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SOUTH DOWNS NATIONAL PARK AUTHORITY

PLANNING COMMITTEE
REPORT OF THE DIRECTOR OF REGENERATION AND PLACE 

Applications to be determined by the council on behalf 
of the South Downs National Park Authority

31 January 2019

SECTION 1 – SCHEDULE OF APPLICATION RECOMMENDATIONS 

Item 01

Report to Planning Committee
Date 10 January 2019
By Director of Regeneration and Place
Local Authority East Hampshire District Council
Application 
Number

SDNP/18/02564/FUL

Applicant Mr Guy Macklin
Application Conversion and alteration of the existing Queens building and 

barn to form 4 residential dwellings, including demolition of single 
storey structures, and the erection of 1 detached dwelling within 
the grounds, with associated parking and landscaping. (Final Bat 
Survey Report for Barn received 22/6/2018) Amended drawings 
received 3 August 2018 Updated arboricultural information 
28/9/2018 Amended site plan 3/1/2019 (refuse storage 
relocated)

Address The Queens Hotel, High Street, Selborne, Alton, GU34 3JH

Recommendation: That the application be Approved for the reasons and 
subject to the conditions set out in paragraph 10 of this report.



Executive Summary

This application is included on the agenda at the discretion of the Director of 
Regeneration and Place.

1 Site Description

The Queens Hotel in Selborne is located on the north-east side of the High Street, 
situated within the Settlement Policy Boundary, Conservation Area and South Downs 
National Park.   The site of the hotel is partly within and partly outside the Settlement 
Policy Boundary.  To the rear (wholly outside the SPB) is a field also in the same 
ownership but physically separated from the public house and its garden.  There is a 
separate barn building to the western side of the public house with car parking to its 
front and rear.  Access to the site is available both from the High Street and from 
Huckers Lane.

2 Proposal

The application relates to the whole public house site but not to the field to its rear.  It 
proposes the extension and conversion of the barn to a dwelling, a new dwelling to the 
south-east side of the public house and the conversion of the public house building into 
three dwellings.  A wing of the public house building would be demolished to 
accommodate the proposed new dwelling to the south-east.

3 Relevant Planning History

SDNP/15/00929/TCA - Works to trees, 2015
SDNP/16/05403/FUL - Proposal for conversion of public house to residential use,

Withdrawn in 2017
SDNP/17/00527/ADV - Advertisement consent for hoarding granted in 2017
SDNP/17/04565/FUL - Extension and conversion of barn to form a dwelling, Refused 

in 2017
SDNP/17/04753/FUL - Refusal of permission for demolitions of parts of the Queens 

Hotel building, 2017
SDNP/17/05420/FUL - Refusal of permission for three bedroomed dwelling, 2018

4 Consultations 

East Hants Traffic Management Team - No adverse comments

HCC Highways Department - No objection subject to conditions relating to parking 
provision, access improvement onto Huckers Lane and provision of visibility splays at 
access from Huckers Lane to the B3006. 

SDNP Dark Skies Ranger (D Oakley) - No comments received



SDNPA Design Officer - No comments received

HCC - Archaeology Section - No archaeological issues raised

EH - Conservation Section - Originally raised concerns regarding the design of the 
proposed new dwelling.  Upon receipt of amended drawings, no objection subject to 
conditions.

EH - Drainage - No objection subject to conditions

EH - Environmental Health - Contaminated Land - No objection subject to advisory 
note

EH - Environmental Health - Pollution - No comments received

EH - Landscape Officer - No objection subject to conditions

EH - Arboricultural Officer - North - Arboricultural Officer. No objection subject to a 
condition being applied that requires all work to be carried out in strict accordance with 
the submitted Tree Protection Plan and Arboricultural Method Statement as amended.

HCC - Ecology Group - No objection subject to a condition regarding ecological 
mitigation.

Natural England - No objection in terms of impact on European Protected sites 
(Wealden Heaths Phase II SPA).

Countryside Planning - Informative notes are recommended, should permission be 
granted.

Parish Council Consultee – Initial comments - At its meeting on 20 June 2018, 
Selborne Parish Council resolved to OBJECT to the above planning application. There 
were 5 votes in favour of objection, 1 vote against, 1 abstention due to conflict of 
interest and 1 abstention from Cllr Ashcroft, (our district councillor who sits on the 
EHDC planning committee). 

Because Selborne Parish Council has been involved in an application for ACV listing of 
The Queens on behalf of the local community, it may at first glance appear that the 
parish council could have predetermined the current planning application. It is the case, 
however, that the reason for submitting the ACV application was because the majority 
(65.26%) of respondents to a public consultation exercise in the village wanted The 
Queens to be listed as a community asset in line with the 2011 Localism Act and thus 
we pursued it on their behalf. At that point, the Councillors were not considering what 
might or might not be built on the site of the Queens in the future. 



The reasons for the parish council's objection to this planning application are as 
follows:

1. The current planning application does not specify that it is for a change of use. 

 EHDC has confirmed that the premises continues to have Use Class A4 (drinking 
establishment - public house). The applicant has assumed that the building has a Use 
Class A2 (office), which Selborne Parish Council believes to be wholly untrue: no 
amount of insisting that putting a desk into a building that is derelict, that has no 
electricity, that has had a debt collectors notice on the windows for unpaid electricity, 
that has wires hanging out of the ceiling, and that has had its doors removed and 
stacked up against the walls, makes it a genuine A2 Use. 

2. It is regrettable that in a small rural village there is no provision for any affordable 
housing within the proposals;

3. The proposals in the planning application include an apparent increase of about 
100% in the size of the barn. It is hard to see how an extension of this size is justified 
when it is looked at in the context of saved policies HE4, HE5 and HE6 of the EHDC 
Local Plan Second Review 2006;

4. The proposed detached dwelling requires demolition of the restaurant that the 
Conservation Officer has previously stated 'makes a positive contribution to the 
character of the Conservation Area'. No argument is made to explain why demolishing 
something that positively contributes to the character of the Conservation Area would 
be either beneficial to or acceptable in that Conservation Area;

5. Pedestrian access to the car park and the front of the new house is poor; 

6. The proposals include a large roof light above the living space in the new house and 
other roof lights including to the road frontage. These would emit light into the dark 
night sky ' something that is to be avoided, given the protection afforded to the dark 
night sky in this international Dark Night Sky reserve. There are also a number of roof 
lights in the barn which could have a similar impact;

7. We can find no information in the application about the Japanese Knotweed that is 
still on the site, even though there was a full report on this invasive plant in the 2016 
planning application;

8. There is concern about overcrowding of the site and about the density of 
development on the site. In particular, the proximity of the new house to the main 
building, together with its height and mass, will have a detrimental impact upon the 
surrounding conservation area and nearby listed buildings;

9. The proposed French doors to the first floor flat roof of the new house overlook 
Huckers Lane and could be intrusive upon other properties; 



10. The access onto the B3006 from Huckers Lane is extremely dangerous as the sight 
lines are almost non-existent to the left when emerging from the lane. This danger is 
compounded when cars are parked outside the village shop as traffic from the south is 
forced onto the right hand side of the B3006.

11. The sight lines at the access from the new barn house onto the B3006, beside 
Whites Cottage, would be virtually nil to the north;

12. Paragraph 4.6 of the Planning Statement in support of the planning application 
claims that Selborne Parish Council's evidence to the recent ACV Review Hearing into 
the ACV listing of The Queens was not substantiated.
In fact, we took to the Hearing the box containing all the responses to the public 
consultation exercise undertaken in the village. We offered these to EHDC in support 
of our evidence but were told they would not be needed. 

 At the Review Hearing, the owner openly said that he had 'bought the building as a 
development opportunity' for housing. By implication, this raises the question as to 
whether it was ever his genuine intention to sell The Queens as a pub and whether 
Savills' marketing reports were just an exercise that had to be gone through to try to 
persuade the planning authority to allow permission for the current planning 
application; 

13. Paragraph 4.7 of the Planning Statement in support of the planning application 
asserts that the ACV application was silent regarding s.88(2)(b) of the 2011 Act and 
does not evidence how it is realistic to think that there is a time in the next 5 years 
when there could be non-ancillary use of the building that would further the social 
wellbeing and interests of the local community. In contrast, the extensive past use of 
the pub is in fact a positive indicator for the future success of the business. The now 
incorporated and registered Community Interest Group (CIG) is currently in the process 
of producing a business plan, demonstrating the importance of the pub to the 
community. 

14. With regard to the applicant being at odds with the planning authority over the 
legitimate Use Class of The Queens, in our view the owner's massaging of planning 
policies to overcome the impasse is unconvincing. Policy CP16 talks about changes of 
use being permitted 'where the facility is no longer required and alternative facilities are 
easily accessible'' etc. In the case of The Queens, the pub is very much required by a 
number of people, as demonstrated by the community consultation exercise results 
and by the 90 members of the CIG who want to see The Queens run as a pub. There 
are no other alternative facilities that are easily accessible as the other pub in the 
village does not have the large function rooms, accommodation or extensive catering 
facilities and the village hall is self-service. 

15. Policy SD43 of the emerging Local Plan is also cited in the Planning Statement: 
 SD43 i. is already dealt with above; 



SD43 ii. requires that it be demonstrated that there is a lack of need for the existing 
facility, which is also dealt with above; 
SD43 iii. mentions alternative community facilities. The ACV application demonstrates 
that The Queens is very much needed, and that other community facilities in the village 
are different from and in no way come anywhere near to the facilities provided by The 
Queens. The Selborne Arms is small and has no large function room and the village 
hall is self-service with a very different atmosphere; 

The owner has allowed The Queens to deteriorate and become an 'eye-sore'. Some 
people in Selborne have understandably become appalled by its untidy and dilapidated 
condition: they are fed up with watching its gradual deterioration since he closed it in 
2016. Unsurprisingly, some see the present planning application as a solution to that. 

To others, the deterioration of the site has been deliberate on the part of the owner in 
the hope of persuading people to support a planning application even though it 
conflicts with the majority of respondents' wish to retain the Queens as a pub and their 
conviction that the restoration of the building could equally well be achieved by its 
restoration as a pub, its legitimate planning use. 

For all the above reasons, Selborne Parish Council OBJECTS to the planning 
application on planning grounds and requests that it be refused.

Further comments on amended drawings:

Parish Council Consultee - Selborne Parish Council reiterates its OBJECTION to the 
current planning application at The Queens. The amended plans tinker with design 
issues but they do not address the central issue, namely that The Queens does not 
benefit from 'residential Use'. EHDC planning department has confirmed that The 
Queens continues to benefit from Use Class A4 (drinking establishment - public 
house). The applicant pretends that the building has a Use Class A2 (office), a claim 
that Selborne Parish Council believes to be wholly fabricated. No change of Use has 
been applied for, and therefore Use Class A4 remains.

That central issue aside, there is still no provision for any affordable housing within the 
site proposals, even though the focus on housing development within National Parks is 
on affordable housing, not on market housing; 

The proposals in the amended planning application still include an apparent increase of 
about 100% in the size of the barn. It is hard to see how an extension of this size is 
justified when it is looked at in the context of saved policies HE4, HE5 and HE6 of the 
EHDC Local Plan Second Review 2006; 



The proposed detached dwelling requires demolition of the restaurant that the 
Conservation Officer has previously stated makes a positive contribution to the 
character of the Conservation Area. No argument is made to explain why demolishing 
something that positively contributes to the character of the Conservation Area would 
be either beneficial to or acceptable in that Conservation Area. The amended plans go 
some way towards improving the design of the proposed house but such amendments 
in no way satisfy the Conservation objection. 

The proposals still include a large roof light above the living space in the new house 
and other roof lights including to the road frontage. These would emit light into the dark 
night sky, something to be avoided given the protection afforded to the dark night sky 
in this international Dark Night Sky reserve. There are also a number of roof lights in 
the barn that could have a similar detrimental impact; 

Despite minor alterations to the design and materials for the proposed new house, its 
location, design, and scale in height and bulk do not relate well to the character of the 
area and remain inappropriate in the Conservation Area;

There is still no information in the application about the Japanese Knotweed that 
remains on the site, even though there was a full report on this invasive plant in the 
2016 planning application; 

There is still concern about overcrowding of the site and about the density of 
development on the site. In particular, the proximity of the new house to the main 
building, together with its height and mass, will have a detrimental impact upon the 
surrounding conservation area and nearby listed buildings; 

The access onto the B3006 from Huckers Lane remains extremely dangerous as the 
sight lines are almost non-existent to the left when emerging from the lane. 

This danger is compounded when cars are parked outside the village shop as traffic 
from the south is forced onto the right hand side of the B3006. 

The sight lines at the access from the new barn house onto the B3006, beside Whites 
Cottage, would still be virtually nil to the north; 

The owner has openly acknowledged that he bought the building as a development 
opportunity for housing. By implication, this raises the question as to whether it was 
ever his genuine intention to sell The Queens as a pub, especially given the fact that 
the building was stripped of its pub features even before and whilst it was allegedly 
being marketed for sale as a pub. This raises the question as to whether Savills' 
marketing reports were simply an exercise that had to be gone through to try to 
persuade the planning authority to allow permission for the current planning 
application? 



The owner has allowed The Queens to deteriorate and to become an eye-sore. 
Understandably, some people in Selborne are appalled by its untidy and dilapidated 
condition: they are fed up with watching its gradual deterioration since the closure in 
2016 and, unsurprisingly, they see the present planning application as a solution to 
that. To other people, the deterioration of the site has been deliberate on the part of the 
owner in the hope of persuading people to support a planning application even though 
it conflicts with the majority of respondents' wish to retain the Queens as a pub and 
their conviction that the restoration of the building could equally well be achieved by its 
restoration as a pub, its legitimate planning use. 

Because of the high level of community support to retain The Queens as a pub, the 
parish council submitted a further ACV application in June. The result is awaited. The 
Conservation Officer has stated that 'in heritage terms the preferable use for the 
building would be to continue as a pub.' Thus, there is a heritage reason for keeping 
The Queens as a pub as well as a community support reason, and the applicant has 
not demonstrated otherwise on either count.

The amended plans still fail to address the fundamental issue of the permitted Use of 
the premises. Only the very first of the many applications regarding The Queens 
(SDNP/16/05403/FUL), which was subsequently withdrawn in the light of overwhelming 
objections, was properly submitted in relation to 'Change of use from public house 
(Use Class A4) to 6 residential units (Use Class C3), etc.' Each and every single one of 
the subsequent applications, including the present one, has omitted this necessary 
wording. Until this essential issue is addressed in a planning application, we believe 
that planning permission cannot legitimately even be considered.

Accordingly, Selborne Parish Council OBJECTS to the planning application and 
requests that it be refused. 

5 Representations

Representations have been received from 88 writers, some of whom have made more 
than one submission.  Out of these, 5 are comments, 20 are in support and 63 raise 
objections.

In support it is stated that:

The building can be sympathetically restored and retain its existing features;
Existing building has deteriorated and is untidy;
Building is an eyesore;
Village is unable to support two pubs;
New dwellings would complement the new refurbished pub and blend in with the village 
and enhance the local area;
Meets demand for new homes;
There is already an existing pub within the village;
Applicants other development sites are tasteful and sympathetic;



The Queens does not meet the criteria to be listed as an ACV;
In keeping with the village;
Aesthetically pleasing;
Has been rarely used for public overnight accommodation;
The use as a pub is unviable;
Selborne would benefit greatly from allowing the younger community to have an input;
In the past, it has attracted anti-social behaviour;
Minimal increase in traffic compared to use as a pub; 
Conversion will preserve the main part of the building.                             

In objection it is stated that:

Site lies within the SDNP;
Contrary to Policy CP16 of the JCS and SDNP Submission Policy SD43;
Contrary to NPPF;
Building dates back to C16th, and has significant historic association with Selborne;
The lawn for property 3 would be used by its residents and would block the view for 
vehicles exiting Huckers Lane;
Hedgerow would require maintenance;
The lane is suitable for only one vehicle so 12 additional vehicles plus delivery vehicles 
would be intolerable;
The applicant is responsible for the current state of the building;
Fixtures and fittings have been deliberately been removed to make it unviable;
Permanent loss of the pub;
Commercially unrealistic asking price;
The pub failed in the past due to high rentals charged by the brewery;
Selborne has already suffered from heavy traffic and damage to the highway;
Pub is a central and important asset to the community;
Could be a viable business again;
Listed buildings are already being affected by volume of traffic;
Developer is only interested in profit;
There are already plenty of residential properties in Selborne, including a number for 
sale on the market.  Selborne needs visitor accommodation;
The Queens is historically, the most important building in the village;
Impact on the setting of nearby listed buildings;
Links to Gilbert White;
The Queens offers disabled access unlike The Selborne Arms;
'A rigorous marketing exercise' has not been undertaken;
Neglect of the building is calculated to wear down residents;
No bed and breakfast facilities in the village. It is vital that accommodation is provided 
in the village.  The Queens provides the only accommodation in the village;
A huge number of people visit Selborne on a daily basis from school education visits to 
walking groups as it is a major tourist destination;
The Gilbert White and Oates Museum is now a wedding venue but has no 
accommodation to offer; 



Loss of The Queens will result in a shortfall in local service provision and would be 
detrimental to the long term economics of the village;
Recent ACV designation will allow the community interest group to commission a 
valuation which would enable the group to build a business case for the viability of the 
pub [Note the most recent ACV application for The Queens has been turned down];
Heritage Statement does not provide sufficient robust evidence to justify its conversion;
An assessment of the basement or cellar is reported to contain early stonework but is 
inaccessible;
New buildings are out of keeping and would not enhance the environment;
Applicant is failing to apply for change of use and the claim that it is used as offices is 
inaccurate;
Design and layout is similar to the 2016 application that was withdrawn, and
Highways safety at the junction of Huckers Lane and the High Street is raised as a 
concern.

6 Planning Policy Context

Applications must be determined in accordance with the Development Plan unless 
material considerations indicate otherwise. The statutory development plan in this area 
is the East Hampshire District Local Plan: Joint Core Strategy, East Hampshire District 
Local Plan: 2nd Revision 2006, South Downs National Park Local Plan - Submission 
2018

The relevant policies to this application are set out in section 7, below.

National Park Purposes
The two statutory purposes of the SDNP designation are:

 To conserve and enhance the natural beauty, wildlife and cultural heritage,  
 To promote opportunities for the public understanding and enjoyment of the 

special qualities of their areas.

If there is a conflict between these two purposes, conservation takes precedence. 
There is also a duty to foster the economic and social well being of the local community 
in pursuit of these purposes.



7 Planning Policy 

Relevant Government Planning Policy and Guidance 
Government policy relating to National Parks is set out in English National Parks and 
the Broads: UK Government Vision and Circular 2010 and The National Planning 
Policy Framework (NPPF) which was issued on 24 July 2018. The Circular and NPPF 
confirm that National Parks have the highest status of protection, and the NPPF states 
at paragraph 172 that great weight should be given to conserving and enhancing 
landscape and scenic beauty in national parks and that the conservation and 
enhancement of wildlife and cultural heritage are also important considerations and 
should be given great weight in National Parks.

National Planning Policy Framework (NPPF) 
The following National Planning Policy Framework documents have been considered in 
the assessment of this application: 

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

 1. Introduction
 2. Achieving sustainable development 
 3. Plan-making 
 4. Decision-making 
 5. Delivering a sufficient supply of homes 
 6. Building a strong, competitive economy 
 8. Promoting healthy and safe communities 
 9. Promoting sustainable transport 
11. Making effective use of land 
12. Achieving well-designed places 
15. Conserving and enhancing the natural environment

The development plan policies listed below have been assessed for their compliance 
with the NPPF and are considered to be complaint with the NPPF.

The development plan policies listed below have been assessed for their compliance 
with the NPPF and are considered to be complaint with the NPPF.

The following policies of the East Hampshire District Local Plan: Joint Core 
Strategy  are relevant to this application:

• CP10 - Spatial Strategy for Housing

• CP16 - Protection and Provision of Social Infrastructure, Open Space, Sport and 
Recreation

• CP2 - Spatial Strategy



• CP20 - Landscape

• CP21 - Biodiversity

• CP22 - Internationally Designated Sites

• CP24 - Sustainable Construction

• CP27 - Pollution

• CP29 - Design

• CP30 - Historic Environment

• CP31 - Transport

• CP32 - Infrastructure

The following policies of the East Hampshire District Local Plan: 2nd Revision 2006 
are relevant to this application:

• HE2 - Alterations and Extensions to Buildings

• HE4 - New Development in a Conservation Area

• HE6 - Change of Use of a Building in a Conservation Area

• HE7 - Demolition in a Conservation Area

• HE8 - Development Affecting the Setting of a Conservation Area

• C6 - Tree Protection

• H3 - Residential Development within Settlement Policy Boundaries, Empty 
Home Strategy

•      T4 – Pedestrian and cycle routes

The following policies of the South Downs National Park Local Plan - Submission 
2018 are relevant to this application:

• Core Policy SD1 - Sustainable Development

• Strategic Policy SD4 - Landscape Character



• Strategic Policy SD5 - Design

• Strategic Policy SD9 - Biodiversity and Geodiversity

• Strategic Policy SD10 - International Sites

• Development Management Policy SD11 - Trees, Woodland and Hedgerows

• Strategic Policy SD12 - Historic Environment

• Development Management Policy SD13 - Listed Buildings

• Development Management Policy SD15 - Conservation Areas

• Development Management Policy SD16 - Archaeology

• Strategic Policy SD19 - Transport and Accessibility

•       Strategic Policy SD20 – Walking, Cycling and Equestrian Routes

• Development Management Policy SD22 - Parking Provision

•          Strategic Policy SD23 – Sustainable Tourism

• Strategic Policy SD25 - Development Strategy

• Strategic Policy SD26 - Supply of Homes

• Strategic Policy SD27 - Mix of Homes

• Strategic Policy SD36 - Town and Village Centres

• Strategic Policy SD42 - Infrastructure

• Development Management Policy SD43 - New and Existing Community 
Facilities

• Development Management Policy SD51 - Renewable Energy

Partnership Management Plan
The South Downs Partnership Management Plan (SDPMP) was adopted on 3 
December 2013. It sets out a Vision and long term Outcomes for the National Park, as 
well as 5 year Policies and a continually updated Delivery Framework. The SDPMP is 
a material consideration in planning applications and has some weight pending 
adoption of the SDNP Local Plan. 



The Draft South Downs National Park Local Plan

The South Downs Local Plan: Pre-Submission Local Plan was published under 
Regulation 19 of the Town and Country Planning (Local Planning) (England) 
Regulations 2012 for public consultation between 26 September to 21 November 2017, 
and the responses considered by the Authority. 

The Plan was submitted to the Secretary of State for independent examination in April 
2018. The Submission version of the Local Plan consists of the Pre-Submission Plan 
and the Schedule of Proposed Changes. It is a material consideration in the 
assessment of this planning application in accordance with paragraph 48 of the NPPF, 
which confirms that weight may be given to policies in emerging plans following 
publication. Based on the current stage of preparation, and given the relative age of the 
saved policies within the East Hampshire District Local Plan: Joint Core 
Strategy, the policies within the Submission South Downs Local Plan (2018) are 
currently afforded considerable weight, depending on the level of objection received 
on individual policies.

8 Planning Assessment

Main Planning Considerations

1. Principle of proposal
2. Design and impact on the character of the Conservation Area, setting of nearby 

Listed Buildings 
3. Impact on the purposes of the inclusion of the site within the SDNP
4. Impact on neighbours' amenities
5. Impact on protected species
6. Impact on European Protected Sites
7. Impact on trees
8. Highways safety and parking
9. Impact on public rights of way
10. Community Infrastructure Levy

1. Principle of Proposal

The site is located within the Selborne Settlement Policy Boundary where residential 
development would be acceptable in principle (subject to other planning 
considerations) in accordance with EHDLP:JCS Policies CP2 and CP10 and the South 
Downs Submission Local Plan Policies SD25 and SD26.  Saved Policy H3 of the 
EHDLP:JCS is also relevant and this seeks to make use of vacant or underutilised 
sites for housing.  The site is within a Conservation Area and there are a number of 
listed buildings in the vicinity so relevant policies and legislation in this regard must be 
taken into account.  This will be assessed further below.  



Policy relating to Loss of Community Facility

The site currently accommodates a public house building, and this community use is 
protected under Policy CP16 of the EHDLP:JCS and Policy SD43 of the SD 
Submission Local Plan.   As the building also contained hotel accommodation, Policy 
SD23 of the South Downs Submission Local Plan which seeks to retain tourist 
accommodation is also relevant.  The SDNP policies can now be afforded considerable 
weight subject to the level of outstanding objections.

To comply with EHDC:JCS  Policy CP16 it must be demonstrated that the facility is no 
longer required and alternative facilities are available and it must be demonstrated 
through a rigorous marketing exercise that the use is no longer viable, all reasonable 
efforts have been made to retain it and that no alternative use that would benefit the 
local community would be possible.  The SD Submission Local Plan Policy SD43 
states that where development proposals would lead to the loss of an existing 
community facility, it must be demonstrated that there has been a robust marketing 
campaign of at least 12 months that demonstrates that there is no market demand for a 
community use or alternative community facilities are provided that are accessible and 
available without causing a shortfall in the local service provision.  Policy SD23 of the 
SDNP Submission Local Plan requires that development proposals that would result in 
the loss of visitor accommodation will not be permitted unless evidence is provided that 
the current use is unviable and it has been marketed for at least 12 months. 

Marketing

Paragraph 6.57 of the EHDLP:JCS sets out the requirements for a marketing exercise.  
It will be required to show that the facility should have been marketed for at least 12 
months.  As a minimum the record should include:
Confirmation by the marketing agent that the premises were appropriately and 
extensively marketed for this period of time; dated photographs of marketing boards; 
an enquiry log; a copy of advertisements from the local press; evidence of other 
marketing, eg through the internet.

The marketing history provided by Savills (the agent on this application) states that: the 
property was originally put on the market by Punch Taverns on 9 January 2015.  A sale 
was completed on 29 May 2015.  Savills were re-instructed to market the property on 
27 January 2016 and it is still being marketed.

The marketing stated to have been carried out was:
Preparation of in-house marketing particulars giving full details of the property, with 
unconditional offers invited for the freehold interest.  An 'All Enquires' board was 
erected, the property was advertised on a recognised property website and through the 
Savills website, details were included in Savills monthly Licenced Leisure Property list 
which is emailed to 1,500 subscribers.



 
It is stated that there was not a guide price set so that they did not alienate anyone 
from making an offer.  Savills state that they received a total of 130 enquiries, which 
were from a combination of developers, speculators and end users with either a 
requirement to keep as a pub or develop for residential purposes. 

At the time of the application being made, two proposals are said to have been 
received, both of which were accepted and put into solicitors' hands. These were a 
freehold proposal at £675,000 from the previous tenant, Mr Robert Frost, and a 
leasehold proposal at £30,000 per annum (initially £25,000pa) for the ground floor only 
from the Loaf Bakehouse.   Both transactions fell through as the buyer and subsequent 
tenant pulled out for personal reasons.  It is stated that the property was continuously 
marketed during and subsequently to the periods that it was placed under offer.  An 
offer is stated to have been made by Derek Warwick developments in February 2015 
for £870,000 (£70,000 by way of overage).  The purchaser completed on the site in late 
May 2015.

Clearly the site has been marketed, but queries have been raised in a number of 
representations about the marketing process.  It is understood that the offer made on 4 
April 2015 for £675,000 from the previous tenant, that fell through, was only for the 
public house building and a small area of the car park.  With that offer having fallen 
through, the current applicant completed on the whole site, including the field to the 
rear in late May 2015.  According to Selborne Parish Council's consultation comments 
the current owner has acknowledged that he bought the site as a development 
opportunity for housing.  It is noted that the LPA received a pre-application query from 
Savills relating to the possibility of developing two houses on part of the garden area in 
August 2015.  In October 2015 a separate pre-application enquiry was made to the 
Principal Conservation Officer regarding the possibility of demolishing the barn.  Both 
of these pre-application queries resulted in quite negative responses from the LPA 
(they are available on the SDNP website).  Those pre-application enquiries show that 
the applicant was looking at development potential for the site that did not necessarily 
involve loss of the public house.

Savills state that in January 2016 they were instructed to put The Queens back on the 
market and in March 2016 there was interest from a person looking to lease the 
premises for a (retail) bakery.  At that time, a change of use from A4 public house to A1 
retail would have been possible under permitted development rights.  It is stated that 
that person pulled out for 'personal reasons', but it has also been suggested that 
negative feedback from villagers over this proposal influence this decision.  A planning 
application to convert The Queens site to housing followed in October 2016 but was 
withdrawn, prior to a decision being made, in April 2017.  Further applications to 
convert the barn to a dwelling and to erect a dwelling in the grounds were made in late 
2017 but were refused for a number of reasons, including that the LPA disputed the 
claim that the use of the site had changed from A4 to A2 (see below), and the 
necessary marketing information to comply with JCS Policy CP16 had not been 
included with the applications.



When the previous applications for a dwelling in the grounds of the public house and to 
extend and convert the barn were submitted in late 2017, it was claimed that the 
change of use from A4 to A2 under permitted development rights had been carried out 
between 30 March 2016 and 7 November 2016 (the GDPO was amended in May 2017 
to remove the permitted development right from A4 to A2 professional office use).  This 
claim obviously conflicts with the fact that a planning application for a change of use 
from A4 public house to A3 residential use was made in October 2016.

Whilst the application was being considered and up until the application was withdrawn 
in April 2017, no suggestion was made that any works had been carried out to allow 
the change of use from A4 to A2, or that the building was being used for A2 purposes. 
On the contrary, evidence of the marketing of the building for A4 use was being 
provided to the LPA right up until the application was withdrawn.

When the case officer originally visited the site on 9 November 2016, there was no 
evidence that any conversion works had taken place and the building was closed up.  
More recently officers have been inside the buildings and have seen no evidence of 
any works having been carried out to convert the buildings for office use, or for 
residential use on the first floor, or of these uses taking place (although fixtures and 
fittings have been removed).  The LPA retains its opinion that the lawful use of the 
premises is an A4 public house with ancillary tourist accommodation.

As stated above, the current application, whilst not agreeing with the LPA's view on the 
lawful planning use of the building, includes marketing information to address the 
requirements of JCS Policy CP16 and SD43 of the SD Submission Local Plan.  The 
applicants state that they 'reserve their position in regard to the current lawful use of 
the premises'.

The most recent marketing information submitted with this application shows it being 
marketed as an 'A2' use, which the LPA does not accept as the planning use of the site 
for the reasons outlined above.  Nevertheless, the original marketing was as a public 
house and the local community group that has an interest in retaining it as public house 
is clearly aware of its planning use as a public house.  Anyone with an interest in 
purchasing could easily approach the LPA regarding the planning use of the site.

Another issue with regards to the 'marketing' relates to exactly what part of the site the 
proposals received related to, and exactly what part of the site was for sale or lease at 
what price.  The site consists of the public house building, its surrounding garden area, 
the adjacent barn and car park and a field to the rear, and the marketing information 
does not make it clear what part of the site the offers received related to. In a letter 
dated 19 December 2016 (with regard to the previous change of use application) 
Savills stated that they allowed parties to offer on the building and a small element of 
the car park, the pub trade gardens and carpark and the additional land to the rear.  



It is stated in the application documents that The Queens has been marketed by Savills 
for Punch Taverns for over 4 months and then subsequently by Derek Warwick 
Developments for a further 26 months, totalling well in excess of 2 years continuous 
marketing.  It is claimed that there was negligible interest from pub and restaurant 
operators and there was little interest in any alternative community use. The removal of 
the internal fixtures and fittings is stated to have been in anticipation of the bakery use 
taking place, although it has been queried by objectors why these works would have 
been carried out prior to a definite sale or lease being in place.

Alternative Facilities

Clearly there have been attempts to market The Queens, but in accordance with 
EHDLP:JCS Policy CP16, it must also be ascertained that the facility is no longer 
required and alternative facilities are easily accessible for the community.

There is an alternative public house in Selborne, so it could be argued that the facility 
is not 'required' from the point of view of providing a local drinking and meeting facility.  
There have been local attempts to have The Queens registered as an Asset of 
Community Value (ACV) but these have failed.  If a building such as a public house is 
registered as an ACV then the owner must inform the Local Authority if they wish to sell 
it and if a group wishes to buy the asset they can trigger a moratorium for 6 months to 
give them a chance to raise funds to purchase the asset.  An ACV designation does 
not require the owner to sell at a discount to the group.

It is considered that it has been demonstrated that The Queens has been marketed for 
the required period of time, but it has been raised by a number of the objectors that the 
price quoted to potential purchasers has not realistically reflected its value, particularly 
as it has become run-down over the last 3 years and during this period the internal 
fixtures and fittings have been stripped out.  

The LPA is in possession of emails from a prospective purchaser who, in late 2016, 
approached Savills with an indication that he was willing to pay up to around £700k for 
the premises, but was advised that the price to buy 'the whole site' was in the order of 
£1.15m.  

The most recent price indicated for the premises (believed to exclude the field to the 
rear) is understood to be 'north of one million pounds'.  It is noted that Savills submitted 
a viability report in October 2016 with application reference SDNP/16/05403/FUL, to 
justify the non-provision of affordable housing, which gave a considerably lower 
existing use value for the public house.  The exact figure was requested to be kept 
confidential, but reflected the purchase price of the site.      
                 



A group of local people has commissioned a valuation of The Queens by Fleurets, who 
specialise in this type of property market, and who have valued the site excluding the 
field at £500,000, considerably less than the price that potential purchasers have been 
quoted, less than what Savills valued it at in late 2016 and less than the 2015 purchase 
price.  It should be noted that the LPA commissioned the District Valuation Officer to 
investigate the viability of provision of affordable housing with regards to 
SDNP/16/05403/FUL, in March 2017, and the DVO was of the opinion that the Savills 
valuation was reasonable at that time (around £800,000).  

In response to the Fleurets valuation, the applicant has stated that the current asking 
price for the premises includes his planning and holding costs over the last 3 years.  
Clearly the owner has incurred costs (though the local residents group points out that 
these costs include those of removing all the fixtures and fittings) and there is no 
indication that any offers have been made of even the level of the £800,000 originally 
paid for the site without the overage for the field.  The most recent offers that the LPA 
has seen was from a group of local residents and was for £139,050 for the site without 
the field and one for £340,000, both of which have been rejected by the owners.  

There is, therefore, some question over the marketing campaign with regards to the 
price being quoted to interested purchasers, but there is also another element to the 
requirements of EHDLP:JCS Policy CP16 in that a change of use may be permitted if it 
can be demonstrated through the marketing exercise that the use is no longer viable.  

Is the use no longer viable?

The applicant has commissioned a report by Davis Coffer Lyons to attempt to 
demonstrate that it would not be viable for the premises to be put back into use as a 
public house. It is estimated that the total costs for the refurbishment work would be in 
the order of £605,000, plus additional costs for financing the project and for the period 
when trade was built up, taking the total to around £720,000.  If this were added to the 
valuation given to the premises by Fleurets of £500,000 then the total costs to re-
establish The Queens as public house would be around £1,220,000.  The Fleurets 
report suggests a figure of £500,000 to refurbish the premises, and if this were added 
to its valuation, the total costs to re-establish The Queens would be £1m.  Either one of 
these figures is considerably in excess of the indicative value of The Queens as a 
public house business once open and trading, of around £860,000 (this is close to the 
figure that the DVO agreed The Queens would be worth as a trading public house).  
The offer of £139,050 made by the group of local people is based upon the amount 
required to bring the public house back into use as stated in the DCL report.   The offer 
of £340,000 was also based upon a figure of £500,000 to restore the building as a 
public house.



As stated above, even if The Queens had an ACV designation (which it does not), 
there would be no requirement that the owner sell it at a discounted price under its 
market value.  The LPA is not in a position to require that the public house is sold at a 
price that would allow it to be economically put back to use and both the Fleurets report 
(prepared on behalf of a group of residents) and the DCL report, (prepared on behalf of 
the applicant) agree that a considerable amount of expenditure would be required to 
enable The Queens to be re-established as a public house. The viability of this ever 
occurring must seriously be questioned.  

The continued deterioration of The Queens, which is situated in a prominent location in 
the Selborne Conservation Area, is a matter of concern and this has been raised in a 
number of representations that have been received in favour of the application.  The 
site also affects the setting of a number of listed buildings.  Issues in relation to the 
Conservation Area location will be assessed further below, but concerns over the 
viability of the public house use being reinstated and the impact of the site in its current 
state on the character of the conservation area are considered to narrowly tip the 
balance in favour of the principle of the application proposal.  

In order for the marketing and viability issues to be fully assessed, the LPA has 
commissioned Vail Williams to independently assess the marketing and viability 
information.  Their report was produced in November 2018 and concludes in terms of 
marketing that the minimum standards of marketing have broadly been met.  The fact 
that two offers have been made by parties with a local interest does indicate that not all 
potential purchasers were put off by an apparently high guide price.  With regard to 
viability, Vail Williams note that the financial viability should be based on existing use 
value (excluding hope value), business trading information, relevant development 
costs, supporting marketing evidence and sensitivity testing.  Vail Williams reviewed 
the reports prepared by Davis Coffer Lyons and Fleurets, and were advised about the 
offers that have been made on the premises. 

The three key issues in regards to the viability assessment were seen to be: 
1) the anticipated level of trade as an operational pub/restaurant/hotel and whether this 
is sufficient for a viable long-term operation;
2) an appropriate price at which an operator could acquire the premises (existing use, 
excluding hope value), 
3) the cost of repair and refurbishment and fitting out as a pub/hotel.  

Conclusions of Council’s Appointed Viability Assessor

The conclusions of Vail Williams, based upon this assessment is that:
'1.  The marketing process has been somewhat flawed by over optimistic guide 
price and marketing details that have emphasised the development possibilities as well 
as the existing attributes of the pub/hotel.  Nevertheless, we conclude that the property 
has been openly marketed for well in excess of 24 months.  The marketing report 
makes clear that no offers have been received at price levels that we believe would 
have been reasonable for the current owner to accept.



2. The owner cannot be compelled to sell the building at any price and, given that 
they acquired it for £800,000 we consider it unrealistic to expect a subsequent sale at 
anything below £500,000.  Even this would crystallise a significant loss, but it is 
acknowledged that the owner has reduced the value of the pub by stripping out the pub 
fittings;
3. Based on our investigations, and review of all documentation provided by the 
LPA [including the Fleurets and Davis Coffer Lyons reports, and information on offers 
made] we do not consider it realistic to expect a new owner to invest in bringing the 
pub back into use based on our assessment of the trading potential.
4. Our conclusion therefore, is that the property is no longer viable for long term 
use as a pub/restaurant with letting rooms.
5. Other community-based uses are unlikely to be realistic within a building that is 
built and adapted for use as a pub.  We note that one offer was made from an 
applicant considering a bakery/café use, but they withdrew and no other interest is 
apparent for alternative similar operations. A café use wold compete directly with the 
existing offers at the Selborne Tea Rooms and White's café in Gilbert White's house, 
so this market is adequately covered within this small village.'

This independent assessment, therefore, mirrors the views of the LPA in terms of the 
marketing and viability of this proposal.  It is concluded that the principle of the loss of 
the public house with ancillary guest rooms is acceptable.

2. Design and impact on the character of the Conservation Area, setting of nearby 
Listed Buildings

The site is within the Selborne Conservation Area and is close to several listed 
buildings.

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
requires planning authorities to consider the effect of a development proposal on the 
setting of a listed building, having special regard to the desirability of preserving the 
building or its setting.  Section 72 of this Act requires LPAs to have special regard to 
the desirability of preserving or enhancing the character and appearance of a 
Conservation Area, when considering applications for development.  The NPPF sets 
out further Government Policy with regard to conserving heritage assets.   Paragraph 
172 of the NPPF sets out further policy consideration in relation to conserving the 
landscape and scenic beauty in National Parks.  It is stated that cultural heritage is an 
important consideration that should be given great weight in National Parks.  



Policies CP29 and CP30 of the EHDLP: Second Review seek to ensure that a 
development proposal should harmonise with the townscape and the general character 
of the village in which it is set and that it easily assimilates into the landscape or is well 
related to a group of buildings.  Policy CP30 of the JCS states that development 
proposals must conserve and where possible, enhance the District's historic 
environment.  Saved Policies HE4, HE5, HE7 and HE12 of the EHDLP: Second 
Review are also relevant in relation to new development in Conservation Areas. Policy 
HE4 requires that development should preserve or enhance the character or 
appearance of the area, as does Policy HE5 in relation to alterations to existing 
buildings in CAs. 

Policy HE7 relates to demolition in a CA and Policy HE12 states that development that 
harms the setting of a listed building will not be permitted.  Policy SD13 of the SDNP 
Submission Local Plan seeks to conserve and enhance listed buildings or their 
settings. Development that affects the setting of a listed building will only be permitted 
where harm to its setting is considered to outweighed by public benefits by the LPA.  
Policy SD15 states that development proposals within a conservation area… will only 
be permitted is they preserve or enhance the special architectural or historic interest, 
character or appearance of the conservation area. Demolition of all or part of a building 
will only be permitted where the current buildings or structures make no positive 
contribution to the special architectural or historic interest, character or appearance of 
the conservation area and the replacement would make an equal or greater 
contribution to the character and appearance of the conservation area.

The Queens lies in a prominent location within the heart of the Conservation Area and 
is in close proximity to a number of listed buildings.  The public house has a rich history 
and is a well-known local landmark which makes a significant positive contribution to 
the character of the Conservation Area and the village as a whole.  It has fallen short of 
the criteria for listing but it is of clear local interest.  In heritage terms, the preferable 
future use of the building would be as a public house thereby retaining the cultural 
significance of the heritage asset.  However, although less preferable, the proposed 
change of use to residential would help the ensure the occupation of the building and 
its future upkeep.  Therefore, the Conservation Officer does not have an objection in 
principle to the residential conversion provided the scheme fulfils the statutory and 
policy requirement to 'conserve or enhance' the character and appearance of the area.

With regards to the proposed changes to The Queens itself, the proposals are 
relatively 'light touch'.  The building would be converted into three apartments, one 
would have three bedrooms, and the other two would have two bedrooms each.  The 
existing single storey wing to the south east of the building would be demolished (and a 
new dwelling would be located in its place).  The ancillary flat roofed structures would 
be removed, which would benefit the appearance of the building. There are no 
objections to the proposed additional windows, dormer windows and rooflights in the 
existing public house building as all appear well proportioned and of traditional 
appearance to match the existing.



In his original consultation response, the Conservation Officer stated that in his opinion, 
the works to the Queens building could be improved in relation to the proposed new 
porch in the SE Elevation.  It was suggested that the timber cladding be omitted and 
the external walls be of rendered brick to match the exterior of the building.  Amended 
drawings have been submitted and the Conservation Officer has stated that the 
proposed amendments to the external treatment of the Queens overcomes his 
concerns.

Unlike previous schemes, the basement area is not proposed to be used under the 
current proposals. There is no objection to this, however given the basement is the 
oldest and possibly the only surviving part of the original Compasses pub, the 
Conservation Officer would like to see information regarding the ventilation serving the 
basement and future access arrangements as no information has been included.
This could be required to be provided by condition if permission is granted.

With regards to the conversion and extension of the barn to the NW of The Queens, 
there is no objection in heritage terms.  This part of the proposal would create a new 
three bedroomed dwelling.  The plans submitted show the design and amount of 
fenestration proposed to the south-west elevation to be generally in keeping with the 
residential conversion proposed, with the traditional appearance of the barn mostly 
retained from the front. The additional built form proposed is to the rear and as such 
would not feature prominently from the street scene to the south-west. The extension 
would be in a style to match the existing barn, with the ground levels shown to be 
lowered so that the extension would not appear higher than the existing barn.  Details 
of levels would be required to ensure that this was implemented as approved.  The 
impact of this part of the scheme would be screened from the public realm on the High 
Street and therefore the impact on the character of the Conservation Area to the front 
is limited. Where views may be afforded to the rear, given the relationship of the 
existing barn to The Queens and the overall density of buildings on site, the extension 
is considered acceptable in terms of the impact on the Conservation Area. Additionally, 
the conversion to habitable use would ensure the future use and upkeep of this non-
designated heritage asset.



A new two storey, three bedroomed dwelling is proposed to the South East of the 
retained public house building.  The Conservation Officer commented on the original 
design for the proposed dwelling to the SE that he did not consider it to be successful 
by reason of design, location and scale.   The design was similar to that previously 
refused permission under application reference SDNP/17/05420/FUL.  The original 
proposals resembled a 'barn conversion' like structure which was not considered to be 
successful and would not relate well to the character of the area. As previously noted, 
nearly all the buildings in the vicinity are set close up to the pavement or onto the street 
edge and help create the sense of intimacy in the village.   The proposed dwelling has 
been redesigned and would be a two-storey, pitched roofed building with half-dormer 
windows to the front.  It would be 6.8 m in height, so would be considerably lower than 
the adjacent public house building, which is 9 m in height.  The proposed dwelling has 
been repositioned on the site from the original submission and is considered to better 
relate to the character of the Conservation Area. The Conservation Officer 
recommends that materials should be required to be agreed by condition if permission 
is granted.

In response to an objection made by the Ancient Monuments Society (AMS), the 
Conservation Officer states that whilst the significance of the building and its positive 
contribution to the Conservation Area is noted and resembles his own assessment, he 
does not agree with the objections raised.  He draws attention to a comprehensive 
assessment of building and its remaining historic significance undertaken by Historic 
England when the building was unsuccessfully put forward for listing in May 2016.  
That report states that the interior has suffered from a high degree of modernisation.  
The original plan form of the upper floors has been lost.  The building was seen to have 
undergone successive phases of remodelling, resulting in the loss of the original plan 
form and considerable historic fabric.  It was seen to lack any evidence of an historic 
pub interior which would provide contextual interest, and insufficient fabric from either 
its earliest phase or its C19th rebuilding was seen to survive.   Whilst the AMS does 
not favour the design of the proposed new dwelling, the Conservation Officer sees this 
as a subjective assessment, and he sees the success of the scheme as being 
dependent upon the use of good quality materials.  

In summary, whilst the preferred heritage use of the site would be to retain its original 
use as a public house, it is acknowledged that this proposal would lead to an occupier 
for the building and would ensure its retention.  

Now that the scheme has been amended, it is considered that it would meet the 
statutory and policy requirement to 'conserve or enhance' the character and 
appearance of the area.  The proposal would therefore be in accordance with 
EHDLP:JCS Policies CP29 and CP30, EHDLP: Second Review Policies HE4, HE5, 
HE7 and HE12, SD Submission Local Plan Policies SD12, SD13 and SD15,  Section 
66 and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
and Section 16 of the NPPF.



3. Impact on the purposes of the inclusion of the site within the SDNP

The purposes of the National Park designation is to conserve and enhance the natural 
beauty, wildlife and cultural heritage of the area, and to promote opportunities for the 
understanding and enjoyment of the special qualities of the National Park by the public.  
The view of the Conservation Officer is that the cultural heritage of the area would be 
conserved and enhanced by this proposal.  The impact on wildlife is assessed below.  
It is considered that the proposal is in accordance with the purposes of including the 
site within the SDNP.

4. Impact on neighbours' amenities

Policy CP27 of the EHDLP:JCS requires that development will not be permitted if it 
would have an unacceptable effect on the amenities of occupiers of neighbouring 
properties through loss of privacy or excessive overshadowing.  Paragraph 127 (f) of 
the NPPF requires that the amenities of all existing and proposed occupiers should be 
protected.   Policy SD5 of the SDNP Submission Local Plan requires that design 
principles should have regard to avoiding harmful impact upon, or from, any 
surrounding land uses.  

The proposed dwelling would be located to the south-east of the existing public house 
building.  The south-east side elevation would face Huckers Lane and there are 
rooflights proposed in the side elevation to a bedroom. It is not clear how high these 
would be above floor level and they would look towards Forge Cottage to the south-
east, at a distance of about 12m.  It would be possible to condition these to be obscure 
glazed and non-opening below 1.7m as the bedroom has other windows in the rear 
elevation.  There would also be rooflights to a bathroom in the north-west side 
elevation and they would face towards the south-east side of the apartments in the 
converted hotel building, which would have windows to living and bedroom 
accommodation.  The rooflight could be conditioned to be obscure glazed and non-
opening below 1.7m to avoid inter-looking between buildings.  

The barn that it is proposed to convert and extend to form another dwelling is located 
on the north-west side of the hotel building, but set back from it so that there would not 
be direct overlooking between windows.  It would also be set back behind Whites 
Cottage, to the north-west of the site.  No first floor windows would face towards 
Whites Cottage from the barn, apart from glazing above a void area.



There would be windows serving stairways at first floor level in the north-west elevation 
of the converted hotel building, looking towards Whites Cottage at a distance of some 
19m (the front of that dwelling faces sideways on its plot towards The Queens).  It is 
recommended that these be conditioned to be obscure glazed and non-opening below 
1.7m.  The dormer windows in the north-west elevation would be set back by 20m from 
Whites Cottage, and would serve a bedroom (this would be a new dormer window) and 
a void area.  There would also be a rooflight above a landing in the same elevation. 
The bedroom would have another window in its south-east elevation and it is 
recommended that the new dormer window in the north-west elevation be required to 
be obscure glazed and non-opening below 1.7m.

With the recommended conditions, the requirements of paragraph 127 of the NPPF, 
Policy CP27 of the EHDLP:JCS and Policy SD5 of the SDNP  Pre-submission Local 
Plan would be addressed with regards to the provision and protection of amenity for all.

5. Impact on protected species

The application was accompanied by an Ecological Appraisal Phase 1 and 2 bat 
surveys report and an Interim Bat Report has been submitted during the course of 
consideration of the application.  The 2017 and 2018 bat surveys identified a small 
number of pipistrelle and long-eared bat droppings within the barn interior, although no 
bats were observed emerging from or entering the building.  Unmitigated the proposal 
has potential to harm bats.  A European Protected Species Licence can only be 
granted if 3 tests can be met: 

1. The consented operation must be for 'preserving public health or public safety or 
other imperative reasons of over-riding public interest including those of a social or 
economic nature and beneficial consequences of primary importance for the 
environment'.

2. There must be no 'satisfactory alternative'

3. The actions must not be detrimental to the maintenance of the population of the 
species concerned at a favourable conservation status in their natural range.

The first criterion depends upon this proposal being considered as acceptable in 
planning policy terms and therefore in the 'public interest'.  In terms of the second 
criterion, there is no other current option for the future use of the barn.  In terms of the 
third criterion, the County Ecologist is satisfied that sufficient survey effort has been 
expended upon which to base informed mitigation proposals.  Subject to a condition 
with regard to ecological mitigation the proposal would be in accordance with 
EHDLP:JCS Policy CP21 and the SDNP Pre-submission Local Plan Policy SD9.



6. Impact on European Protected Sites

The site is located 4km from the Wealden Heaths Phase II Special Protection Area and 
therefore a Habitats Regulations Assessment has been required.  The LPA has carried 
out an Appropriate Assessment on this basis and this has been sent to the County 
Ecologist and to Natural England.  The County Ecologist states that he does not 
consider that the proposal would realistically impact the Wealden Heaths SPA.  Natural 
England has stated that it considers that the proposal would not have likely significant 
effects on protected species and it has no objection in terms of impact on protected 
sites.

The proposal would be in accordance with EHDLP:JCS Policy CP22 and SDNP 
Submission Local Plan Policy SD10.

7. Impact on trees

There are a number of trees on the site, which are protected through their 
Conservation Area location.  The Arboricultural Officer requested amendments to the 
tree protection plan during the course of consideration of the application.  These have 
been provided, and subject to the amended Arboricultural Method Statement and Tree 
Protection Plan being followed, he has no objection.

The proposal would be in accordance with EHDLP:Local Plan Second Review Policy 
C6 and Policy SD11 of the SDNP Submission Local Plan.

8. Highway safety and parking

The application proposes that four of the proposed five dwellings would be accessed 
from Huckers Lane, from which there is already an access to the rear of the site and 
through to the public house car parking area.  The County Highway Authority has no 
objection to this use subject to visibility being improved to 2.4m by 17m at the Huckers 
Lane access.  It is noted that the access to the site would be widened to allow two cars 
to pass and the visibility improved.  The converted barn would be accessed via the 
existing access from the frontage of the site onto the High Street.

Concerns have also been raised by objectors to the proposal regarding safety at the 
access from Huckers Lane onto the B3006.  Due to concerns regarding the potential 
impact on visibility at the junction, an amended drawing has been submitted relocating 
the refuse storage area from the frontage to the side of the dwelling.  The County 
Highway Authority has also requested the imposition of a condition requiring that a 
2.4m by 25m visibility splay be provided at the Huckers Lane/B3006 junction when 
looking to the north west from the access, and this is included in the recommendation.



The residential use of the site would result in a decrease in traffic movements using the 
two access points and it is considered that the proposed residential use together with 
alterations to the site frontage and Huckers Lane junction, would be an improvement 
over the current situation. 

Adequate on-site parking space is proposed to meet the requirements of the proposed 
development and the County Highway Authority has no objection to the proposal 
subject to the visibility splays being provided as recommended and the parking being 
provided in accordance with the approved plans.  As such the proposal accords with 
EHDLP:JCS Policy CP31 and SDNP Submission Local Plan Policies SD19 and SD22.

9. Impact on public rights of way

East Hampshire District Local Plan: Second Review Policy T4 requires that 
development should not adversely affect the amenities of users of rights of way.  SDNP 
Submission Local Plan Policy SD20 requires that developments should maintain 
existing public rights of way.

Huckers Lane provides access to the Selborne Byway Open to All Traffic 68, which 
leads to East Hampshire Hangers.  The route of the Writers’ Way recreational route 
passes along the High Street and Huckers Lane.  The HCC Countryside Team advise 
that to ensure that the potential impact of the proposals on vulnerable non-motorised  
users of the BOAT are taken into account in accordance with the NPPF paragraphs 98 
and 109, informative notes should be included in any decision with regard to not 
adversely affecting the right of way, which must be available for public use at all times.  

The proposal would be in accordance with EHDLP:Second Review, SDNP and NPPF 
Policies in this regard.

10. Community Infrastructure Levy

The proposal would be subject to Community Infrastructure Levy and the required 
forms have been submitted.  A note to the applicant is recommended in this regard.



9 Conclusion

It is concluded that the requirements of EHDLP:JCS Policy CP16 and SDNP 
Submission Local Plan Policy SD43 have been met in terms of the duration of 
marketing, although there have been flaws in the marketing process, particularly in 
terms of an over-optimistic guide price being given to potential purchasers.  However, 
the long-term viability of the use as a public house must also be considered, and even 
with the building being sold at a substantial loss, an assessment of the trading potential 
of the public house indicates that it would not be realistic to expect a new owner to 
invest in bringing the pub back into use.  There is another public house in the village 
and there has been no clear interest in any other community type use taking over the 
building.  The Conservation Officer is of the view that whilst the preferred use of the 
building in heritage terms would be as a public house, the current proposal would meet 
the requirements to preserve or enhance the character of the Conservation Area, and 
would put the main part of the public house building back into a long-term use that 
would ensure its potential.  There would not be any adverse impact on trees or on 
highways safety, and the impact on protected species would be acceptable.  The 
proposal would be in accordance with EHDLP: Second Review, EHDLP:JCS, SDNP 
Submission Local Plan and NPPF Policies.

10 Reason for Recommendation and Conditions

It is recommended that the application be Approved for the reasons set out above and 
subject to the conditions set out below.

1. The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission.

Reason -  To comply with the provisions of Section 91 (1) of the Town and Country 
Planning Act 1990 (as amended)./ To comply with Section 51 of the Planning and 
Compulsory Purchase Act 2004

2. Approved Plans

The development hereby permitted shall be carried out in accordance with the plans 
listed below under the heading "Plans Referred to in Consideration of this Application".
Reason - For the avoidance of doubt and in the interests of proper planning.

3. Development shall proceed in accordance with the ecological mitigation 
measures detailed within the Ecological Appraisal Phase 1 and 2 bat surveys report 
(Lindsay Carrington Ecological Services Ltd, July 2017) and Final Bat Report (Intel 
Ecology, June 2018) unless otherwise agreed in writing by the Local Planning 
Authority. 
The proposed bat compensation and enhancement features shall be retained in 
perpetuity in a location and condition that is suitable to their intended function. 



Reason - to protect biodiversity in accordance with the Conservation Regulations 2017, 
Wildlife & Countryside Act 1981, the NERC Act (2006), NPPF and with Policy CP21 of 
the East Hampshire District Local Plan: Joint Core Strategy.

4. No development shall commence on site until details, including labelled samples 
(manufacturer, type and where it is to be used) of all external materials (including 
finishes), have been submitted to, and approved in writing by the Local Planning 
Authority.  The development shall be carried out in accordance with the approved 
details.

Reason - To ensure the materials and finishes to be used are appropriate, in order to 
maintain the character and appearance of the conservation area.  It is considered 
necessary for this to be a pre-commencement condition as these details need to be 
agreed prior to the construction of the development and thus go to the heart of the 
planning permission.

5. Notwithstanding the approved plans, the development hereby permitted shall 
not be commenced until detailed drawings of the windows and external doors for the 
conversion of the barn and public house have been submitted to, and approved in 
writing by the Local Planning Authority.  The details to comprise:-

Plans to clearly identify the window and door in question and its location within the 
property. Where a large number of windows and doors are involved the windows 
should be cross referenced to an elevation drawing or floor plan for the avoidance of 
doubt.
1:20 elevation and plan; 1:5 section and full size glazing bar detail.  The details to 
include the position of the window within the opening (depth of reveal) and method of 
fixing the glazing (putty or beading) 
The materials used, method of opening and finishes. 

The works shall be carried out in full accordance with such approval and be retained 
thereafter.
Reason - In order to safeguard the building's special architectural and historic interest.  
It is considered necessary for this to be a pre-commencement condition as these 
details need to be agreed prior to the construction of the development and thus go to 
the heart of the planning permission.

6. Prior to their first installation, the finishes of all rainwater goods shall be 
submitted to and agreed in writing by the Local Planning Authority, and thereafter 
implemented and retained as agreed. 
Reason - To protect the character and appearance of the conservation area.

7. The window frames in the new dwelling to the south-east of the public house 
building shall be finished in timber and thereafter retained as such.
Reason - To protect the character of the conservation area.



8. Details of the siting and design of any proposed external meter boxes/metal 
ducting/flues shall be submitted to and approved in writing by the Local Planning 
Authority prior to the commencement of development. 
Reason - To protect the character of the conservation area.  It is considered necessary 
for this to be a pre-commencement condition as these details need to be agreed prior 
to the construction of the development and thus go to the heart of the planning 
permission.

9. The development hereby permitted shall not be brought into use until the areas 
shown on the approved plan for the parking of vehicles including garages and those 
areas marked out on the plan as being unallocated shall have been made available, 
surfaced and marked out. The parking areas shall then be permanently retained and 
reserved for that purpose at all times.
Reason - To make provision for off street parking for the purpose of highway safety.

10. No development shall start on site until the access, including the footway and/or 
verge crossing shall be constructed and lines of sight of 2.4 metres by 17 metres 
provided at the access onto Huckers Lane in accordance with the approved plans.  The 
lines of site splays shown on the approved plan shall be kept free of any obstruction 
exceeding 0.6 metre in height above the adjacent carriageway and shall be 
subsequently maintained so thereafter.
Reason - To provide satisfactory access with sufficient levels of visibility in the interests 
of highway safety.  It is considered necessary for this to be a pre-commencement 
condition because the road and footpaths are essential to highway safety, upon which 
the remainder of the development hinges.  As such this is required to be addressed 
prior to development commencing and therefore goes to the heart of the planning 
permission.

11. No development shall commence on site until details of a scheme for foul and 
surface water drainage has been submitted to, and approved in writing by, the Local 
Planning Authority.  Such details should include provision for all surface water drainage 
from parking areas and areas of hardstanding to prevent surface water from 
discharging onto the highway and should be based on site investigation and 
percolation tests.  The development shall be carried out in accordance with the 
approved details before any part of the development is first occupied and shall be 
retained thereafter.
Reason - To ensure adequate provision for drainage. It is considered necessary for this 
to be a pre-commencement condition as such details need to be taken into account in 
the construction of the development and thus go to the heart of the planning 
permission.
Note: The applicant is requested to contact the Council's Drainage Consultant as soon 
as possible to discuss the details required for the discharge of the above condition.

12. The proposed hard surface/s shall either be made of porous materials or 
provision shall be made to direct run-off water from the hard surface/s to a permeable 
or porous surface within the site.



Reason - To ensure adequate provision for surface water drainage and avoid 
discharge of water onto the public highway.

13. The development hereby approved shall not be first brought into use until a fully 
detailed landscape (including colours and textures of surfaces) and planting scheme 
for the site has been submitted to and approved in writing by the Local Planning 
Authority.  The works shall be carried out in accordance with the approved details and 
in accordance with the recommendations of the appropriate British Standards or other 
recognised codes of good practice.  These works shall be carried out in the first 
planting season after practical completion or first occupation of the development, 
whichever is earlier, unless otherwise first agreed in writing by the Local Planning 
Authority.
Any trees or plants which, within a period of 5 years after planting, are removed, die or 
become seriously damaged or defective, shall be replaced as soon as is reasonably 
practicable with others of species, size and number as originally approved unless a 
suitable alternative species is otherwise agreed in writing by the Local Planning 
Authority.
Reason - In the interests of the visual amenities of the locality and to enable proper 
consideration to be given to the impact of the proposed development on existing trees.

14. No development shall commence on site until plans of the site showing details 
of the existing and proposed ground levels, proposed finished floor levels, levels of any 
steps, paths, drives, garages and parking areas and the proposed completed height of 
the development and any retaining walls have been submitted to, and approved in 
writing by, the Local Planning Authority.  The details shall clearly identify the 
relationship of the proposed ground levels and proposed completed height with 
adjacent buildings.  The development thereafter shall be carried out in accordance with 
the approved details.
Reason - To ensure that a satisfactory relationship results between the new 
development and adjacent buildings and public areas.  It is considered necessary for 
this to be a pre-commencement condition as these details relate to the construction of 
the development and thus go to the heart of the planning permission.

15. The development hereby approved shall not be first brought into use until a 
detailed boundary treatment plan has been submitted to and approved in writing by the 
Local Planning Authority.  The plan shall include details of the positions, design, 
materials/species of the boundary treatments to be erected/planted.  The approved 
details shall be fully implemented before the use of the development is commenced 
and/or any part of the development is occupied and shall be retained thereafter.
Reason - To ensure an appropriate standard of visual amenity in the area and to 
safeguard the privacy and amenities of the residents of the locality.



16. The development hereby permitted shall be carried out in strict accordance with 
the approved Arboricultural Method Statement 1989 as amended 28/9/2018 and Tree 
Protection Plan 1989/3G dated 28/9/2018, prepared by Partridge Associates.  During 
the course of development, written and photographic evidence of contemporaneous 
supervision and monitoring of tree protection measures stipulated in these documents, 
by a suitably qualified and pre-appointed tree specialist, must be kept, and these must 
be submitted to the LPA for approval prior to the first occupation of the dwellings.
Reason - To ensure that the trees on and around the site are adequately protected 
from damage to their health and /or amenity value

17. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order, 2015 (or any Order revoking, re-enacting or 
modifying that Order) no extensions and outbuildings otherwise permitted under 
Schedule 2, Part 1, Class(es) A, B, C, D, E of said Order shall be carried out on the 
dwellinghouses or within their curtilages without the prior written consent of the Local 
Planning Authority.
Reason - It is considered that further extension/alteration of these dwellings could 
result in an adverse effect upon the adjacent properties and the visual character of the 
area.

18. Notwithstanding any indication shown on the approved plans, and 
notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any order revoking, re-enacting or modifying that Order) 
prior to the first occupation of the development hereby approved the first floor rooflights 
in the north-west and south-east elevations of the new dwelling adjacent to Huckers 
Lane, and the first floor windows and the new dormer window in the north-west 
elevation of the converted hotel building shall be permanently; 
(i) glazed with obscure glass with a glass panel which has been rendered obscure as 
part of its manufacturing process to Pilkington glass classification 5 (or equivalent of 
glass supplied by an alternative manufacturer), and 
(ii) non-opening below 1.7 metres from the finished floor level of the room in which the 
window is installed.
Reason - To protect the privacy of the occupants of the adjoining residential properties.

19. Prior to the commencement of development on the site, details of the provision 
of access to and ventilation of the cellars to the retained Queens building shall be 
submitted to and approved in writing by the LPA.  The works shall be implemented 
prior to first occupation and thereafter retained.
Reason - To preserve the historic interest of the building during conversion works.  
Pre-commencement so that the impact of conversion works is fully taken into account.

20. No development shall commence on site until a scheme has been submitted to, 
and agreed in writing by, the Local Planning Authority to demonstrate that the built 
development hereby permitted incorporates measures that provides at least 10% of 
energy demand from decentralised and renewable or low carbon energy sources. 



Before any part of the development is first occupied a verification report and 
completion certificate shall be submitted in writing to the Local Planning Authority 
confirming that the built development hereby permitted has been constructed in 
accordance with the approved scheme. 
The developer shall nominate a competent person for the purpose of assessing and 
providing the above required report and certificate to confirm that the completed works 
incorporate such measures as to provide these requirements.  
The measures shall thereafter be retained and maintained to the agreed specification 
for the lifetime of the development. 
Reason - To ensure that the development incorporates necessary mitigation and 
adaptation measures with regard to climate change.  It is considered necessary for this 
to be a pre-commencement condition as these details relate to the construction of the 
development and thus go to the heart of the planning permission.

21. The development hereby permitted shall not be brought into use until lines of site of 
2.4m by 25m to the north-west have been provided at the access from Huckers Lane to 
the B3006.  The lines of site splays shall be shown on a plan, to be first agreed in 
writing by the Local Planning Authority and shall be kept free of any obstruction 
exceeding 0.6 metre in height above the adjacent carriageway and shall be 
subsequently maintained so thereafter.
Reason - To provide satisfactory access with sufficient levels of visibility in the interests 
of highway safety.

11. Crime and Disorder Implications 
11.1 It is considered that the proposal does not raise any crime and disorder implications. 

12. Human Rights Implications 
12.1 This planning application has been considered in light of statute and case law and any 

interference with an individual’s human rights is considered to be proportionate to the 
aims sought to be realised. 

13. Equality Act 2010 
13.1 Due regard has been taken of the South Downs National Park Authority’s equality duty 

as contained within the Equality Act 2010. 

14. Proactive Working 
The LPA has engaged with the agent and applicant to seek to address issues that 
have been raised during the course of consideration of the application.



Contact Officer: Nicky Powis 
Tel: 01730 234226
email: nicky.powis@easthants.gov.uk

Appendices Appendix 1 – Plans Referred to in Consideration of this 
Application

SDNPA Consultees

Background 
Documents



Appendix 1 – Plans Referred to in Consideration of this Application

The application has been assessed and recommendation is made on the basis of the 
following plans and documents submitted:

Plan Type Reference Version Date on Plan Status
Application Form - 11.05.2018 Submitted
Application Documents - CIL 
form 0

11.05.2018 Approved

Application Documents - 
Design and access 
statement

11.05.2018 Approved

Application Documents - 
Arboricultural method 
statement and tree survey

11.05.2018 Superseded

Application Documents - 
Ecological appraisal

11.05.2018 Approved

Application Documents - 
Updated phase 1 bat survey

11.05.2018 Approved

Application Documents - 
Marketing report

11.05.2018 Approved

Application Documents - 
Interim bat report

11.05.2018 Approved

Application Documents - 
Planning statement

11.05.2018 Approved

Application Documents - 
Heritage statement

11.05.2018 Approved

Application Documents - 4 x 
3D perspectives

11.05.2018 Superseded

OS Extract - Location plan 02-02-001 11.05.2018 Approved
Plans - Existing site plan 02-02-002 11.05.2018 Approved
Plans - Existing site plan 02-91-001 11.05.2018 Approved
Plans - Proposed demolition 02-03-007 11.05.2018 Approved
Plans - Proposed street 
elevation

02-05-013 11.05.2018 Superseded

Plans - Proposed total site 
plan

02-02-003A 11.05.2018 Superseded

Plans - Existing floor plans 02-91-002 11.05.2018 Approved



Plans - Existing elevations 02-91-003 11.05.2018 Approved
Plans - Existing barn 
elevations

02-91-004 11.05.2018 Approved

Plans - Proposed first floor 
plan (the queens)

02-03-002 11.05.2018 Approved

Plans - Proposed ground 
floor plan (the queens)

02-03-001 11.05.2018 Approved

Plans - Proposed second 
floor (the queens)

02-03-003 11.05.2018 Approved

Plans - Proposed north east 
elevation (the queens)

02-05-004 11.05.2018 Approved

Plans - Proposed south west 
elevation (the queens)

02-05-002 11.05.2018 Superseded

Plans - Proposed north west 
elevation (the queens)

02-05-001 11.05.2018 Approved

Plans - Proposed south east 
elevation (the queens)

02-05-003 11.05.2018 Superseded

Plans - Proposed roof plan 
(the queens)

02-03-004 11.05.2018 Approved

Plans - Proposed north east 
elevation (new dwelling)

02-05-008 11.05.2018 Superseded

Plans - Proposed south east 
elevation (new dwelling)

02-05-007 11.05.2018 Superseded

Plans - Proposed south west 
elevation (new dwelling)

02-05-006 11.05.2018 Superseded

Plans - Proposed  ground 
and first floor plan (new 
dwelling)

02-03-005 11.05.2018 Superseded

Plans - Proposed north west 
elevation (new dwelling)

02-05-005 11.05.2018 Superseded

Plans - Proposed south east 
elevation (the barn)

02-05-010 11.05.2018 Approved

Plans - Proposed south west 
elevation (the barn)

02-05-009 11.05.2018 Approved

Plans - Proposed north west 
elevation (the barn)

02-05-012 11.05.2018 Approved

Plans - Proposed floor plans 
(the barn)

02-03-006A 22.05.2018 Approved

Plans - Proposed north east 02-05-011 11.05.2018 Approved



elevation (the barn)
Plans - Tree protection plan 1989/3E 11.05.2018 Superseded
Plans - South West 
Elevation, new dwelling

02-05-006 A 03.08.2018 Approved

Miscellaneous - Final Bat 
Report for the Barn, Intel 
Ecology

P106.1.1 22.06.2018 Approved

Miscellaneous - Local 
Building Styles

P18-014 03.08.2018 Approved

Miscellaneous - Plot 2 
Materials

03.08.2018 Approved

Plans - North East Elevation, 
new dwelling

02-05-008 A 03.08.2018 Approved

Plans - South East Elevation 
new dwelling

02-05-007 A 03.08.2018 Approved

Plans - North West 
Elevation, new dwelling

02-05-005 A 03.08.2018 Approved

Plans - South East 
Elevation, Queens hotel 
building

02-05-003 A 03.08.2018 Approved

Plans - South West 
Elevation, Queens hotel 
building

02-05-002 A 03.08.2018 Approved

Plans - Ground, first floor 
and roof plans, proposed 
new dwelling

02-03-005 A 03.08.2018 Approved

Plans - Proposed whole site 
plan

02-02-003 B 03.08.2018 Superseded

Plans - Proposed Street 
Elevation from High Street

02-05-013 A 18.10.2018 Approved

Miscellaneous - Davis Coffer 
Lyons, report on viabilty 
received 3/9/2018

Viability 
assessment

03.09.2018 Approved

Application Documents - 
Updated Arboricultural 
Method Statement and Tree 
Survey

PA-1989-3G 28.09.2018 Approved

Plans - Tree Protection Plan 1989/3 G 28.09.2018 Approved
Application Documents - 4 22.10.2018 Approved



by 3D perspectives - 
amended
Plans - Proposed Whole Site 
Plan

02-02-003 C 03.01.2019 Approved

Application Form - Habitat 
Regulations Assessment, 
Eclipse Ecology

P106.2.0 03.09.2018 Approved

Reasons: For the avoidance of doubt and in the interests of proper planning.



Part 2 Item 1, Queens Hotel, High Street, Selborne

Proposed site plan



Part 2 Item 1, Queens Hotel, High Street, Selborne

Proposed street scene

Proposed north-west elevation



Part 2 Item 1, Queens Hotel, High Street, Selborne

Proposed re-development of The Barn, south-west elevation


