COMMITTEE REPORT

——————————————————————————————————————
	
	Site Address:
	Oak View Residential Care Home, 49 Beach Road, Hayling Island, PO11 0JB
	
	

	
	Proposal:          
Proposed erection of a first-floor side (south) extension and the provision of three additional bedrooms (Class C2) and repositioning of 6No. air conditioning units to flat roof area behind existing pitched roofs.


	
	Application Type:    Full Planning Permission

	
	Application No:
	APP/24/00157 
	Expiry Date:
	14/05/2024

	
	Applicant:
	English Oak Care Homes
	
	

	
	Agent:
	Mr Tutton 
Robert Tutton Town Planning Consultants Ltd
	Case Officer:
	David Eaves

	
	Ward:
	Hayling West
	
	



	
	Reason for Committee Consideration: At the request of Councillor Gray

Recommendation: APPROVE WITH CONDITIONS


——————————————————————————————————————


Executive Summary 

The proposed development relates to the provision three additional bedrooms to an existing residential care home and the repositioning of air conditioning units. 

The principle of extending the existing residential care home within the built up area is considered acceptable.

The proposed extension would be set back from the site frontage, and would appear subservient to the main building. Materials would match existing materials at the site and overall it is considered that the proposed extension would have an acceptable impact on the character and appearance of the building and on the wider area.

Impacts on residential amenity have been considered in detail in consultation with Environmental Health and the scheme amended in relation to the positioning of the air conditioning units. Formerly proposed heat pumps have also been removed from the proposals. Environmental Health have raised no objection subject to an appropriate post-completion noise assessment to ensure that the operating units meet noise requirements.

The extension would be set off the boundary with the closest residential property (No. 43 Beach Road) and there would be no windows facing the neighbour. The extension is also located to the northern side of the residential property reducing light impacts. 

Whilst concerns have been raised in relation to ongoing construction at the site a Construction Site Set Up Plan has been provided to limit impacts of the construction period. Construction impacts are time limited and it would not be appropriate to refuse consent in relation to these impacts, a condition is recommended to seek to limit these impacts.

In relation to highways and parking, the proposal includes to the provision of an additional parking space which would meet the requirements of the Councils Parking Standards for the proposals. Furthermore, parking surveys suggest that adequate parking is provided on site to meet the existing Residential Care Home needs. A Travel Plan to encourage sustainable travel for staff has been provided. It is also noted that there is public parking nearby at Hayling Park. A condition is recommended in relation to securing the additional car and cycle parking.

Finally, the development has been assessed in terms of the Habitat Regulations and appropriate mitigation measures have been secured in relation to water quality impacts.

Planning permission is recommended subject to conditions.

	
1	Site Description 

Oak View Residential Care Home is an established care home at 47-49 Beach Road which is located on the western side of the road, backing onto Hayling Park. It has been enlarged over the years and currently presents to the highway as a central two storey building with double bays on its corners, with dormers in the roof, there are single storey extensions to the south of the building and recently completed first floor to a previously single storey extension to the rear of the site. It is largely white painted with some beige cladding, beneath a grey slate roof. The rear garden is modest in depth and residents benefit from an outlook over the park.

The care home currently comprises 51 rooms and 51 residents. 

There are two vehicular access points and parking at either side of the main building i.e., at the northern and southern sides of the site. The area is primarily residential in character and the adjoining properties comprise a single storey dwelling to the south and a house to the north. Beach Road is a classified road, the A3023, and there is a pedestrian crossing just north of the site, close to the junction with St Mary's Road. As a result, there are zig zag lines, restricting parking. There are also laybys either side of the road, used for residential and other parking. 

The original TPO'd trees on the site no longer exist (see planning history), with some mature trees remaining on the north and south side boundaries, largely outside the application site.

2	Planning History 
	

	90/55601/000 - Change of use of 47 Beach Road from dwelling to rest home (max number of residents at 47 & 49 to be 28) plus single storey side & rear extensions and associated parking, PERM,13/12/1990	

90/51878/001 - Two storey side extension to increase number of residents from 12 to 18 and extension to car park at rear, WD,07/06/1990

94/55601/003 - Single storey rear extension and new common room to provide 7 additional bedrooms, with associated car parking., PERM,08/02/1995

95/55601/006 - Replacement sun lounge to south elevation and revision to car parking layout approved under planning application 94/55601/3., PERM,15/01/1996

03/55601/007 - Retrospective application for the display of 1 No static non illuminated freestanding sign., PERM,15/07/2003 

03/55601/008 - Relief of Condition 3 of Planning Permission 94/55601/003 to increase the number of residents by one from 28 to 29., PERM,22/09/2003

04/55601/009 - First and second floor extensions to the rear (west) elevation and ground floor extensions to the side (south and north) elevations to allow an increase in the number of residents from 29 to 47., REF,19/01/2005 

06/55601/010 - Single storey extension to south elevation and first floor extension to rear elevation (above single storey annexe). , REF,12/09/2006 

06/55601/011 - Two storey and single storey extensions to west and east elevations to form 42No. bed care home, car parking and felling a Beech tree covered by T3 of TPO 1270. (Revised submission).  PERM,08/01/2007

09/55601/012 - Replacement of non-illuminated signs for "Oak View" Care Home, mounted on existing sign boards., PERM,19/02/2009 

09/55601/013 - Display of 2No. banners mounted on pole and 1No. banner hung on east elevation., WD,26/05/2009


	09/55601/014 - Discharge of Condition No's 1, 2, 4, 5, 6, 7, 9, and 11 of Planning Permission 06/55601/011., PERM,18/11/2009


	09/55601/015 - Discharge of Condition No's 3, 8 and 10 of Planning Permission 06/55601/011., PERM,08/03/2010

APP/10/00283 - Amendments to internal layout and fenestration of single extension approved by Planning Permission 06/55601/011.(Retrospective), PERM,12/10/2011


	APP/13/00851 - Removal of large deadwood within crown of 1No. Ash (T4) subject to TPO 1270., WD,19/09/2013

	

	APP/13/01061 - Fell 1No. Ash tree (T4) subject to TPO 1270., PERM,28/11/2013


	APP/15/00903 - Insertion of 2No. ground floor windows to east elevation and reduction to size of ground floor window to north elevation to accommodate internal layout changes., PERM, 08/10/2015


	APP/16/00168 - Proposed replacement entrance porch, single storey rear extension, raised decking/ramps, alterations to fenestration and associated alterations., PERM,14/04/2016


	APP/16/00169 - 1No. non-illuminated ground mounted sign., PERM,14/04/2016

APP/16/00904 - Proposed re-rendering and external cladding., PERM,13/10/2016 

APP/17/01043 - Display of 1No. internally illuminated ground mounted sign; 1No. internally illuminated logo signage., PERM,16/11/2017

	

	APP/18/00379 - Single storey side and rear extension., PERM,24/05/2018


	APP/20/00002 - First floor rear extension to provide 11 additional rooms. Request to discharge Condition 5 (Received 21/04/2022)., PERM,27/01/2021


	It is noted that 06/55601/011 which approved both ground floor and first floor rear extensions. The ground floor element has been implemented, although the first floor was not, but this permission remains extant. In addition, the APP/20/00002 permission has now been implemented and completed. 



3	Proposal 

Proposed erection of a first-floor side (south) extension and the provision of three additional bedrooms (Class C2) and repositioning of 6No. air conditioning units to flat roof area behind existing pitched roofs.

	The proposal would result in an addition to the existing southern flat roof element of the building by the provision of a first floor with a pitched roof which is designed to follow the existing ridge line and then drop down to a lower height. The proposals would add an additional 64.6sqm to the external footprint comprising three bedrooms with en-suites ranging in size from approximately 16sqm -18sqm. When viewed from the south the ridge heights would range from 7.7m to 8.7m. The proposal would result in accommodation for three additional residents.

In addition, it is intended to reposition 6No. air conditioning units and moving them from the existing southern elevation (from the location that the proposed extension would be added to) to a position on the existing building flat roofed area such that they would not be visible above the line of existing false pitched roofs which surround the flat roofed area.

4	Policy Considerations 
	
	National Planning Policy Framework
	Havant Borough Council Borough Design Guide SPD December 2011        
	Havant Borough Council Parking SPD July 2016

Havant Borough Local Plan (Core Strategy) March 2011
	CS7
	(Community Support and Inclusion)

	CS9
	(Housing)

	CS16
	(High Quality Design)

	CS17
	(Concentration and Distribution of Development within the Urban Areas)

	CS20
	(Transport and Access Strategy)

	CS21
	(Developer Requirements)

	DM11
	(Planning for More Sustainable Travel)

	DM13
	(Car and Cycle Parking on Residential Development)

	DM7
	(Elderly and Specialist Housing Provision)

	DM8
	(Conservation, Protection and Enhancement of Existing Natural Features)


 

Havant Borough Local Plan (Allocations) July 2014
	AL1
	(Presumption in Favour of Sustainable Development)

	DM24
	(Recreational Disturbance to Special Protected Areas (SPAs) from Residential Development)

	AL2
	(Urban Area Boundaries and Undeveloped Gaps between Settlements)


 
Emsworth Neighbourhood Plan Post Examination Version 2020
N/A

	Listed Building Grade: Not applicable.
	Conservation Area: Not applicable.

5	Statutory and Non Statutory Consultations 

	
	Councillor Brenda Linger - Hayling West

	No comments received



	Councillor Julie Richardson

	No comments received



	Councillor Paul Gray

	Please could this applicable be "red flagged" on the grounds that: 
1. There is insufficient parking, currently demonstrated by the fact that contractors are having to park on the main road and are therefore causing traffic problems.



	Building Control, Havant Borough Council

	No comments



	Community Infrastructure

	CIL would not be sought for class C2 care home unless some of the accommodation is identified as self-contained for use by staff.

The Case Officer would need to consider the ("Definitive") Solent Recreation Mitigation Strategy (SRMS), details accessed from:
www.havant.gov.uk/unilateral-undertaking-solent-recreation-mitigation-strategy
See extract taken from the strategy below, particularly in respect of staff living on-site: 
 
The current scale of charges is available on our website using the link above. The rates are indexed at 1 April each year.

Pending a response from Natural England on the 'HRA, instructions should be passed by the Case Officer to the CI Team to issue the Nutrient Neutrality Unilateral Undertaking. See https://www.havant.gov.uk/nitrogen-developers




	Ecologist HBC

	The application is not accompanied by any ecological information. I have undertaken my own non-exhaustive desk-based assessment using the application documents, online sources and GIS mapping. Overall, I am content that the proposal is not likely to result in ecological impacts. Works to the building will affect roof materials an any roof voids below. The building is in good condition, with tight-fitting roof slates, uPVC soffit and fascia and with refurbished/modern exterior cladding. On that basis I would consider the potential for protected species such as bats and nesting birds to be very limited/negligible.

The proposal would benefit from minor ecological enhancements. I would suggest the installation of two integral or wall-mounted nesting boxes for Common Swifts: these are inexpensive and can be matched to existing exterior finishes. Boxes should be placed at minimum 4m height, ideally under eaves or at a gable end.



	Environmental Health

Final Comments

I have reviewed the updated Plant Noise Assessment (v1.3), Officer Comment: this is actually v1.2 dated 8th December 2025 however independent verification is still difficult as the report does not include the distance between the AC units and the nearest bedroom window. 

That aside, given the sound power levels quoted, the shielding provided by the pitched roof and the estimated distance when checking google maps, the model outputs are acceptable. 

I therefore have no objection to the proposals based on noise concerns, however the following condition requiring sound test verification is recommended. 

Within two months of the installation and commissioning of the relocated air-conditioning units, a post-completion noise assessment shall be undertaken by a suitably qualified acoustic consultant. The assessment shall: 

1. Measure the noise emissions from all installed plant operating under normal daytime conditions (07:00–23:00) at the nearest noise-sensitive receptors, including NSR 1 and NSR 2, in accordance with BS 4142:2014+A1:2019. 

2. Demonstrate compliance with the approved noise criteria, namely that the rating level of the plant noise does not exceed 5 dB below the lowest representative background sound level at 1 m outside any habitable window of a residential or other noise-sensitive property. 

3. Include details of measurement positions, operating conditions, and any acoustic feature corrections applied. 

4. Submit the assessment report to the Local Planning Authority within 14 days of completion of testing. Reason: To verify that the installed plant complies with the approved noise limits and to protect the amenity of nearby residents in accordance with the National Planning Policy Framework and BS 4142:2014+A1:2019.

Further Interim Comments:

The Sound Planning report Plant Noise Assessment v1.2 (Reference: J 05713, dated 8th August) has been reviewed. 

No distance information has been provided within the report, making it difficult to independently verify the predicted noise levels. A review of Google Maps suggests that the nearest care home bedroom window (as indicated in Appendix 2 of the report) is approximately 6 metres from the AC units. 

A simple propagation calculation, assuming two reflective surfaces and excluding any noise character penalty, indicates a specific noise level of around 47 dB(A). This calculation does not account for surface absorption, screening, or other attenuation factors. 
It is unclear from the report whether NSR2 has a clear, partial, or no line of sight to the AC units. Furthermore, the noise map in Appendix 7 does not include the nearest care home bedroom window as a receptor. 

To address these concerns, the consultant is requested to provide: 

1. The exact distance between the nearest care home bedroom window and the AC units. 
2. Details of the orientation and whether there is clear line of sight or any screening between NSR2 and the AC units. 
3. An updated noise map (Appendix 7) that includes the nearest care home bedroom window as a receptor, with contour lines showing the predicted specific noise level (including the +3 dB penalty for “other sound characteristics” as the noise is likely to be readily distinguishable from local ambient sources).

Officer comment: Following receipt of this response, the applicants submitted a revised Plant Noise assessment dated 8th December 2025.


	Interim Comments:

Observations / Comments:
We have no issue with the principle of the development.  However, it is important that the development is delivered in a manner compatible with the site’s location and existing neighbouring land uses.  
In line with the ‘Agent of Change’ principle, the responsibility for managing the impact of any change lies with the person or organisation introducing it, we request that any approval is subject to the following conditions to ensure that:
1.	Potential impacts from the repositioning of existing plant are appropriately controlled.
Building services Plant Noise
It is critical to ensure that noise from such plant and equipment is adequately controlled to minimise the risk of adverse impacts on occupants of existing dwellings in the vicinity, as well as future residents of the development. 
 Accordingly, we recommend the imposition of the following condition:
Condition 1:	Noise emitted from any fixed building services plant and equipment shall be controlled to at least 5 dB(A) below the lowest representative existing background sound level, when assessed in accordance with BS 4142:2014+A1:2019, at a position 1 metre outside any habitable window of any residential or other noise-sensitive property.  This criterion applies to the total contribution of noise from all plant and equipment associated with the development operating during any given period.
Prior to commencement of construction works above ground, full details shall be submitted to and approved in writing by the Local Planning Authority, demonstrating how noise will be controlled to meet this condition.  The scheme shall be fully implemented in accordance with the approved details and thereafter retained and maintained for its designated purpose.
The baseline noise survey must cover a period sufficient to faithfully represent the prevailing noise climate at the nearest noise-sensitive premises during the plant's operating hours.  In most cases this will cover survey during the weekday and weekend period.  The typical minimum background sound level should be defined as the 10th percentile value for the daytime (07:00-23:00) and night-time (23:00-07:00) when the plant may operate.  The assessment must include valid predictions and valid assessment of any acoustic features.  
Reason: To protect the existing noise climate and the amenity and quality of life of residents in the local area from undue noise disturbance.
Officer comment: Following receipt of this response, the applicants submitted a Plant Noise Assessment dated 8th August 2025.

Original Comments:

Our comments relate to noise only.

We note the proposed installation of an ASHP and manufacturers noise details have been provided. Unless the ASHP comes under permitted development then we recommend refusal of this application in order to avoid potential significant adverse effects of noise from the ASHP on nearby residents and adjoining neighbours. The noise level of the plant is likely to be much higher in practice than what is reflected in the manufacturer's details due to hard surfaces. The applicant does not provide details of the proposed days and hours of operation of the plant. Any future application will need to be submitted with a British Standard BS 4142:2014+A1:2019 noise report.

Officer comment: The air source heat pump initially included in the proposals has since been removed from the application.



	Hampshire Highways
Comments in relation to previous Travel Plan

The Highway Authority don’t review travel plans that have been secured through condition as we haven’t secured our approval and monitoring fees to fund these reviews or cash deposit/bond for any endorsement. The securing of travel plans through condition is a legacy from the previous agency agreements. Therefore we don’t have any comments to make.


	Final Comments

The Highway Authority have responded twice previously on this application recommending no objections subject to planning conditions.

The latest information on the planning portal does not appear to relate to highway matters and therefore the position within the latest response of the Highway Authority dated 28 November 2024 remains. For clarity, no objections are maintained subject to the following planning condition:

PARKING PROVISION
Before use of the development is commenced provision for parking for cars and cycles shall have been made within the site in accordance with the approved plans and shall be retained thereafter.

Reason - To ensure adequate on-site car and cycle parking provision for the approved

Interim Comments:

The proposal relates to extensions including 3 additional bedrooms with the application confirming that there would be no additional staff requirements.

The proposal provides one additional car space within the site together with a further cycle parking space. Within the Revised Highway Technical Note a 7- day survey of parking occupancy levels was undertaken in June 2024 as supporting information in relation to parking requirements.

The Local Planning Authority, as Local Parking Authority, with consider the proposed parking provision having regards to the Adopted Parking Policy and Standards SPD.

Subject to the views of the Planning Authority regarding parking provisions the Highway Authority are of the view that the proposed scale and form of the development would not result in a significant detrimental impact on the operation or safety of the local highway network and would therefore recommend –

No objection subject to following conditions:

PARKING PROVISION
Before use of the development is commenced provision for parking for cars and cycles shall have been made within the site in accordance with the approved plans and shall be retained thereafter.
Reason - To ensure adequate on-site car and cycle parking provision for the approved.

Original Comments:

The Care Home is located to the western side of Beach Road (A3023), which is a 2-Lane carriageway some 9.5 metres in width, generally with no parking restrictions other than the zig-zag markings for the nearby pedestrian crossing which apply to part of the site frontage. 

The site is served by two dropped kerb access points, one providing for 7 car parking spaces from the northern access with a further 5 spaces served from the southern access. The site currently also provides 4 cycle parking spaces. 

The proposal relates to extensions including 3 additional bedrooms with the application confirming that there would be no additional staff requirements. The proposal provides one additional car space within the southern car park together with a further cycle parking space. The Local Planning Authority, as Local Parking Authority, with consider the proposed parking provision having regards to Adopted Parking Policy and Standards SPD. Subject to the views of the Planning Authority regarding parking provisions the Highway Authority are of the view that the proposed scale and form of the development would not result in a significant detrimental impact on the operation or safety of the local highway network and would therefore recommend –

No objection subject to following conditions: 

PARKING PROVISION 

Before use of the development is commenced provision for parking for cars and cycles shall have been made within the site in accordance with the approved plans and shall be retained thereafter. 
Reason - To ensure adequate on-site car and cycle parking provision for the approved development.



	HBC Arboriculturist


	Final Comments

I raise no objection to the development on Arb grounds, however the AIA, AMS and 
TPP must be conditioned – I suggest the following condition wording please.

The development hereby permitted shall only be carried out in accordance with the 
submitted Arboricultural Impact Appraisal, Arboricultural Method Statement and Tree 
Protection Plan in line with British Standard BS5837: 2012 (Trees in relation to design, 
demolition and construction - Recommendations).
Reason: To ensure the continuity of amenity value afforded by the trees in question 
and in accordance with policies CS16 and DM8 of the Havant Borough Core Strategy 
(2011) and the National Planning Policy Framework. 

Original Comments

Further to our discussion today please find some suggested wording below:

Your attention is drawn to the fact that there are a number of trees adjacent to this site 
located within Hayling Park.

Therefore, prior to any decision issued (or development on site) the council requests that a TPP is provided as part of the application to ensure these trees are not damaged by construction.

It is the owners’ responsibility to ensure that the trees are fully protected - both above and below ground. It is strongly advised that the services of an Arboricultural Consultant are sought so as the tree constraints are known and a TPP submitted. 

Officer comment: Following receipt of this response, the applicants submitted an Arboricultural Impact Appraisal and Method Statement and Tree Protection Plan dated January 2025.


HCC Arboricultural Consultancy

1. I have carried out a review of the relevant documents available on the HBC planning portal and provide the following comments. Please note this is as desktop review only, as I have not had instruction for a site visit. In the absence of a site visit I must assume the submitted descriptions and assessments of the trees and the site to be true, fair, and accurate. 

2. The Tree Constraints Plan submitted is insufficient, by itself, to ensure that the trees on, and adjacent to the site are not detrimentally impacted by the proposed development. 

3. It does show that locations of the trees in relation to the proposed development. Assuming that no trees are removed it is unlikely that the proposal would have a significant impact on the amenity provided by the trees. However, there is potential for trees to be damaged during the construction process, and this must be avoided. 

4. In summary, I have no concern regarding the proposal, but I recommend the following pre-start planning condition be used to safeguard trees. 

‘Before any work starts on site, a Tree Protection Plan or Arboricultural Method Statement prepared in accordance with BS 5837:2012 must be submitted to the local planning authority for approval. This must then be adhered to by all site personnel and will be enforced by the LPA. This will include the positions and the design of physical protection methods, special construction methods and materials that may be required to protect trees from the construction process.’

Officer Comment: This consultation response is superseded by later advice received from HBC Arboriculturalist.



	Natural England

	DESIGNATED HABITATS SITES – NO OBJECTION SUBJECT TO SECURING APPROPRIATE MITIGATION 

This advice should be taken as Natural England’s formal representation on appropriate assessment given under regulation 63(3) of the Conservation of Habitats and Species Regulations 2017 (as amended). You are entitled to have regard to this representation.

With regard to National Site Network sites, Natural England does not object to the granting of this permission subject to the advice given below. 

Your appropriate assessment dated 02 August 2024, concludes that your authority is able to ascertain that the proposal will not result in adverse effects on the integrity of any of the sites in question. Having considered the assessment, and the measures proposed to mitigate for all identified adverse effects that could potentially occur as a result of the proposal, Natural England advises that we concur with the assessment conclusions. 

Your authority has measures in place to manage potential impacts through contributions to an agreed strategic solution which we consider to be ecologically sound. Natural England is of the view that if these measures, including contributions to them, are implemented, they will be effective and reliable in preventing harmful effects on the Habitats Site(s) for the duration of the proposed development. Mitigation measure(s) to offset any positive nutrient budget should be provided within the relevant catchment area(s). 

This advice is provided on the basis that all mitigation measures will be secured as planning conditions or obligations by your authority to ensure their strict and timely implementation for the full duration of the development. Your authority should be assured that proposed financial contribution rates are proportionate to the identified effects of the proposed development, suitably precautionary, and in line with the Retail Price Index, where relevant. 

Deterioration of the water environment 

As Competent Authority it is your responsibility to ensure that you are confident that there is sufficient information to support the values used in any nutrient budget calculation that supports this application, and that any nutrient budget calculation(s) are correct. 

Recreational disturbance - Solent Special Protected Areas (SPAs) 

This application is within 5.6 km of the Solent Special Protection Areas and may lead to an increase in residential accommodation through additional bedrooms in the construction of the new dwelling. Natural England is aware that your authority has adopted planning policy to mitigate against adverse effects from recreational disturbance on the Solent SPA sites, as agreed by the Solent Recreation Mitigation Partnership (SRMP), also known as Bird Aware Solent. 

Natural England notes that your authority, as competent authority under the provisions of the Habitats Regulations, has screened the proposal to check for the likelihood of significant effects. 

Your assessment concludes that the proposal can be screened out from further stages of assessment because significant effects are unlikely to occur, either alone or in combination. This is due to the C2 class use of the proposals for residents with high level care needs. Natural England recommends that the following measures are secured by appropriately worded condition or obligation: 
• There is no self-contained staff/resident accommodation; 
• That the use of the property is limited to that of C2 care home; 
• The care home shall not be occupied other than by persons of limited mobility and who require full time nursing. Persons of limited mobility shall be defined as persons whose physical condition prevents the walking beyond 400 metres. Such a physical condition shall first be verified by the Care Home Operator by means of a referral from a General Practitioner prior to the occupation of the additional rooms by any potential resident; Officer Comment: There are concerns that this requirement would breach the privacy of residents and a differently worded condition is recommended with the same impact on avoiding visits to the coast.
• Car parking will be restricted exclusively to staff and visitors only, and not able to be accessed by members of the public. 

If these measures are secured then Natural England do not object to this proposal. If this is not the case then please co-consult Natural England, however it is likely that we will revise our position. 

For any queries regarding this letter, for new consultations, or to provide further information on this consultation please send your correspondences to consultations@naturalengland.org.uk.

	

	Nutrients Team HBC

	I can confirm there is sufficient capacity in the Council’s strategic mitigation scheme to accommodate the application proposals. 

It should be noted that there is limited capacity remaining in the Council's mitigation scheme at Warblington Farm. There is alternative mitigation available from third party providers in order to avoid and mitigate the water quality impact arising out of the proposed development. The details of other schemes have been published on the Partnership for South Hampshire's website at: https://www.push.gov.uk/work/mitigation-schemes-available-to-developers/.



	Property Services Manager

	No comments received



	Southern Gas Networks - stage 1

	No comments received




6	Community Involvement 

	This application was publicised in accordance with the Council's Code of Practice for Publicity of Planning Applications approved at minute 207/6/92 (as amended), as a result of which the following publicity was undertaken:

	Number of neighbour notification letters sent: 8

	Number of site notices: 2

	Statutory advertisement: Not applicable.

	Number of representations received: 4 (5 names)

	Summarised comments:
	
	Comment
	Officer Comment

	My reasons for objecting to this application is based on several reasons as detailed below:
- Impact on health from Building Works






- During the past few development activities at the premises, the increased demand for parking by contractors has caused severe traffic/parking issues and has made it extremely difficult to park, manoeuvre and exit property. I am very concerned that one of the several near misses, in the past, will result in a major accident in the future concerned for safety leaving premises. This is not only applicable to this particular application but the parking in this area of Beach Road is not good at the best of times, and this will again make it a nightmare for residents.

- is also the noise element to consider which is more relevant on this occasion as the work being carried out is closer. The other aspect of the noise is the proposed installation of an air handling unit which, no doubt, will have a detrimental effect my and other residents in the locality.

- My final concern is over the privacy aspect from this with these new rooms being built, already suffer from privacy issues – concern as access to the air handling unit will require maintenance with workers on the roof to carry out any required maintenance.
	

Concerns noted however, the impacts of building works are temporary. Conditions are recommended in relation to construction management – see Part 7.

Existing concerns over highway safety would need to be raised with the police and the Highway Authority. The Highway Authority have raised no objections to the proposals.
Parking is addressed in Part 7



The Air Source heart pump has been removed from the current proposals following concern raised by Environmental Health.


Part 7 addresses the impact of the proposals on the amenity of adjoining properties.

	
	

	We have no objection to the extension but following the previous extension we would like to ensure that this time they put adequate parking arrangements for staff, visitors and contractors. Previously they didn't and there were parked vehicles during the day on both sides of the road. This seriously blocked the vision of residents trying to exit their property and people turning right out of Hollow Lane. There are free carparks at the Community Centre 2 mins away can they please enforce that staff and visitors use this whilst their parking is out of action due to building works proceeding. This will help prevent any serious road accidents.
	A condition is recommended in relation to construction management – see Part 7.

	
	

	How many more rooms do they need at this place, we've only just recovered from the last massive building project carried out at Oak View and now they want to build more. Profit ahead of care. The road is full of their parked cars and when the builders move in again it will intolerable. Please, please think of the local residents above financial gains for this organisation. It'll be an absolute disgrace if you allow this to proceed
	The applicants have the right to submit planning applications at this site and these are considered on their planning merits.
A condition is recommended in relation to construction management – see part 7.

	
	

	I wish to protest in the strongest possible terms re an application for yet MORE Building Work at the care home.
We have lived here for nearly 36 years and that care home (Oak View) is ALWAYS building.
Beach Road is so often cluttered with umpteen contractor vehicles that it is unnecessarily dangerous and tricky to get in and out of our drives safely – when they are not BLOCKED of course.
	The applicants have the right to submit planning applications at this site and these are considered on their planning merits.
A condition is recommended in relation to construction management – see part 7.

	
	

	Whilst we have no opposition to their latest development plans we are concerned about parking issues whilst work is going on.
In the Construction site set up plan (SK007B) it lays out the parking arrangements for construction vehicles, we would like this to also include staff vehicles that will not be able to park on site while work is being carried out. Last time they had construction work, site vehicles were parked on the road and on the grass verges outside our houses. This made it dangerous for any vehicle exiting Hollow Lane onto Beach Road and for residents exiting their driveways to the road. Could you please inform us who will be responsible for enforcing these parking details as laid out in the plan.
	See part 7.


In relation to Enforcement this would be a matter for the consideration of the Planning Enforcement Team if issues are raised during the construction phase.

	
	

	I am severely disabled and battling multiple health issues. So I’m very worried about the dust and fumes. Impact on bedroom from building work window open my room is going to get very polluted with dust etc.
Also in the warmer months when I am able to sit out in the garden and enjoy some sun and fresh air, I’m going to be bombarded with toxic air and dust which is not pleasant for anyone especially someone with health problems. I am allergic to house dust so the amount of dust created from this proposed work is going to cause me severe problems.

Through illness I spend a lot of time in my bedroom resting as I really need my rest. I notice on the proposed plans that the workman are going to be back and forth right outside, as well as the materials store, skips and storage containers. The noise is going to be relentless. I know how loud builders can be, especially starting at 8am. I really don’t sleep well anyway and I am worried about how taxing this will be for me lasting for months.

Another concern of mine is the repositioning of these 3 air source heat pumps. I know that just one of these is very noisy. From what I can gather on the plans these are going to be next to my house and garden. Again in the warmer months when I’m able to sit in the garden, I’m going to hear the constant racket of these heat pumps. 


I feel uneasy about being overlooked by the workmen when I am in my garden and losing my privacy. Also when my family visit me they will have to deal with the dust and noise, as well as socialising next to a building site.

The thought of this proposed work is causing me a lot of stress and anxiety. I hope to get it resolved soon to put my mind at ease.  
	Health concerns are understood, however the construction works are temporary in nature. A construction management plan is recommended to mitigate potential issues – see Part 7.





See above.









The air-source heat pumps have now been removed from the proposals.






Part 7 addresses the impact of the proposals on the amenity of adjoining properties.


Noted.



	
7	Planning Considerations 

7.1	Having regard to the relevant policies of the development plan it is considered that the main issues arising from this application are:

	(i)	Principle of development
	(ii) 	Appropriateness of design and impact on the character of the area 
	(iii) 	Impact upon residential amenity 
	(iv) 	Highways and parking 
	(v) 	Compliance with Habitat Regulations / BNG

	(i)	Principle of development 

7.2	The application site is situated within an urban area where further development is considered acceptable.  Adopted policy DM7 specifically considers elderly person and specialist housing provision. As an application for an extension to an existing established care home, it is the detailed criteria with respect to amenity space and outlook for residents, servicing, and setting that are relevant to be considered below, together with the usual development management criteria.

	(ii) 	Appropriateness of design and impact on the character of the area 

7.3	The proposed extension would be to the southern side of the existing rear two storey extension on top of an existing flat roof single storey element of the care home. The original building is set further forward on the site and is taller and more prominent in the street scene than the existing and proposed first floor elements to the rear. 

7.4	Notwithstanding this, the proposed extension would be visible from Beach Road and from Hayling Park to the rear of the site. The extension has been designed to match the existing rear first floor extension in terms of maximum ridge height which drops down to the southern end. The materials are shown as cedral cladding and tiles/slates to the roof both to match the existing. Overall, it is considered that the proposed extension would have an acceptable impact on the character and appearance of the building and on the wider area. The proposal also includes one new parking space adjacent to the southern access, this would result in the removal of a small area of landscaping but overall would have a limited and acceptable impact on the character and appearance of the area.

7.5	Third party comments note the cumulative additions to the site over time. The site area is considerably larger than a standard residential plot and as such the site has been capable of accommodating more development. The original host building remains the dominant feature in street scene terms with all extensions set back and recessive. Accordingly, it is considered that the domestic scale of the site is preserved and the design and appearance of the proposal is deemed appropriate in context to the setting of the main building. Therefore, the proposal is considered to be acceptable, meeting the requirements of Policy CS16 of the HBLP (Core strategy).

(iii)	Impact upon residential amenity

7.5	In terms of impacts on neighbouring amenity, the proposed first floor additions would be sited to the south of the existing first floor additions and would therefore be screened by the existing building from impacting No.53 Beach Road to the north in terms of built form and overlooking. 

7.6	The closest part of the first floor extension would be set approximately 11.6m from the flank wall of No.43 to the south (a bungalow). The extension would not include any windows on the south elevation of the proposed extension and there would therefore be no additional direct overlooking to the property to the south. In terms of sunlight the extension would be on the northern side of No.43 and therefore would not result in unacceptable loss of sunlight. In terms of daylight the Havant Borough Design Guide sets out how this is assessed in paragraphs 5.08 and 5.09 with the following guidance:

	New developments should not result in the loss of light to existing buildings. Acceptable daylight to interiors can be provided once there is a 25 degree vertical angle from a point 2 metres above the ground on the facing external facade. (This results in a 10 metre minimum separation distance between dwellings).

7.7	This assessment has been carried out by the planning agent which demonstrates that the proposed extension would not result in an unacceptable impact on light. 

7.8	Concern has been raised by Environmental Health and third parties in relation to the originally proposed air source heat pumps, however these have now been removed from the current proposals. It was noted that there are other external air conditioning units on the existing south facing wall of the first-floor rear extension which would need to be re-positioned if they are to be retained. These are now proposed to be positioned on the flat roof of the existing building at second floor level and be screened by the pitched roof from view. The Environmental Health officer is now content with the details in relation to potential noise concerns (in relation to impacts to residents of the site and beyond) and subject to a post operation testing condition raises no objection.

7.9	Third parties have raised concern in relation to the construction period and have noted that there has been ongoing development at the site over a long period of time. These concerns are understood; however, construction works are for a finite period of time and it would not be appropriate to refuse a planning application based on the construction period. Instead, it would be appropriate to seek to limit the impacts of construction and to this end the planning agent has submitted a construction site set up plan. This includes site set up details, health and safety, neighbour communications, site boundaries, working hours, dust/noise/vibration etc, waste and parking/Traffic. A Construction Management Plan condition is recommended to seek to limit construction phase impacts on the surroundings and residents.

7.10	In terms of amenity for future occupiers, policy DM7 requires appropriate levels of on-site amenity space accessible to meet the needs of residents with a satisfactory outlook. Whilst it is recognised that the rear garden is modest, nevertheless it is partly decked and ramped and provides an accessible area for residents with restricted mobility commensurate to their needs. Being immediately adjacent the park it benefits from this pleasant outlook and setting. As part of the previous proposal which increased resident numbers by 9, a new large first floor lounge with fully glazed windows overlooking the park provided both existing and new residents with improved and suitable indoor amenity space to comply with policy DM7.

7.11	Overall the proposal is considered to have acceptable impact on neighbouring amenity and provide adequate and improved amenity for existing and future residents, meeting the requirements of Policies DM7 and CS16 of the HBLP (Core Strategy).

	(iv) 	Highways and parking

7.12	Access to the site would remain unchanged and the approved drawings for planning permission APP/20/00002 showed 12 parking spaces on the approved plans. The current application indicates the provision of 1 additional parking space to the north of the southern access to the site. In addition, 1 additional cycle stand is proposed allowing for 18 cycle stands as well as 3 secure bike lockers for staff (as previously approved).

7.13	The proposal would result in an additional 3 bedrooms making a total of 54 bedrooms. The application is accompanied by a Highway Technical Note. The transport note states that the bedrooms will not result in any increase in staff numbers, therefore only parking for visitors need to be provided.

7.14	The proposal has been assessed against the Councils Parking SPD in relation to the requirements associated with the provision of 3 additional bedrooms. The parking standards require 1 space for 4 residents resulting in an additional parking requirement of 1 space. This additional space is shown to be provided. 

7.15	It is considered important to consider the detailed assessment made in relation to parking in the consideration of planning permission reference APP/20/00002 which was for a first floor rear extension to provide 11 additional rooms (Planning Permission Granted 27th January 2021). For this more substantial addition detailed consideration of the parking position was considered and extracts of the delegated report are shown below:

	In terms of staff numbers, the additional 11 rooms and 9 residents (totalling 51 residents) would only make a marginal difference to numbers of employees. Shift patterns are such that it is likely that there would be 16 staff present on site in the mornings, 18 in the afternoons and 3 overnight carer's. The majority of existing staff are local and only 2 drive to work and need to park - others get lifts, walk or cycle.

	The adopted Parking SPD would require 13 parking spaces for residents/visitors and 18 spaces for staff i.e. a total of 31 spaces. With only 12 provided there is a significant shortfall of 19 spaces, although full cycle storage has been shown to encourage alternative access. Therefore a parking survey has been undertaken to demonstrate availability of on street spaces within a 200m walking distance of the site. (This was undertaken in August 2020 when Covid restrictions were lifted sufficiently to allow visitors to the home as normal and road conditions were considered relatively normal). The results indicate a weekday minimum spare capacity of 22 spaces and average of 23 spaces; and weekend minimum spare capacity of 24 spaces and average of 31 spaces available. This demonstrates that the shortfall of 19 spaces could be met within 200m of the site.

	It is further noted that the shortfall of 19 spaces is based on HBC parking standards that trigger 18 staff spaces, but in reality they currently only have 2 staff that drive, so the realistic shortfall is considerably less. A Framework Travel Plan for the site sets out methods by which staff could be encouraged to use alternative sustainable modes of transport to keep car usage down. The action plan recommendation at para 6.4 of the report needs to be conditioned to ensure implementation and continued low car usage amongst staff.

	Overall, despite the shortfall of spaces on site, it has been adequately demonstrated that on-street capacity exists in the vicinity of the site to serve the development, largely for visitors as in this instance staff parking need is less than the adopted ratios. On balance it would be difficult to refuse the development based on parking grounds.

7.16	The travel plan was previously conditioned and a revised plan taking account of the additional bedrooms together with a revised parking survey has been provided given the increase in residents and the current parking position (the last survey was from August 2020). 

7.17	A parking survey was undertaken of the Care Home car park over the course of one week between Saturday 15th June and Friday 21st June 2024. The car park is used by staff, visitors, ambulances, nurses and contractors, although the main use is staff and visitors. 

7.18	The site currently benefits from 12 parking spaces and a 13th space is proposed as part of this development. The table below gives a summary of the use of the car park:

	[image: ]

	From the above, it can be seen that of the 12 spaces available, a maximum of 10 spaces were recorded as being occupied at any one time, leaving 2 spaces free. It is therefore evident from the survey that the site can already accommodate the parking requirements for the various staff and visitors that the site generates. It has also been confirmed that the provision of 3 bedrooms, bringing the total number to 54, would not result in any additional staff provision. An additional space would however be provided for the additional accommodation to meet the Councils parking standards in relation to the additional accommodation.

7.19	A condition is recommended to secure the additional parking space and cycle parking and subject to this parking is considered to be acceptable at the site.

	(v) 	Compliance with Habitat Regulations / BNG

7.20	The Council has conducted a Habitats Regulations Assessment (HRA), including Appropriate Assessment (AA), of the proposed development under Regulation 63 of The Conservation of Habitats and Species Regulations 2017 (as amended). The Council’s assessment as competent Authority under those regulations is included in the case file. The screening under Regulation 63(1)(a) found that there was likely to be a significant effect on several Solent European Sites (as defined in the applications HRA) due to the decrease in water quality that would be a result of the proposed development.

7.21	The planning application was then subject to Appropriate Assessment under Regulation 63. This included a package of avoidance and mitigation. This is a package of measures based on the Position Statement and Mitigation Plan for Nutrient Neutral Development. The applicant has indicated a willingness to enter into a legal agreement to secure the mitigation packages.

7.22	The Appropriate Assessment concluded that the avoidance and mitigation packages are sufficient to remove the significant effects on European Sites which would otherwise have been likely to occur. The HRA was subject to consultation with Natural England as the appropriate nature conservation body under Regulation 63(3) who have confirmed that they agree with the findings of the assessment. The applicant has indicated a willingness to enter into a legal agreement to secure the mitigation package. This has now been secured.

7.23	The development would without mitigation result in impacts on water quality and the development would secure appropriate mitigation. Given that the applicant has confirmed that: “…the proposed bedrooms would accommodate residents with dementia who: require a high degree of support/care; do not drive or own cars; or will not make independent visits to the coast or elsewhere”, it is not considered that the development would result in recreational pressure to the SPA. Natural England have sought the imposition of appropriate conditions to ensure that these impacts would not occur and these are recommended and have been agreed by the applicant.

7.24	The development is exempt from BNG requirements as it was made prior to April 2nd, 2024 and benefits from the temporary exemption for non-major development (small sites exemption).


8	Conclusion 

8.1	In conclusion, the proposed development would provide much needed elderly accommodation in the Borough on an existing care home site, the principle of the development is therefore acceptable.

8.2	The extension is considered subservient to the existing building and appropriate materials are proposed. It is considered that the extension would have a limited and acceptable impact on the character and appearance of the area.

8.3	The proposal has been assessed in terms of its impact on residential amenity for both neighbouring residents and those on site. The proposal’s design avoids unacceptable overlooking, mass and bulk or light impacts. Noise from the re-positioned air-conditioning units has been considered in detail and subject to a post operation condition is considered acceptable. 

Third party concerns over the impacts arising from the construction period are understood, (especially given the development of the site that has taken place over recent years). It is however, considered that subject to a construction management condition seeking to mitigate the construction impacts, these temporary impacts are capable of being appropriately managed and are not a reason to refuse planning permission. 

8.4	Highways and parking issues have been considered and subject to the provision of an additional parking space are considered acceptable.

8.5	Finally, the development has been assessed in terms of the Habitat Regulations and appropriate mitigation measures will be secured in relation to water quality impacts.



9	RECOMMENDATION:

	That the Development Manager be authorised to GRANT PERMISSION for application APP/24/00157 subject to the following conditions





	1
	The development must be begun not later than three years beginning with the date of this permission.
Reason: To comply with the requirements of Section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.
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	The development hereby permitted shall be carried out in accordance with the following approved plans:

Existing Ground Floor Plan, Existing Site Plan, Existing Location Plan Drawing No. SK001 Rev L
Proposed Floor Plans First and Second Floor Drawing No. SK004 Rev L
Proposed Streetscene and Park Elevations and Proposed Site Plan Drawing No. SK005 Rev V
Proposed Elevations and Section Drawing No. SK006 Rev J
Construction Site Set Up Plan Drawing No. SK007 Rev C
Arboricultural Impact Appraisal and Method Statement AIA/AMS-KC/OAKVIEW/001 January 2025
Tree Constraints Plan Drawing No. TCP-KC/15CHILB/001 
Tree Protection Plan TPP-KC/OAKVIEW/001
Framework Travel Plan Reference 2024-10-23-TP01-6745 Issue 02 Bright Plan October 2024
Highway Technical Note including Car Parking Survey Data Nick Culhane Highway Consultant 
Full Travel Plan Bright Plan Ref: 2025-05-08-TP01-6745 Issue 04 dated 04 May 2025
Monitoring Report Bright Plan Reference 2025-03-25-6745-MR02 Issue 01 dated March 2025
Plant Noise Assessment v 1.2 Sound Planning dated 8th December 2025

Also considered in the determination of the application:

Planning, Design & Access Statement Robert Tutton Town Planning Consultants Ltd dated 21 February 2024
Water Efficiency Statement March 2024 Rev B

Reason: - To ensure provision of a satisfactory development.

Prior to the first occupation of the extension hereby approved two integral or wall-mounted nesting boxes for Common Swifts shall be installed at a minimum 4m height under the eaves or at a gable end. The nesting boxes shall be maintained and retained thereafter unless otherwise agreed in writing by the Local Planning Authority.
Reason: In the interests of biodiversity and having due regard to policy CS11 of Havant Borough Local Plan 2011 and the National Planning Policy Framework.

Within two months of the installation and commissioning of the relocated air-conditioning units, a post-completion noise assessment shall be undertaken by a suitably qualified acoustic consultant. The assessment shall:
 
1. Measure the noise emissions from all installed plant operating under normal daytime conditions (07:00–23:00) at the nearest noise-sensitive receptors, including NSR 1 and NSR 2 (as set out in Plant Noise Assessment v1.2 dated 8th December 2025), in accordance with BS 4142:2014+A1:2019.
 
2. Demonstrate compliance with the approved noise criteria, namely that the rating level of the plant noise does not exceed 5 dB below the lowest representative background sound level at 1 m outside any habitable window of a residential or other noise-sensitive property.
 
3. Include details of measurement positions, operating conditions, and any acoustic feature corrections applied.
 
4. Submit the assessment report to the Local Planning Authority within 14 days of completion of testing. The air conditioning units shall not be used unless and until compliance with the requirement in part 2 is achieved.

Reason: To verify that the installed plant complies with the approved noise limits and to protect the amenity of nearby residents in accordance with policy DM10 of the Havant Borough Local Plan (Core Strategy) 2011, the National Planning Policy Framework and BS 4142:2014+A1:2019.

Prior to the first occupation of the extension hereby permitted provision for parking for cars and cycles shall be made within the site in accordance with the approved plans and shall be retained thereafter.
 
Reason: To ensure adequate on-site car and cycle parking provision for the approved having due regard to policy DM13 of the Havant Borough Local Plan (Core Strategy) 2011, Havant Borough Council Parking SPD 2016 partially amended 2019 and the National Planning Policy Framework.


The development hereby permitted shall only be carried out in accordance with the submitted Arboricultural Impact Appraisal, Arboricultural Method Statement and Tree Protection Plan in line with British Standard BS5837: 2012 (Trees in relation to design, demolition and construction - Recommendations).
Reason: To ensure the continuity of amenity value afforded by the trees in question and in accordance with policies CS16 and DM8 of the Havant Borough Local Plan (Core Strategy) 2011 and the National Planning Policy Framework. 

The extension to the care home hereby permitted shall at all times be carried out in accordance with all of the following:

· It shall not result in or provide any self contained staff/resident accommodation excepting for residents of the Care Home;
· The use of the property shall be limited to a C2 class care home;
· The extension to the care home shall not be occupied other than by persons of limited mobility and who require full time nursing. Persons of limited mobility shall be defined as persons whose physical condition prevents the walking beyond 400 metres. 
· Car parking shall be restricted exclusively to staff and visitors only, and not able to be accessed by members of the general public. 

Reason: To ensure that the development does not lead to additional recreational pressure on the Special Protection Area having due regard to the Habitats Regulations and the National Planning Policy Framework.

The development hereby permitted shall be carried out in accordance with the Construction Site Set Up Plan Drawing No. SK007 Rev C unless otherwise agreed in writing by the Local Planning Authority.
Reason: To seek to reduce the construction phase impacts on residents including those beyond the site and to reduce potential impacts on the highway having due regard to policies DM10 and DM12 of the Havant Borough Local Plan (Core Strategy) 2011 and the National Planning Policy Framework.

All measures set out in the Action Plan at figure 7.1 of the Full Travel Plan by Bright Plan ref 2025-05-08-TP01-6745 dated May 2025 shall be implemented in full. Documentary evidence of the Travel Plan and surveys shall be kept and made available for inspection by the Local Planning, to facilitate monitoring of compliance with this condition. 
Reason: To encourage sustainable travel patterns by staff and reducing the need for car parking spaces, in the interests of highway amenity and having due regard to policy DM14 of the Havant Borough Local Plan (Core Strategy) 2011, the adopted Parking SPD 2016 and the National Planning Policy Framework.

During the construction period no construction vehicle parking shall take place on Beach Road within 200m of the application site.
Reason: In the interests of amenity and having due regard to policy CS20 of the Havant Borough Local Plan (Core Strategy) 2011.


Informative:

In accordance with paragraphs 38-50 of the NPPF Havant Borough Council (HBC) takes a positive and proactive approach and works with applicants/agents on development proposals in a manner focused on solutions by:

Offering a pre-application advice service, and
Updating you of any issues that may arise in the processing of your application and where possible suggesting solutions, and,

In this instance:
You were updated about issues after the initial site visit.
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