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EAST HAMPSHIRE DISTRICT COUNCIL

PLANNING COMMITTEE
REPORT OF THE DIRECTOR OF REGENERATION AND PLACE

Applications to be determined by the
Council as the Local Planning Authority

31 January 2019

SECTION 1 – SCHEDULE OF APPLICATION RECOMMENDATIONS 

Item No.: 01
The information, recommendations and advice contained in this report are correct as at the 
date of preparation, which is more than one week in advance of the Committee meeting. 
Because of the time constraints some reports may have been prepared in advance of the final 
date given for consultee responses or neighbour comments.  Any changes or necessary 
updates to the report will be made orally at the Committee meeting.

PROPOSAL Change of use from mixed use (retail, office and garage) to B1 
Business (office use) [amended description]

LOCATION: Searle & Taylor House, The Dene, Ropley, Alresford, SO24 0BH
REFERENCE 21594/023 PARISH: Ropley
APPLICANT:  CleverTouch
CONSULTATION 
EXPIRY:

23 December 2018

APPLICATION EXPIRY: 27 December 2018
COUNCILLOR(S): Cllr C Louisson
SUMMARY RECOMMENDATION: PERMISSION

This application is included on the agenda at request of Cllr Charles Louisson for the 
following reasons:
 



 It would not have parking appropriate to the site;
 It would harm the amenity enjoyed by occupiers of nearby properties; and
 It would be of a scale of activity that harms the character, appearance or 

environment of the site and its surroundings.

Site and Development

Searle and Taylor House is a large detached building occupying a corner site within the 
settlement policy boundary of Ropley.  The building forms part of a linear row of development 
set back from the A31 (The Dene) and served by an access road which runs adjacent to the 
highway.  The site also has a frontage to Darvill Road.  The neighbouring properties are 
predominantly residential; a former newsagent is situated to the west of the site but this is 
now vacant. 

The building, built predominantly in brick, is comprised of several attached sections, including 
a ground floor showroom to the front, garage to rear and first floor office. The showroom is 
currently occupied by a kitchen retailer, with parking spaces provided on a hard standing area 
to the front.  A yard area, secured within the site and accessed by an entrance gate, is also 
located to the right of the front entrance of the building.

The applicant seeks a change of use of the premises from the existing mixed use (retail, 
office and garage) to B1(a) office use, as a marketing automation consultancy. 

Relevant Planning History

21594/017 - Change of use from car sales/workshop to kitchen sales/workshop.  Permission 
22/06/2007 
21594/018 - Installation of two windows and one door on west elevation.  Permission 
19/11/2007
21594/020 - One pair of two storey semi-detached dwellings with associated parking following 
demolition of existing workshop.  Permission 04/04/2011
21594/021 - One pair of two storey semi-detached dwellings, new access and associated 
parking, following demolition of the existing workshop (alternative scheme to planning consent 
21594/020).  Permission 14/08/2012
21594/022 - Installation of two windows to west elevation.  Permission 11/05/2015

Development Plan Policies and Proposals

East Hampshire District Local Plan: Joint Core Strategy (2014)

CP1 - Presumption in favour of sustainable development 
CP2 - Spatial Strategy
CP8 - Town and village facilities and services
CP27 - Pollution
CP29 - Design
CP31 - Transport



East Hampshire District Local Plan: Second Review (2006)

IB2 - Industrial or Business Development within Settlement Policy Boundaries
HE2 - Alterations and Extensions to Buildings
S5 - Local and Village Shops

Vehicle Parking Standards SPD July 2018

Submission Ropley Neighbourhood Plan (December 2018)

Policy 2: Settlement Policy Boundaries
Policy 12: Impact of New Development
Policy 23: Protecting Community Facilities

Planning Policy Constraints and Guidance

National Planning Policy Framework (NPPF) July 2018

In this instance the following sections of the NPPF are considered to be particularly relevant 
to the consideration of the development;

 6. Building a strong, competitive economy 
 9. Promoting sustainable transport 
12. Achieving well-designed places 

Consultations and Town/Parish Council comments

EHDC Environmental Health (Pollution) - Advise no comments to make on this application. 

HCC Local Highway Authority - Is satisfied that development would not have a severe 
detrimental impact on the operation or safety of the local highway network. No objection.

EHDC Traffic Management Team - Advise that all parking should be accommodated within 
site boundary as there are no nearby public parking spaces.

Ropley Parish Council - Object. The parking available on site is insufficient to meet the 
identified needs of the company. A number of the spaces noted for parking are highways land 
or in Darvil Road which is a narrow residential road.  Whilst the company will be encouraging 
off site parking in Alresford with car sharing this will not be enforceable.

Representations

14 comments received; 13 objecting and 1 not objecting but raising concerns. The following 
issues were raised in the representations, as summarised below:



i) Concerns over noise 
ii) Lack of adequate parking on site
iii) Concerns vehicles will parking in adjacent Darvill Road and other parts of the immediate 
vicinity, resulting in inconvenience to local residents and lack of access for emergency 
vehicles
iv) Increase traffic flows in area harming road safety

Determining Issues

1. Principle of development
2. Impact upon scale and character of building and local area
3. Impact on the amenity of neighbouring properties
4. Highway implications

Planning Considerations 

1. Principle of development

Policy CP1 of the Joint Core Strategy (JCS) applies to development within the Settlement 
Policy Boundary (SPB) where there is a presumption in favour of development.  Policy CP2 
identifies a sustainable hierarchy of SPB and sets out five levels of sustainable settlements.  
The application site falls within one of the identified SPB within the East Hants District Local 
Plan: 2nd Review.

It is noted that Policy 2 of the submitted Ropley Neighbourhood Plan proposes a minor 
change to the settlement policy boundary in this location, which would move the boundary 
back from the edge of the A31 to the front elevation of Searle and Taylor House, resulting in 
the parking area to the front being outside the SPB.  The proposal does not propose any 
extensions to the built form extending over the revised boundary, the area remaining as 
parking.  It is also noted at this stage in its preparation, the submission Ropley 
Neighbourhood Plan is still at a relatively early stage in its progression towards adoption, 
therefore in accordance with Paragraph 48 of the NPPF, only limited weight can be applied to 
the policies contained therein. 

The building in its entirety measures 1040 square metres GEA, and an approximate 
breakdown of the floorspace is as follows:
 323 square metres used as A1 Retail
 245 square metres used as B1(a) Office
 472 square metres used as B2 / Sui Generis (car showroom / garage services element)

The applicant seeks a change of use of the whole building to a B1(a) office use, including the 
kitchen showroom area which is currently used for A1 retail purposes.  It is understood the 
first floor of the front of the building, together with the linked section which connects it to the 
garage at the rear, has been historically used as office space, although it is currently little 
used.  Thus this part of the building (245 sqm) is already in B1(a) office use.



The attached garage to the rear was previously used as part of a car sales and garage 
workshop business called Ropley Toyota which used to operate at the site. Car sales are a 
sui generis use and the car workshop would be B2.  The garage section of the building is 
currently used partially as a storeroom for the kitchen retailer and partially for some low level 
vehicle storage and maintenance operations, thus would require a change of use to B1(a).  It 
understood that the kitchen showroom area was also previously used as the car sales office, 
with cars stored on the forecourt, yard and garage. 

The retail section of the building occupies approximately a third of the overall floorspace of 
the building.  Policy S5 of the Local Plan: Second Review states that the change of use of 
local and village shops from A1 use will only be permitted where all reasonable efforts have 
been made to let or sell the premises as a shop. The premises are used as a kitchen 
showroom, which as a specialist retailer, and not considered to be a ‘local village shop’ in the 
sense it provides a local shopping facility to nearby residents. On this basis it is not 
considered that the proposal conflicts with the aims of Policy S5 of the Local Plan.

Policy CP8 of the JCS states that the vitality and viability of the district's centres should be 
maintained and improved, including local parades and small local centres. Again, the kitchen 
showroom is more of a specialist commercial type retailer, which was formerly a garage / car 
showroom.  Whilst it is noted that the adjacent newsagents is now closed, the loss of the retail 
unit occupied by the kitchen showroom is not considered to be harmful to the vitality and 
viability of this area and would therefore accord with the aims of Policy CP8.  It is also noted 
that the premises are not listed as a community facility in Policy 23 of the submission Ropley 
Neighbourhood Plan.

Policy IB2 of the East Hants Local Plan (2006) states that planning permission will be granted 
for the expansion or intensification of existing industrial or business uses within the policy 
boundaries of settlements, provided that the proposed development: 
a. would have a layout, access, parking, landscaping and other requirements appropriate to 
the site; 
b. would not harm the amenity enjoyed by occupiers of nearby properties; 
c. would be of a scale and type of activity that does not harm the character, appearance or 
environment of the site and its surroundings;  
d. would be easily accessible by public transport, bicycle and on foot; and 
e. would not generate traffic of a type or amount inappropriate to local roads or would require 
improvements that would harm the character of roads in the area.  

From the above assessment it is concluded that the principle of development for a change of 
use of the entire building to a B1 use would assist in maintaining employment in this location 
and is considered acceptable, subject to the detailed planning consideration discussed below. 

2. Impact upon scale and character of building and local area

Policy HE2 of the Local Plan requires that alterations and extensions to buildings are 
designed to take account of the design, scale, and character of the original building, its plot 
size and its setting. 



Policy CP29 of the JCS seeks to ensure that development proposals are of exemplary 
standards of design and architecture, with a high quality external appearance that respect the 
area's particular characteristics.  It requires that developments are sympathetic to their setting 
in terms of scale, height and massing, and their relationship to adjoining buildings, spaces 
around buildings, and that developments should make a positive contribution to the overall 
appearance of the area.

No external alterations are proposed to the building as part of the proposal, with only internal 
refurbishment indicated.  As such, the building would continue to have a similar appearance 
as existing, thus would not effect the character or appearance of the area. 

3. Impact on the amenity of neighbouring properties

Policy CP27 of the JCS requires that developments would not have an unacceptable impact 
on the amenity of the occupiers of neighbouring properties through loss of privacy or 
excessive overshadowing.

Policy CP29 criterion (d) requires development to be sympathetic to its setting in terms of 
scale, height, massing and density, and its relationship to adjoining buildings, spaces around 
buildings and landscape features. Section 12 Para 127 f of the NPPF requires good amenity 
for all for development proposals. 

Policy IB2 of the East Hants Local Plan (2006) states that planning permission will be granted 
for the expansion or intensification of existing industrial or business uses within the policy 
boundaries of settlements, provided that the proposed development would not harm the 
amenity enjoyed by occupiers of nearby properties nor would harm the character, appearance 
or environment of the site and its surroundings. 

Part of the building already has lawful use as B1, and it is not considered that the use of the 
existing retail / garage space for a B1 use would result in additional noise or disturbance 
emanating from the site, indeed may be seen as an improvement over the former garage 
services use.  It should also be noted that a B1 use by its definition is one which is considered 
appropriate for operation within residential areas.  In addition, the Council's Environmental 
Health Officer (Pollution) has raised no objection to the proposal. 

The applicant's supporting statement advises that their typical use of the building would be: 
08:30 - 18:00 Monday to Thursday and 08:30 - 17:30 on Fridays, with no weekend working.  
In the event of a recommendation for approval, it is recommended that the hours of operation 
are secured through a condition. 

It is therefore considered the proposal would accord with CP27 and CP29 of the JCS, Policy 
IB2 of the Local Plan and Section 12 of the NPPF. 



4. Highway implications

Policy CP31 of the JCS requires that regard is had to any impact on the safety and 
convenience of the public highway. Policy IB2 of the East Hants Local Plan (2006) states that 
planning permission will be granted for the expansion or intensification of existing industrial or 
business uses provided that the proposed development would be easily accessible by public 
transport, bicycle and on foot and would not generate traffic of a type or amount inappropriate 
to local roads. Neighbour representations have been received which have raised various 
issues relating to highways safety and inadequate parking on site. 

The site currently has 11 vehicle parking spaces, 10 immediately to the front of the building 
and 1 within the yard area, including 1 disabled bay.  Space exists within the yard for 9 cycle 
and 2 motorbike spaces but no part of the yard is currently formally designated as such. 
Submitted documents from the applicant confirm that the area to the front of the building is 
within their ownership.  It is also advised that the business currently employees 55 people, 
with 8 predominately based out of the office.

The Council's "Vehicle Parking Standards" Supplementary Planning Document states that B1 
office space should normally provide 1 parking space per 30 square metres, together with 
additional parking for cycles, motorcycles and allocated disabled bays. The premises as 
proposed measure 1040 square metres of B1 space, which results in the following 
requirements:

 35 vehicle parking spaces
 7 long stay cycle parking spaces
 2 short stay cycle parking spaces
 2 motorcycle spaces
 2 allocated disabled spaces as parking of the overall vehicle parking provision

It should be noted that when applied to the existing use of the site, the vehicle parking 
standards would require 1 space for every 20 square metres of covered retail areas, 1 space 
for every 30 square metres for B1(a) office use and 1 space for every 45 square metres for 
B2/Sui Generis light industry, equating to a total provision of 34 spaces. As only 11 spaces 
are currently provided, there is currently a substantial underprovision of parking spaces for 
the current use, which is comparable to that of the proposed scheme.  

The applicant recognises that the constraints of the site mean that it cannot fully 
accommodate the minimum parking requirements.  The Supporting Statement advises that a 
Green Transport Plan would be provided, to include the following measures: car sharing 
schemes, off-site parking permits at public car parks, public transport use, home working and 
encouragement for cycling through the provision of showering facilities. 

Section 6 of the NPPF states the planning policies and decisions should help create the 
conditions in which business can invest, expand and adapt. Significant weight should be 
placed on the need to support economic growth. 



The Highway Authority has been consulted and advised that the proposal may result in an 
increase in vehicular traffic in the vicinity. However, due to the location directly off the A31 the 
Highway Authority is satisfied that this increase would not have a severe detrimental impact 
on the operation or safety of the local highway network. As such, the Local Highway Authority 
has no objection to the proposal. The Council's Traffic Team advise that sufficient parking 
should be provided for on site

To sum up, the proposed use is unable to meet the minimum parking standards set out within 
the Vehicle Parking Standards SPD, thus if considered as a new build scheme, would not be 
appropriate.  However, in terms of other material considerations it is noted that the current 
use of the site has a similar under provision of parking spaces.  In addition, the proposal is for 
the re-use of an existing building to provide a B1 office use, would provide economic activity 
to the local economy.  A Green Travel Plan is also being offered, which could be seen as a 
betterment above the existing situation.  Therefore, in terms of the planning balance needs, it 
is considered that the economic benefits of the reuse of this building, in combination with the 
existing parking situation and provision of a Green Travel Plan, outweigh the under provision 
of parking from through proposed use and is supported. 

Response to Parish/Town Council Comments

Ropley Parish Council objects to the under provision of parking on the site, which is 
discussed in detail in section 4 above. 

Conclusion

The site is located within the Settlement Policy Boundary for Ropley where the change of use 
of the building to a B1 Office use is considered to be acceptable in principle.  The use of the 
building as offices would not result in any alterations to the external appearance of the 
building and would have an acceptable relationship with the amenities for neighbouring 
properties.  It is acknowledged that the proposed use would have an under provision of 
vehicle parking, when assessed against the Council's adopted standards, however, the 
economic benefits of the reuse of this building, in combination with the existing parking 
situation and provision of a Green Travel Plan, outweigh the under provision of parking from 
through proposed use.  For these reasons the application is recommended for the condition 
approval of planning permission. 

RECOMMENDATION

 PERMISSION subject to the following conditions:

1 The development hereby permitted shall be begun before the expiration 
of three years from the date of this planning permission.
Reason - To comply with Section 91 of the Town and Country Planning 
Act 1990



2 The development hereby permitted shall not be brought into use until a 
plan detailing the cycle and motorcycle parking provision has been 
submitted to and agreed in writing by the Local Planning Authority. The 
areas shown on the approved plan for the parking of vehicles, as well as 
those agreed for the parking cycles and motorcycles shall have been 
made available in accordance with the agreed details.  The parking areas 
shall then be permanently retained and reserved for that purpose at all 
times.
Reason - To make provision for off street parking in the interests of 
highway safety.

3 The premises hereby granted B1 use shall not be used outside the hours 
of:
 08:30 to 18:00 Monday to Thursday
 08:30 to 17:30 Fridays.
and at no time at a weekend or a recognised public Bank Holiday.
Reason - To ensure that the amenities of nearby residential occupiers are 
not detrimentally affected by the use of the site outside reasonable 
working times. 

4 The use of the premises hereby granted B1 use shall not commence until 
a Green Travel Plan has been submitted to, and approved in writing by, 
the Local Planning Authority.  The use of the building must be operated in 
accordance with the agreed Plan thereafter.
Reason - In the interests of highway safety and the amenity of local 
residents. It is considered necessary for this to be a pre-commencement 
condition as these details need to be agreed prior to the use of the 
development and thus go to the heart of the planning permission.

5 The development hereby permitted shall be carried out in accordance 
with the following approved plans and particulars:

Application form
Planning Statement REV A
Appendix a - Photographic Schedule
Location plan
Parking plan

Reason - To ensure provision of a satisfactory development



Informative Notes to Applicant:

1 In accordance with paragraphs 38 and 39 of the NPPF East Hampshire 
District Council (EHDC) 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,

 updating applicant/agents of any issues that may arise in the 
processing of their application and where possible suggesting 
solutions.

In this instance the applicant was updated of any issues after the initial 
site visit. 

CASE OFFICER: Luke Turner 01730 234292 Wed/Thur/Fri
———————————————————————————————————————
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Block plan
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Parking plan


