful having regard to the city centre context and locality in close
proximity to Oxford Street. Any impacts need to be balanced with the benefits of
creating a vibrant city centre as advocated by policy AP8 of the City Centre Action
Plan relating to the night time economy and the proposed terminal hour of 11pm
(and 9pm for 6 special events per year) accords with policy AP8.

A condition is recommended to ensure that noise and odour is appropriately
controlled from any kitchen extraction equipment. Adequate space has been
provided within the site for waste storage and details of collection arrangements
and frequency of refuse collection will be agreed through a servicing management
plan.

Flood Risk

Part of the site is located within Environment Agency flood zone 2 for medium flood
risk, this means that the site is at risk of present day flooding with between a 1 in
1000 (0.1%) and 1 in 200 (0.5%) annual probability of a flood event.

The NPPF it states that ‘Inappropriate development in areas at risk of flooding
should be avoided by directing development away from areas at highest risk
(whether existing or future). Where development is necessary in such areas, the
development should be made safe for its lifetime without increasing flood risk
elsewhere.’

The application proposes the use of shipping containers ‘for retail and food and
drink use’. Shipping containers are modular structures and have the ability to move
in flood conditions posing a risk to the public on or near the site. The Flood Risk
Assessment submitted with the application (amended June 2020) is sufficient and
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demonstrates that the containers would be sufficiently anchored to avoid the risk
of floatation during a flood event. There is no flood risk objection to this application.

Highways
No objection has been raised by the Council’s Highways Team with the principle

of car parking loss supported by Planning and Transport policies. The City Centre
site is accessible by sustainable modes of transport 18 cycle parking spaces have
been provided. The proposal will result in the loss of 73 car parking spaces with
95 car parking spaces retained.

Evidence in relation to revenue generated from the car park demonstrates that the
car park was under-occupied (pre Covid-19) and therefore the proposed 43%
reduction in parking can be sustained having regard to city centre transport policy
which seeks a reduction in city centre car parking and smarter use of parking
facilities within the city centre. It should be noted that no objections have been
raised by exiting traders on East Street or other businesses in terms of the loss of
public car parking within this area. Any loss of car parking to serve existing
businesses within this area needs to be weighted with the benefits this venture will
bring by drawing more people to this site with the potential for lined trips to Oxford
Street which may support existing nearby premises.

The proposal will not impact on the access/egress arrangements for the retained
car parking. Servicing of the site will take place via College Street with servicing
management details to be reserved by condition.

Air Quality and the Green Charter

The Core Strategy Strategic Objective S18 seeks to ensure that air quality in the
city is improved and Policy CS18 supports environmentally sustainable transport
to enhance air quality, requiring new developments to consider impact on air
quality through the promotion of sustainable modes of travel. Policy SDP15 of the
Local Plan sets out that planning permission will be refused where the effect of the
proposal would contribute significantly to the exceedance of the National Air
Quality Strategy Standards.

There are 10 Air Quality Management Areas in the city which all exceed the
nitrogen dioxide annual mean air quality standard. In 2015, Defra identified
Southampton as needing to deliver compliance with EU Ambient Air Quality
Directive levels for nitrogen dioxide by 2020, when the country as a whole must
comply with the Directive.

The Council has also recently established its approach to deliver compliance with
the EU limit and adopted a Green City Charter to improve air quality and drive up
environmental standards within the city. The Charter includes a goal of reducing
emissions to satisfy World Health Organisation air quality guideline values by
ensuring that, by 2025, the city achieves nitrogen dioxide levels of 25ug/m3. The
Green Charter requires environmental impacts to be given due consideration in
decision making and, where possible, deliver benefits. The priorities of the Charter
are to:

- Reduce pollution and waste;

- Minimise the impact of climate change

- Reduce health inequalities and;
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8.1

- Create a more sustainable approach to economic growth.

The application has addressed the Green Charter and the air quality impact of the
development by providing a car free development and reducing car parking in the
city centre. The proposal is accessible by sustainable modes of transport and 18
cycle parking spaces have been provided.

Mitigation of direct local impacts

Pedestrian connectivity and crossing improvements are required with the addition
of an extra pedestrian crossing (with controller) on the Western arm of Terminus
Terrace/Bernard St junction. A new pedestrian crossing is discouraged adjacent to
the proposed pedestrian site entrance in order to discourage pedestrians from
using John Street to access Oxford Street. Furthermore an additional pedestrian
crossing further up from the traffic lights would have an adverse impact on traffic
flows on Bernard Street.

CCTV is also required to mitigate any gaps in the existing network within this area
in the interests of the safety and security of patrons given the proposal includes
food and drink uses with entertainment and late night hours until 11pm (except the
6 no. special events which will close at 9pm).

Summary

The proposed loss of 73 car parking spaces (43% of the existing parking) with 95
car parking spaces to be retained accords with the Council’'s Transport Policy and
the City Centre Action Plan. The site is allocated for mixed use redevelopment and
the proposed media/creative industries/workshops, food and drink, small scale
retail container units accords with the range of uses appropriate for this site under
the site specific policy allocations.

The proposal will provide improved offering for start-ups and creative industries
and will add to the vitality of the city centre. It has been demonstrated that the
development will not lead to adverse noise impact and is safe in flood risk terms.
Furthermore the site arrangement and appearance of the containers will not have
an adverse impact on the character and appearance of the area having regard to
the 10 year temporary period requested. The existing boundary wall and trees are
to be retained and the scheme will lead to less than substantial harm to the setting
of adjacent listed buildings.

Planning permission is again recommended.
Conclusion

It is recommended that planning permission be granted subject to a Section 106
agreement and conditions set out below.

Local Government (Access to Information) Act 1985

Documents used in the preparation of this report Background Papers

1. (@) (b) (c) (d) 2. (b) (c) (d) (e) (f) (9) 4.(f) (9) () 6. (a) (b) 7. (a)
AG for 12/10/2021 PROW Panel



PLANNING CONDITIONS

01.

02.

03.

04.

Time Limited (Temporary) Permission Condition (Performance)

The development hereby approved shall be discontinued either on or before the
period of 10 years from the date of this decision notice. After this time the land and
buildings shall be restored to their former condition, or to a condition to be agreed in
writing by the Local Planning Authority prior to this time.

Reason: To enable the Local Planning Authority to review the special
circumstances under which planning permission is granted for the development in
order to monitor the use in relation to residential amenity.

Approved Plans

The development hereby permitted shall be carried out in accordance with the
approved plans listed in the schedule attached below, unless otherwise agreed in
writing with the Local Planning Authority.

Reason: For the avoidance of doubt and in the interests of proper planning.
Details of building materials to be used (Pre-Commencement Condition)

Notwithstanding the information shown on the approved drawings and application
form, with the exception of site clearance, demolition and preparation works, no
development works shall be carried out until a written schedule of external materials
and finishes, including samples and sample panels where necessary, has been
submitted to and approved in writing by the Local Planning Authority. These shall
include full details of the manufacturer's composition, types and colours of the
external materials to be used for external walls, windows, doors, rainwater goods,
and the roof of the proposed buildings. It is the Local Planning Authority's practice
to review all such materials on site. The developer should have regard to the
context of the site in terms of surrounding building materials and should be able to
demonstrate why such materials have been chosen and why alternatives were
discounted. If necessary this should include presenting alternatives on site.
Development shall be implemented only in accordance with the agreed details.

Reason: To enable the Local Planning Authority to control the development in detail
in the interests of amenity by endeavouring to achieve a building of visual quality.

Hours of Use (Performance)
The use hereby approved shall not operate outside the following hours:

Shared office workspace and studio space for artists
07:00-23:00 Monday to Friday

Retail and food and drink uses
11:00-23:00 Monday-Sunday with the exception of up to 6 special
entertainment/live music events per year with hours of 11:00-21:00.



05.

06.

07.

08.

Reason: To protect the amenities of the occupiers of existing nearby residential
properties.

APPROVAL CONDITION - Noise (Performance)

The development shall be carried out in accordance with the recommendation of
the supporting Noise Impact Assessment by Sound Advice Acoustic Consultants
(Ref SA - 6026-1) and there shall be no more than 6 special music events per
annum and the noise level at these events will be a maximum 20dB above
background noise levels of LA90,1 hour 55.0 dB. Noise monitoring will take place
during all the 6 special music events per annum and the results of the monitoring
shall be submitted to the Local Planning Authority as part of a noise management
plan after each special event and prior to the following special event.

Reason: To protect the amenities of nearby residential occupiers.
Extract Ventilation (Pre-Commencement)

No development shall take place until a written scheme for the control of noise,
fumes and odours from extractor fans and other equipment have been submitted to
and approved in writing by the Local Planning Authority. The development shall be
implemented in accordance with the approved details and findings before the
development first comes into occupation.

Reason: To protect the amenities of the occupiers of existing nearby properties.
Hours of work for Demolition / Clearance / Construction (Performance)

All works relating to the demoilition, clearance and construction of the development
hereby granted shall only take place between the hours of:

Monday to Friday 08:00 to 18:00 hours

Saturdays 09:00 to 13:00 hours

And at no time on Sundays and recognised public holidays.

Any works outside the permitted hours shall be confined to the internal preparations
of the buildings without audible noise from outside the building, unless otherwise
agreed in writing by the Local Planning Authority.

Reason: To protect the amenities of the occupiers of existing nearby residential
properties.

APPROVAL CONDITION - Servicing and delivery management plan (Pre-
Occupation Condition)

No occupation of the commercial units hereby approved shall take place until a
servicing and delivery management plan has been submitted to and approved in
writing by the Local Planning Authority. This management plan shall incorporate
measures for mitigating noise and disturbance to local residents. Deliveries and
servicing to the commercial units shall subsequently be carried out in accordance
with the approved plan. No deliveries and servicing shall take place outside of the
hours of 07:00-21:00 unless otherwise agreed in writing with the Local Planning
Authority.



09.

10.

11.

Reason: To safeguard the amenities of future occupiers of the residential
accommodation.

Construction Management Plan (Pre-Commencement)

Before any development or demolition works are commenced details shall be
submitted to and approved in writing by the Local Planning Authority making
provision for a Construction Method Plan for the development. The Construction
Management Plan shall include details of:

(a) parking of vehicles of site personnel, operatives and visitors;

(b) loading and unloading of plant and materials;

(c) storage of plant and materials, including cement mixing and washings, used in
constructing the development;

(d) treatment of all relevant pedestrian routes and highways within and around the
site throughout the course of construction and their reinstatement where
necessary.

The approved Construction Management Plan shall be adhered to throughout the

development process unless agreed otherwise in writing by the local planning

authority.

Reason: In the interest of health and safety, protecting the amenity of local land
uses, neighbouring residents, the character of the area and highway safety.

Tree Retention and Safeguarding (Pre-Commencement Condition)

All trees to be retained pursuant to any other condition of this decision notice shall
be fully safeguarded during the course of all site works including preparation,
demolition, excavation, construction and building operations. No operation in
connection with the development hereby permitted shall commence on site until the
tree protection as agreed by the Local Planning Authority has been erected. Details
of the specification and position of all protective fencing shall be indicated on a site
plan and agreed with the Local Planning Authority in writing before any site works
commence. The fencing shall be maintained in the agreed position until the building
works are completed, or until such other time that may be agreed in writing by the
Local Planning Authority following which it shall be removed from the site.

Reason: To ensure that trees to be retained will be adequately protected from
damage throughout the construction period.

Flood Risk (Performance Condition)

The development permitted by this planning permission shall only be carried out in
accordance with the approved Flood Risk Assessment (June 2020) by TS Flood
Risk Management.

Reasons: To ensure the safety of the development and future occupants.
The condition is in line with the Planning Practice Guidance (PPG) to the National
Planning Policy Framework (NPPF) for Flood Risk and Coastal Change.



12.

13.

14.

15.

Sustainable measures (Pre-Commencement)

No development shall take place until the applicant has provided to the Local
Planning Authority for approval in writing a report assessing the feasibility of
incorporating the following sustainable design measures into the development:

o Energy minimisation and renewable energy or low carbon technologies

o Water efficiency measures

o Urban Drainage Systems

o Waste management and recycling

o Sustainable construction materials
The report shall include an action plan detailing how these measures will be
integrated into the development. The approved scheme shall then be provided in
accordance with these details prior to the first occupation of the development
hereby granted consent.

Reason: To ensure the development minimises overall demand for resources and is
compliant with the City of Southampton Core Strategy Development Plan Document
(January 2010) policy CS20 and the City of Southampton Local Plan (March 2006)
policies SDP13 and SDP6.

Cycle parking (Performance Condition)

Before the development hereby approved first comes into occupation, the storage
for a minimum of 18 bicycles shall be provided and made available for use in
accordance with the plans hereby approved. The storage shall thereafter be
retained as approved.

Reason: To encourage cycling as an alternative form of transport.

APPROVAL CONDITION Archaeological damage-assessment [Pre-
Commencement Condition]

No development shall take place within the site until the type and dimensions of all
proposed groundworks have been submitted to and agreed by the Local planning
Authority. The developer will restrict groundworks accordingly unless a variation is
agreed in writing by the Local Planning Authority.

Reason: To inform and update the assessment of the threat to the archaeological
deposits.

APPROVAL CONDITION Archaeological investigation [Pre-Commencement
Condition]

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 archaeological investigation is initiated at an
appropriate point in development procedure.



16.

17.

18.

19.

20.

APPROVAL CONDITION Archaeological work programme [Performance
Condition]

The developer will secure the completion of a programme of archaeological work in
accordance with a written scheme of investigation which has been submitted to and
approved by the Local Planning Authority.

Reason: To ensure that the archaeological investigation is completed.
Refuse & Recycling (Pre-Commencement)

Prior to the commencement of development, details of storage for refuse and
recycling, together with the access to it, shall be submitted to and approved in
writing by the Local Planning Authority. The storage shall be provided in
accordance with the agreed details before the development is first occupied and
thereafter retained as approved. Unless otherwise agreed by the Local Planning
Authority, except for collection days only, no refuse shall be stored to the front of
the development hereby approved.

Reason: In the interests of visual amenity, the amenities of future occupiers of the
development and the occupiers of nearby properties and in the interests of highway
safety.

Security (Pre-Commencement)
Prior to the commencement of development details of the following site security
measures shall be agreed in writing with the Local Planning Authority:

. Details of site security arrangements to ensure the site is secure when
closed for business;

. Details of security fittings to the container units.

. Details of operational management controls for the food and drink units with

regards to customer safety and security.

The development shall be carried out on accordance with these agreed details and
thereafter retained as agreed.

Reason: In the interests of safety and security

Gross Internal Floor Area for food and drink uses (Performance)

Not more than 266sgm of gross internal floor area shall be provided at any time for
food and drink uses.

Reason: In the interests of safety and security and the residential amenities of
nearby occupiers and to ensure the permission reflects the mixed-use nature of the
submission.

Litter Management (Pre-Occupation Condition)

Before the development hereby approved first comes into occupation, a litter
management plan, including details of litter bin provision within the site, shall be
submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out and retained as agreed.

Reason: To prevent littering in the surrounding area.



21.

22,

23.

22.

Southern Water

In the event that, following the grant of planning permission, Southern Water
confirm that they require access to the 6m easement to the water main crossing the
site, the layout hereby approved shall be adjusted by shortening two of the
container units as agreed in the email from Allan Gordon dated 25.08.2020. The
revised layout shall be submitted to and agreed in writing with the LPA prior to the
revised layout being implemented on site

Reason: To protect existing water infrastructure. As Southern Water have
commented that full access to their infrastructure is compromised by the current
layout, but given the temporary nature of the scheme and the buildings involved it
is, in agreement with the applicant, possible to amend the scheme should the need
arise.

Surface / foul water drainage (Pre-commencement)

No development approved by this permission shall commence until a scheme for
the disposal of foul water and surface water drainage have been submitted to and
approved in writing by the Local Planning Authority. The development shall proceed
in accordance with the agreed details and be retained as approved.

Reason: To ensure satisfactory drainage provision for the area.
External Lighting Scheme (Pre-Commencement)

Prior to the development hereby approved first coming into occupation, external
lighting shall be implemented in accordance with a scheme to be submitted to and
approved in writing by the Local Planning Authority. The lighting scheme shall be
thereafter retained as approved.

Reason: In the interest of residential amenity.

APPROVAL CONDITION - S106 Planning Obligations

No development shall commence on site (excluding any demolition phase, site set
up and/or site investigation works) until a S106 legal agreement been entered into
with the Council covering the following heads of terms:

i. Either the developer enters into an agreement with the Council under s.278
of the Highways Act to either undertake a scheme of works or provide a financial
contribution towards site specific transport contributions for highway improvements
in the vicinity of the site in line with Policy SDP4 of the City of Southampton Local
Plan Review (as amended 2015), policies CS18 and CS25 of the adopted LDF
Core Strategy (as amended 2015) and the adopted Developer Contributions SPD
(April 2013);

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



iii. Submission, approval and implementation of a CCTV network that can be
linked into and/or accessed by the Council and its partners, with contributions
towards community safety facilities.

The development shall proceed as agreed.

Reason:

The lease agreement will not be complete until planning permission is granted, and
the applicant cannot enter into the S106 Agreement until the applicant has title to
the land. Furthermore, as the development will create localised impacts the above
planning obligations are required in the interests of the proper planning of the area
and to mitigate the impact of the development in accordance with Policy CS25 of
the amended City of Southampton Core Strategy (amended 2015).
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POLICY CONTEXT

Core Strateqy - (as amended 2015)

CS1 City Centre Approach

CS6 Economic Growth

CS14 Historic Environment

CS18 Transport: Reduce-Manage-Invest

CS19 Car & Cycle Parking

CS20 Tackling and Adapting to Climate Change

CS23 Flood Risk

CS24 Access to Jobs

CS25 The Delivery of Infrastructure and Developer Contributions

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

SDP1 Quality of Development
SDP4 Development Access
SDP5 Parking

SDP10 Safety & Security

SDP15 Air Quality

SDP16 Noise

REI7 Food and Drink Uses (Classes A3, A4 and A5)
City Centre Action Plan - March 2015

AP 8 The Night time economy

AP 15 Flood resilience

AP 16 Design

AP 18 Transport and movement

AP 34 Dukes Street, Richmond Street and College Street

Supplementary Planning Guidance
Planning Obligations (Adopted - September 2013)
Parking Standards SPD (September 2011)

Other Relevant Guidance
The National Planning Policy Framework (2021)
The Southampton Community Infrastructure Levy Charging Schedule (September 2013)




Agenda item
Planning Application - 20/00173/FUL - Car Park College Street Southampton

Meeting of Planning and Rights of Way Panel, Tuesday, 25th August, 2020 6.00 pm
(Item 20.)

Report of the Interim Head of Planning and Economic Development recommending that approval be delegated
to the Interim Head of Planning and Economic Development in respect of an application for a proposed
development at the above address.

Minutes:

The Panel considered the report of the Head of Planning and Economic Development recommending
delegated authority be granted in respect of an application for a proposed development at the above address.

Installation of storage containers for retail and food and drink use, shared office workspace and studio space
for artists, with associated events space for a temporary period of 5 years

The Panel noted that statement of objection had been received by Cheryl Butter, Damon Naile and Bill Winter
summaries of these objections were presented to the Panel. Matt Sanger (applicant), was present and with the
consent of the Chair, addressed the meeting.

The presenting officer reported 2 additional conditions, one to migitigate the potential of litter and the other
at the request of Southern Water, set out below. In response to questioning by the Panel in relation to cycle
storage and site security it was agreed that conditions 13 and 18 would be amended, as set out below.

The Panel then considered the recommendation to delegate authority to the Service Lead: Infrastructure,
Planning and Development to grant planning permission. Upon being put to the vote the recommendation was
carried unanimously.

RESOLVED that the Panel:

(i) Delegated authority to the Head of Planning and Economic Development to grant planning permission
subject to the planning conditions recommended at the end of this report and the completion of a S.106 Legal
Agreement to secure:

a. Either the developer enters into an agreement with the Council under s.278 of the Highways Act to either

undertake a scheme of works or provide a financial contribution towards site specific transport contributions
for highway improvements in the vicinity of the site in line with Policy SDP4 of the City of Southampton Local

Plan Review (as amended 2015), policies CS18 and CS25 of the adopted LDF Core Strategy (as amended 2015)
and the adopted Developer Contributions SPD (April 2013);

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

c. Submission, approval and implementation of a CCTV network that can be linked into and/or accessed by the
Council and its partners, with contributions towards community safety facilities.

(i) That the Head of Planning & Economic Development be given delegated powers to add, vary and /or
delete relevant parts of the Section 106 agreement and/or conditions as necessary. In the event that the legal
agreement is not completed within a reasonable period following the Panel meeting, the Head of Planning &
Economic Development be authorised to refuse permission on the ground of failure to secure the provisions of
the Section 106 Legal Agreement.


https://www.southampton.gov.uk/modernGov/ieListDocuments.aspx?CId=638&MID=5281#AI26149
https://www.southampton.gov.uk/modernGov/ieListDocuments.aspx?CId=638&MID=5281#AI26149

Amended Conditions

13. Cycle storage facilities (Pre-Occupation Condition)

Before the development hereby approved first comes into occupation, details of visitor and staff cycle storage
shall be provided in accordance with details to be first submitted to and approved in writing by the Local
Planning Authority. The storage shall be thereafter retained as approved.

REASON: To encourage cycling as an alternative form of transport.

Note to Applicant: The development shall look to target 18 cycle parking spaces for visitors and 1 staff cycle
parking space per business unit.

18. Security (Pre-Commencement)

Prior to the commencement of development details of the following site security measures shall be agreed in
writing with the Local Planning Authority:

o Details of site security arrangements to ensure the site is secure when closed for business;

o Details of security fittings to the container units; and

e Details of operational management controls for the food and drink units with regards to customer safety
and security.

The development shall be carried out on accordance with these agreed details and thereafter retained as
agreed.
REASON: In the interests of safety and security.

Additional conditions

Litter Management (Pre-Occupation Condition)

Before the development hereby approved first comes into occupation, a litter management plan, including
details of litter bin provision within the site, shall be submitted to and approved in writing by the Local
Planning Authority. The development shall be carried out and retained as agreed.

REASON: To prevent littering in the surrounding area.

Southern Water

In the event that, following the grant of planning permission, Southern Water confirm that they require access
to the 6m easement to the water main crossing the site, the layout hereby approved shall be adjusted by
shortening two of the container units as agreed in the email from Allan Gordon dated. The revised layout shall
be submitted to and agreed in writing with the LPA prior to the revised layout being implemented on site
REASON: To protect existing water infrastructure. As Southern Water have commented that full access to
their infrastructure is compromised by the current layout, but given the temporary nature of the scheme and
the buildings involved it is, in agreement with the applicant, possible to amend the scheme should the need
arise.



1/01199/FUL

N\

/Dukes Keep

Scale: 1:1,250

©Crown copyright and database rights 2020 Ordnance Survey 100019679

SOUTHAMPTON

CITYCOUNCIL



	College Street yard 2
	College Street Appendix 2
	21-01199-FUL

