P/17/1242/CU

WARSASH

MRS JACKIE COLE

AGENT: LUKEN BECK M D P LTD

CHANGE OF USE OF PREMISES TO A GUESTHOUSE WITH ANCILLARY
RESIDENTIAL ACCOMMODATION INCLUDING CHANGE OF USE OF AN EXISTING
LOG CABIN AND GARAGE BUILDING TO PROVIDE 5 SELF CONTAINED
APARTMENTS FOR USE AS GUEST ACCOMMODATION (USE CLASS C1); ERECTION
OF A SINGLE STOREY EXTENSION; RELOCATION OF A SINGLE STOREY GRILL HUT;
ERECTION OF REPLACEMENT FENCING AND DOUBLE GATES OVER 1 METRE IN
HEIGHT ADJACENT TO NEWTOWN ROAD IN AMENDED POSITION
(RETROSPECTIVE APPLICATION)
THE BADGERS 86 NEWTOWN ROAD WARSASH FAREHAM SO31 9GB
Report By
Susannah Emery - direct dial 01329 824526
Site Description
This application relates to a large detached 3 storey property within the countryside set in
substantial grounds on the western side of Newtown Road just to the north of the junction
with Pitchponds Road. The site is located adjacent to the Warsash Maritime Academy.
Vehicular access is via by a shared private road which emerges on to Newtown Road to the
north of the property.
A change of use of the property from residential to a mixed residential/business use was
permitted retrospectively in March 2010 (P/09/1113/CU). Planning permission
(P/15/1234/VC) was sought in 2015 to vary planning condition 2 of P/09/1113/CU to allow
an increase in the number of guestrooms occupied by paying guests from five to eight. In
2014 planning permission (P/14/0259/FP) was granted for the erection of a detached four
bay garage with first floor accommodation above within the grounds.
Description of Proposal
Retrospective planning permission is sought for;
- a change of use of the property from a mixed residential/business use to a guest house
with ancillary residential accommodation.
- a single storey extension to the south side of the building to provide extended living
accommodation for the owners of the property.
- the relocation of a single storey grill hut within the garden of the property
- use of a log cabin within the grounds of the property as a self contained unit of guest
accommodation
- use of an existing detached garage building within the grounds of the property as four
studio apartments for guest accommodation
- the erection of replacement fencing and double gates for vehicular access along the
boundary with Newtown Road
Relevant Planning History
The following planning history is relevant:
P/15/1234/VC

Variation of Condition 2 of P/09/1113/CU (to allow the occupation of

up to 8 rooms at any one time as bedroom accommodation for
paying overnight guests)
29/01/2016
APPROVE
P/14/0259/FP

ERECTION OF DETACHED 4-BAY GARAGE WITH LOFT STORE
ABOVE
01/05/2014
APPROVE

P/09/1113/CU

CHANGE OF USE FROM SINGLE RESIDENTIAL DWELLING TO
MIXED RESIDENTIAL AND BUSINESS USE (BED & BREAKFAST) RETROSPECTIVE APPLICATION
29/03/2010
PERMISSION

Representations
Fourteen representations have been received raising the following concerns;
· The garage was subject to a planning condition stating it should not be occupied for any
purpose other than those incidental to the residential use of No.86
· The site is within the countryside where new residential development would not normally
be permitted
· Concerns over use of new access in close proximity to junction with Pitchponds Road by
an increased number of vehicles to the detriment of highway safety
· Increase in the amount of guest accommodation available and resultant increase in traffic
movements
· The existing single lane shared access cannot accommodate additional vehicle
movements
· An accident is inevitable as vehicles are unable to pass resulting in vehicles reversing
back on to Newtown Road
· The access drive is used by pedestrians and this would be detrimental to their safety
· Not in keeping with the area
· Noise and music emitted from property
· Further pressure on the habitat of coastal wildlife
· Would not wish for buildings to be converted into separate dwellings in the future should
there be a loss of business as a result of the reduction in activity at the Maritime Academy
· Slow incremental creep towards full blown hotel and event venue. Where will it end?
· Retrospective nature of application
One letter of support has also been received.
Consultations
INTERNAL
Highways - No objection subject to the following requirements - The intervening verge crossover between the gates and Newtown Road will need to be
surfaced and tied-in with the car park level beyond.
- The applicants will need to arrange for splayed (not dropped) kerbs and verge works in
liaison with HCC.
- The access will be used only for exceptional-sized delivery/carriage vehicles that are
unable to negotiate the rear, main access to the property. At other times, the gates shall be
locked shut.

Planning Considerations - Key Issues
The property has permission for a mixed use as a guesthouse providing up to eight rooms
for guest accommodation whilst retaining a residential unit. The number of bedrooms within
the principal building remains as permitted but given the increase in guest accommodation
within the log cabin/garage building and the division of space within the principal building it
is considered the use of the site would more accurately be described as a guest house
falling within Use Class C1 (Hotels) with ancillary residential accommodation rather than a
mixed use between the two. It is considered that the property has taken on a more
commercial than residential character with a formal reception area on the ground floor and a
clear division between parts of the property used for the business and those parts used by
the owners for residential purposes.
The erection of a detached four bay garage with first floor accommodation above was
permitted in 2014 within the south-western corner of the site. The building has been
constructed to the same approximate external dimensions as the approved plans however it
has been built out and fitted as four studio apartments for guest accommodation which have
been in use for approx. 2 years. There are two studios on the ground floor and two on the
first floor which are accessed via external staircases at either end of the building. There are
no windows or openings within the south elevation facing towards the boundary with the
neighbouring property (No.88a Newtown Road) to the south and the occupants of this
property have written in support of the application and have no objection to the continued
use of the garage as guest accommodation.
The log cabin was constructed in excess of 10 years ago as a residential outbuilding and is
currently being used as a self contained studio with kitchen facilities for guest
accommodation. The single storey log cabin is located centrally within the site away from
the boundaries with neighbouring properties. The modest single storey extension to the
south side of the main building provides additional living accommodation to the owners of
the property and the detached grill/BBQ hut has been relocated close to the south of the
property from elsewhere in the site. It is not considered that any part of the proposal would
have an adverse impact on the living conditions of the occupants of surrounding residential
properties.
Policy CS14 of the adopted Fareham Borough Core Strategy relates to development
outside of the settlements. It states that built development outside the settlements will be
strictly controlled to protect the countryside and coastline from development which would
adversely affect its landscape, character, appearance and function. Officers do not consider
that the proposal would be in conflict with this policy as the proposal involves conversion or
relocation of existing buildings, the use of a previously permitted building for an alternative
use with minimal change to its external appearance and a minor extension to the main
building. It is not considered that the proposal has had any adverse impact on the character
and appearance of the area. The site levels slope down away from Newtown Road and the
site has ample tree coverage such that there is no change to the appearance of the site
from the road with the exception of the fence and gates which replace an existing fence of
the same height. The four studio apartments stand the closest to any shared boundary and
this building was previously considered to be acceptable in terms of its visual impact.
Whilst planning policy may generally be against the erection of additional residential units
within the countyside this proposal is for additional guest accommodation in association with
an existing business. The self contained units could be not be sold or let on a long term
basis without the need for a further planning application for a change of use.
Policy DSP8 of the adopted Fareham Borough Local Plan Part 2 relates to new leisure and
recreation development outside of the defined settlement boundaries. It states that
proposals for such will be permitted where they do not have an unacceptable adverse

impact on the local road network. Proposals should avoid the loss of significant trees,
should not have an unacceptable impact on the amenity of residents and should not have
unacceptable environmental or ecological impacts or a detrimental impact on the character
or landscape of the surrounding area. It is not considered that the proposal would conflict
with this policy.
The principle source of custom for the guest house is the Warsash Maritime Academy and
associated Superyacht Academy although it also accepts bookings from the general public.
The guesthouse is on Academy websites for accommodation and also referenced by
Carnival for cruise officer customers. In light of the connection to the adjacent Maritime
Academy it is not considered that the proposal has significantly increased the number of
vehicle movements to and from the property or that these additional movements have been
detrimental to highway safety on the existing access. Whilst it is understood that the self
contained units have been available for use for approx. 2 years the occupation of these has
not been reported to the Council and was only detected by officers following a site visit to
investigate the more recent erection of the vehicular gates on to Newtown Road which are
clearly visible from outside of the site.
A number of concerns have been raised regarding the new vehicular gates. Amendments
have been sought to the proposal since it was submitted to improve the level of visibility
achieved when emerging from the new vehicular access on to Newtown Road. The gates
would be set back 2 metres from the highway edge to achieve 25m sightlines in both
directions, the fence line would be readjusted, the verge would be surfaced and splayed
kerbs would be installed. A planning condition would be imposed to ensure that these works
are carried out before the access can be brought into use. In any event this access is not
intended for daily use and the gates will remain closed and secured for the majority of the
time. The existing access would continue to be used by residents and guests and the new
access would only be used on an occasional basis when access to the site for larger
vehicles is required. A planning condition would be imposed to ensure that this is the case.
There is ample parking available on site to accommodate any guest's vehicles.
Summary
The proposal accords with Policies CS5, CS14, CS17 of the adopted Fareham Borough
Core Strategy and Policies DSP2, DSP3 and DSP8 of the adopted Fareham Local Plan
Part 2: Development Sites and Policies and is considered acceptable.
PERMISSION
1. The development shall be carried out in accordance with the following approved
documents:
i) Location & Block Plan - drwg No. PL 01
ii) Extension Plan & Elevation - drwg No. PL 02
iii) Grill Hut & Elevation - drwg No. PL 03
iv) Log Cabin Plan & Elevation - drwg No. PL 04
v) Studios Plan & Elevation - drwg No. PL 05
REASON: To avoid any doubt over what has been permitted.
2. No more than 8 rooms within the principal building (former dwellinghouse) of 86 Newtown
Road shall be used at any one time as bedroom accommodation serving paying overnight
guests and these shall be limited to the ground and first floors of the building.
REASON: In order to protect the amenities of the occupiers of nearby residential
properties, in the interest of highway safety and to safeguard the character of this
countryside area.
3. Before the vehicular access/ egress on to Newtown Road is first brought into use the

gates and fence line shall be repositioned in accordance with the approved plan. The
intervening highway verge shall be hard surfaced and splayed kerbs (not dropped) shall be
installed at the edge of the highway unless otherwise agreed in writing with the local
planning authority.
REASON: In the interests of highway safety.
4. The vehicular access on to Newtown Road hereby permitted shall not be used at any
time except for on an occasional basis by large delivery/carriage vehicles that are unable to
negotiate the rear, main access to the property. When not required for providing such
occasional access for large delivery/carriage vehicles the gates shall remain closed and
locked at all times.
REASON: In the interests of highway safety.
Background Papers
P/17/1242/CU; P/15/1234/VC; P/14/0259/FP; P/09/1113/CU

