
BHH – Bursledon, Hamble and Hound Local Area Committee Thursday 20 
September 2018.

Application Number: F/18/83038
Case Officer: Rosie Rivers
Received Date: Tuesday 24 April 2018
Site Address: HILLTOP, WEST END ROAD, BURSLEDON, 

SOUTHAMPTON, SO31 8BP
Applicant: Jane Cini
Proposal: Change of use from C2  Residential Care Home to a D1 

Registered Nursery and the addition of an attached C3 Flat

Recommendation: Refuse

REASONS

1 The proposals would represent an unsustainably-located use within an area of 
designated countryside for which there is no agricultural, forestry or horticultural 
need or overriding planning justification. As such the proposal is contrary to 
Saved Policies 1.CO and 100.T of the Eastleigh Borough Local Plan Review 
[2001-2011] and section 9 of the NPPF.

2 The proposed development fails to provide adequate provision for on site car 
parking which would encourage the parking of vehicles on the public highway 
and so interrupt the free flow of traffic and cause a hazard to road users. As 
such the proposal is contrary to Saved Policies 59.BE, 100.T and 104.T of the 
Eastleigh Borough Local Plan Review [2001-2011].

3 Insufficient information has been submitted to demonstrate that the proposed 
development would not damage the health of the protected Oak tree which is 
an important and attractive feature within the locality. As such the proposal is 
contrary to Saved Policy 59.BE of the Eastleigh Borough Local Plan Review 
[2001-2011].
 
Note to Applicant: The application was refused following the assessment of the 
following plans: KAD_01_A_EX, KAD_02_A_SK1. In accordance with 
paragraphs 186 and 187 of the National Planning Policy Framework, Eastleigh 
Borough Council takes a positive approach to the handling of development 
proposals so as to achieve, whenever possible, a positive outcome and to 
ensure all proposals are dealt with in a timely manner.

Report:

This application has been referred to Committee at the request of the Housing and 
Development Lead Specialist.

Description of Application



1. The application proposes a change of use to a D1 nursery and a three bed 
residential dwelling. The proposed nursery would have a maximum of 40 
children with 9-10 members of staff. The application form states that the 
application is for a change of use from a Residential Care Home (C2 use) 
to a nursery (D1 use). However, there is no planning permission for the 
site to be used as a C2 Care Home and therefore the lawful use of the site 
is considered to be a C3 dwelling.

2. The application proposes a new access onto Peewit Hill to allow cars to 
enter and exit without having to turn in the site. Five car parking spaces 
are shown to the front of the site with two spaces allocated to the 
residential dwelling. A garden area to the rear of the site is proposed for 
the nursery. The submitted plans show a small amenity area to the front 
and side of the site for the residential dwelling.

3. The only external alterations to the existing building are changing a 
window to a door on the north elevation and a door to a window on the 
west elevation.

Site Characteristics

4. The site is located on the corner of West End Road, a busy thoroughfare, 
and Peewit Hill, a rural lane which terminates to the west of the M27 
embankment.  The site is accessed from Peewit Hill, close to the junction 
with West End Road.

5. It is located at the northern end of a short length of ribbon development 
fronting onto West End Road and is the last property before travelling into 
open countryside if heading north.  Directly opposite the site to the west is 
also a large area of open countryside.

6. The site consists of a substantial two storey detached building that has 
been in use as a residential care home. The Care Home has 6 bedrooms 
and a staff flat.  There is a large area of hardstanding to the front of the 
property.  A garden area is situated to the rear of the site, adjacent to 
Peewit Hill.

7. The boundary treatment consists of brick walls and close boarded fencing. 
A TPO tree is positioned to the north of the site.

Relevant Planning History

8. F/04/52427 – Two storey rear extension – Refused 03/12/2004

9. Z/36966/005/00 – Two storey side and rear extensions – Permit 
28/04/2003

10.Z/36966/004/00 – Insertion of roof light in south elevation of single storey 
side extension – Withdrawn 01/02/2002



11.Z/36966/003/00 – Single storey rear and side extensions – Permit 
15/08/2001

12.Z/36966/001/00 – Single storey rear and side extensions and construction 
of 1.83 metre high brick wall on West End Road boundary – Permit 
02/02/2001 

Representations Received

13.None received. 

Consultation Responses

14.County Highway Authority:  Concerns regarding the level of parking for the 
staff and users of the site. Request the applicants provide projected arrival 
times to demonstrate that the parking provided will be sufficient for use. 
Concerns regarding the use of Peewit Hill for parking. No objection to the 
proposed access subject to the in and out being switched around. 
Separate permission would be required from the Local Highway Authority 
for the access.

Policy Context:  Designation Applicable to Site

 Outside Built-up Area Boundary
 Strategic Gap
 Within Established Residential Area

Development Plan Saved Policies and Emerging Local Plan Policies

15.Eastleigh Borough Local Plan Review 2001-2011 saved Policies: 1.CO, 
2.CO, 59.BE, 100.T, 104.T.

Submitted Eastleigh Borough Local Plan 2011 - 2029, July 2014

16.The Eastleigh Borough Local Plan 2011-2029 was submitted for 
examination in July 2014 but the Inspector concluded that insufficient 
housing was being provided for in the Plan and that it was unsound.  While 
this has not been withdrawn and remains a material consideration, it can 
therefore be considered to have extremely limited weight in the 
determination of this application.

Emerging Eastleigh Borough Local Plan 2016-2036

17.The Council is at the pre-Submission publication stage (Regulation 19) of 
the emerging Eastleigh Borough Local Plan for the Period 2016 – 2036. 
The public consultation period ran until 8 August 2018 and submission to 
the Secretary of State is scheduled for Autumn 2018. The adoption of the 
Local Plan is anticipated in Summer 2019.  Given the status of the 
emerging Plan, it is considered that limited weight can be attributed to it.



Supplementary Planning Documents

 Supplementary Planning Document: Quality Places (November 
2011)

 Supplementary Planning Document: Residential Parking Standards 
(January 2009)

National Planning Policy Framework

18.At a national level, The National Planning Policy Framework (the ‘NPPF’) 
is a material consideration of significant weigh in the determination of 
panning applications.

Comment on Consultation Responses and Representations Received

19.See below.

Assessment of Proposal: Development Plan and / or Legislative Background

20.Section 70(2) of the Town and Country Planning Act 1990, Section 38(6) 
of the Planning and Compulsory Purchase Act 2004 and Paragraph 11 of 
the National Planning Policy Framework (NPPF) :-
"If regard is to be had to the development plan for the purpose of any 
determination to be made under the planning Acts the determination 
must be made in accordance with the plan unless material 
considerations indicate otherwise."

21. In this case policy issues for consideration include:

Principle 
22.The site is located within the Countryside and within Strategic Gap. 

Saved Policy 1.CO of the Eastleigh Borough Local Plan Review (2001-
2011) outlines the types of development considered appropriate for 
countryside locations, which include development necessary for 
agricultural, forestry or horticultural purposes, outdoor recreational uses, 
public utility services, extensions to education or health facilities and 
that any development meets the other criteria of the plan.

23.Saved Policy 2.CO of the Eastleigh Borough Local Plan Review (2001-
2011) states that planning approval will not be granted for development 
which would physically or visually diminish a strategic gap as identified on 
the proposals map.

24.The proposed change of use to a D1 nursery is not considered to fit within 
the types of development that are appropriate in the Countryside and no 
supporting information has been submitted with the application to explain 
why a countryside location is required for the proposed use. The proposed 
change of use is therefore not considered to be acceptable in principle. 



Layout, design and impact on the character of the area

25.The existing building on the site is proposed to be converted for the 
nursery and residential dwelling. No extensions to the building are 
proposed. Alterations are proposed to the existing building to change a 
window to a door on the north elevation and a door to a window in the 
west elevation. It is considered that the proposed changes to the 
fenestration are acceptable and would not impact on the character of 
the existing building. 

26. It is considered that as there are no extensions to the existing building 
the proposal would not impact on the character of the countryside or 
impact physically or visual on the strategic gap.  However, as raised 
above there is an objection in principle to the change of use of the site 
and concerns regarding highway matters and impact on amenity. These 
matters are addressed below.

Parking and highway matters

27.The application proposes a new access to the site to allow vehicles to 
enter and exit the site from the two accesses without having to turn on 
the site. No objection has been raised from the County Highway 
Authority regarding the proposed new access in terms of highway safety 
subject to the entrance and exit being reversed on the submitted plans. 
If permission were to be granted a condition could be attached to 
address this matter.

28.The submitted block plan shows parking for 5 spaces to the front of the 
site. Two of the proposed spaces would be allocated to the proposed 
dwelling on the site. The agent has confirmed that two cars could be 
parked in tandem outside of the proposed dwelling resulting in a total of 
6 spaces on the site. The proposal would therefore result in two spaces 
for the residential dwelling and the resulting 4 spaces for staff parking, 
visitors and parking for the drop off and pick up for the children 
attending the site. 

29.The supporting statement explains that the nursery could accommodate 
40 children with 10 members of staff. The supporting information also 
explains that the residential unit would also likely be occupied by a 
member of staff. The application proposes a phased dropped off with 
only 5 parents in a 15 minute window. It is not clear from the information 
submitted how the phased parking would be controlled or managed.

30. It is considered that 4 parking spaces for staff parking and parent drop 
off and pick up is insufficient for the proposed use. Even with a phased 
drop off and pick up it is unclear where these cars would be parked on 
the site.

31.Following further discussions the agent has submitted further 
information explaining that cars could also park on Peewit Hill. 
However, there is no pavement or street lighting on Peewit Hill and 



therefore it is considered that this is not a suitable location for parking 
for picking up and dropping children off.

32.Following consultation with the County Highway Authority concerns are 
raised at the level of parking proposed. It is considered that overspill 
parking would not be welcome on Peewit Hill due to its relatively narrow 
nature and lack of footways. In addition it is considered that parking on 
Peewit Hill could become obstructive and due to no formal turning area 
users would have to perform a U-turn in the road which could become 
obstructive. Concerns are also raised that the lack of parking could 
result in cars queuing back onto West End road which would generate a 
highway safety concern.

33.The site is not considered to be located within a sustainable location. It 
is noted that there are a small number of residential properties located 
to the south and east of the site, however, due to the countryside 
location of the site the site is not considered to be well connected to 
sustainable modes of transport. It is considered that the site could not 
be accessed easily by cycling or walking and therefore there would be a 
reliance on the car for visitors and parents travelling to and from the 
nursery. The proposal is therefore not considered to be located within a 
sustainable location contrary to Saved Policy 100.T and section 9 of the 
NPPF.

34.The County Highway Authority have stated that, for the purposes of 
calculating transport-related developer contributions, it would not be 
anticipated that an increase in trips is expected and so the Highway 
Authority has not sought transport related developer contributions.  This 
relates to vehicle movements across the wider transport network, rather 
than trips specifically to this site, to which they comment, ‘…there is an 
anticipation that the overall trip rates associated with the proposed 
nursery will exceed those generated by the existing residential car 
home…’.

35.The proposal is likely to generate significant traffic movements that are 
likely to occur within compressed time periods which, together with an 
insufficient level of parking on the site for staff and visitors, could lead to 
vehicles parking on Peewit Hill and the slip road onto West End Road 
resulting in a highway safety issue. The proposal is therefore 
considered to be contrary to Saved Policies 59.BE, 100.T and 104.T of 
the Local Plan. 

Impact on amenity
36.The site is located on the edge of a residential area. The neighbouring 

property Chartwell Cottage is located to the south of the site. The 
application proposes a garden area to the rear of the site to be used by 
the children from the nursery. Whilst it is acknowledged that children 
using the garden area of the site could result in some noise disturbance 
to the neighbouring property Chartwell Cottage it is considered that due 
to the times and days the garden would be predominantly used by the 



nursery, the proposal is not considered to result in material harm to this 
neighbouring property to warrant a reason for refusal. 

37.Consideration also needs to be given to the amenity of the occupier of 
the proposed residential dwelling. The agent has stated that the flat is 
likely to be occupied by a member of staff for the nursery. The 
residential dwelling would consist of a kitchen/lounge/dining room on 
the ground floor and three bedrooms on the first floor. Officers are 
concerned that the accommodation proposed on the ground floor is 
considered to be insufficient in size for a three bed residential dwelling. 
Concerns are also raised regarding the size of the private amenity 
space for the proposed dwelling. A small area of garden is proposed to 
the front of the site and a small area to the side which would be 
enclosed by the existing building and boundary treatment. It is 
considered that due to the size of the garden area proposed and the 
location of the garden adjacent to a busy road the proposal would not 
provide a suitable level of amenity for the occupier of the dwelling. 
However, a condition could be attached to ensure that the occupation of 
the dwelling is by a member of staff employed by the nursery and 
therefore the concerns raised above are not considered to result in a 
reason for refusal.

Trees
38.There are two trees on Peewit Hill adjacent to the boundary of the site. 

The Oak in particular provides high level of visual amenity to the area 
and contributes to the rural and wooded setting of Peewit Hill. A Tree 
Protection Order has been made on the Oak during the course of the 
application. No arboricultural information has been submitted with the 
application to demonstrate that the proposed works to the access could 
take place without impact on the trees and to demonstrate any 
necessary mitigation measures. Therefore it is considered that 
insufficient information has been submitted to demonstrate the proposal 
does not impact on the trees and therefore an objection is made on 
these grounds.

Planning obligation

39. In accordance with the guidance contained within the NPPF, Saved 
Policies 74.H, 101.T, 147.OS and 191.IN of the adopted Eastleigh 
Borough Local Plan Review (2001-2011), the Council’s ‘Planning 
Obligations’ SPD and the requirements of Regulation 122 of the 
Community Infrastructure Regulations, there is a requirement for 
developers’ contributions to ensure on and off-site provision for facilities 
and infrastructure made necessary by the development, or to mitigate 
against any increased need/pressure on existing facilities. This is in 
addition to the requisite on-site provision of affordable housing. 

40.As discussed above, following consultation with the County Highway 
Authority it is considered that the number of trips on the wider network 



would not be increased and therefore no transport related developer 
contributions are required. 

Conclusion

41.The proposed change of use to a nursery is considered to be inappropriate 
development within the Countryside. The site is located within an 
unsustainable location and an insufficient level of parking is to be provided 
on the site, leading to offsite parking which could cause an obstruction and 
impact on highway safety. The proposal is therefore considered to be 
contrary to Saved Policy 1.CO, 59.BE, 100.T and 104.T of the Eastleigh 
Borough Local Plan [2001-2011] and the NPPF.




