


Agenda item  03  

Report to Planning Committee
Date 2 March 2017
By Head of Planning
Local Authority East Hampshire District Council
Application
Number

SDNP/16/04875/FUL

Applicant Mr Edward Roger-smith
Application Agricultural pole barn
Address Priory Farm, Priory Lane, Selborne, Alton, Hampshire

GU34 3BU

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 as it has been submitted by a District
Councillor/member of staff.

1 Site Description

The site comprises a parcel of agricultural land approximately 300 metres to the 
south-east of Priory Farm, which is within the same ownership as Priory Farm.  
Priory Farmhouse is a listed building, and the associated farmyard is a heritage site, 
as it is the location of Selborne Augustinian Priory (built AD1233).  

The site is located outside the settlement policy boundary for Selborne, and lies 
within the South Downs National Park.

2 Proposal

Priory Farm is a livestock farm and permission is sought for a pole barn and 
associated hardstanding to provide new overwintering accommodation.  An existing 
agricultural access off of Priory Lane would be used to access the barn.

The barn would measure 8 metres by 6 metres with a ridge height of 2.8 metres.



3 Relevant Planning History

49800 - Demolition of steel and corrugated barns - Consent 2006
49800/001 - Conversion of redundant barns to two self-contained tourist 

accommodation units - Permission 2007.
49800/002 - Conversion of redundant barns to two self-contained tourist 

accommodation units - Consent 2007

4 Consultations 

Bruton Knowles - On the basis that the farm ground conditions are as stated and that 
development is precluded near the farm yard complex as stated, it is our opinion that 
the proposed pole barn and hard standing could address the requirements identified 
in connection with the proposed expansion of the suckler enterprise, and that it is 
practical in design and siting from a farm management perspective.

HCC Highways - Strategic Applications - No objection.

EHDC - Landscape Officer - No landscape objection, however, the barn would be 
better located within the existing farm buildings.

Environmental Health Services - Pollution - No objections.

EHDC Drainage -No objection, subject to standard drainage condition.

Agreed that Priory Farm itself is within Flood Zone 2 and Flood Zone 3.

Parish Council Consultee -No objection. 

5 Representations

None received.

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.

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 and came into effect on 27 March 2012. 
The Circular and NPPF confirm that National Parks have the highest status of 
protection and the NPPF states at paragraph 115 that great weight should be given 
to conserving landscape and scenic beauty in the national parks and that the 
conservation of wildlife and cultural heritage are important considerations and should 
also 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: 
Core planning principles: Paragraph 17: Good amenity for all.

Section 3 - Supporting a prosperous rural economy.
Section 4 - Promoting sustainable transport.
Section 7 - Requiring good design.

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:

• CP31 - Transport

• CP19 - Development in the Countryside

• CP20 - Landscape

• CP21 - Biodiversity

• CP25 - Flood Risk

• CP27 - Pollution

• CP29 - Design

The following policies of the are relevant to this application:



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 following Policies and Outcomes are of particular relevance to this case:

 General Policy 1

The South Downs Local Plan: Preferred Options was approved for consultation by 
the National Park Authority on 16th July 2015 to go out for public consultation under 
Regulation 18 of the Town and Country Planning (Local Planning) (England) 
Regulations 2012.  The consultation period ran from 2nd September to 28th October 
2015.  The responses received are being considered by the Authority.  The next 
stage in the plan preparation will be the publication and then submission of the Local 
Plan for independent examination.  Until this time, the Preferred Options Local Plan 
is a material consideration in the assessment of this planning application in 
accordance with paragraph 216 of the National Planning Policy Framework, which 
confirms that weight can be given to policies in emerging plans following publication. 
 Based on the early stage of preparation the policies within the Preferred Options 
Local Plan are currently afforded limited weight and are not relied upon in the 
consideration of this application. 

8 Planning Assessment

Determining Issues

1. Principle of development
2. Impact on character of area
3. Flooding
4. Impact upon neighbouring properties
5. Highways
6. Impact upon the South Downs National Park

Planning Considerations 

1. Principle of development

Policy CP19 of the Joint Core Strategy (JCS) relates to development within the 
countryside. This policy states that the only development allowed in the countryside 
will be that with a genuine and proven need for a countryside location, such as that 
necessary for farming, forestry, or other rural enterprises. 

Policy CP6 of the JCS allows for the provision of development for the reasonable 
expansion of an existing enterprise. 



The supporting statement sets out that the existing cattle are overwintered in 
buildings located close to Priory Farmhouse, and that they can only over-winter a 
maximum of 45 beef cattle.  The statement sets out that the existing buildings within 
site are in other uses so are not available to provide the additional overwintering 
accommodation which needed.  

The statement clarifiers that the farm needs to expand in order to be financially 
sustainable, and as such, further overwintering accommodation is required.  It 
argues that a new pole barn cannot be located within the existing farm buildings 
because Priory Farm is the site of a scheduled ancient monument, and, additionally, 
that the land around Priory Farm is prone to flooding.

As such, the location for the pole barn has been chosen because this location has 
been identified is the only field (RPA ref: 6810/7101) which is suitable for the out-
wintering of cattle, such that poaching can be minimised and shelter can be 
provided.  The applicant has tried to overwinter with no accommodation; however, 
this is no longer a viable option because of the current cross-compliance 
requirements of the Rural Payment Agency (RPA) with regard to mitigation of 
poaching must be met.  

The Council's Agricultural Consultant has assessed the proposal and has concluded 
that the need and size of pole barn is reasonably necessary for agriculture, and have 
stated that the siting is also acceptable, provided Priory Farm does flood and is a 
heritage site. The siting will be discussed in more detail below.

2. Impact on character of area

Policy CP29 of the JCS seeks to ensure that development proposals are sympathetic 
to their setting in terms of scale, height and massing, and their relationship to 
adjoining buildings, spaces around buildings. CP20 of the JCS sets out that the 
special characteristics of the district's natural environment will be conserved and 
enhanced, and new development will be required to conserve and enhance the 
natural beauty, tranquillity, wildlife and cultural heritage of the South Downs National 
Park and its setting.

The pole barn would be visible from the public highway, however, its appearance 
and size is that of a regular agricultural building, which is normally seen in the 
countryside. It would be seen in context with the adjoining farmland and against a 
backdrop of a wooded area.  As such, it would be in keeping with the site and its 
surroundings, preserving the character of the landscape.  The Landscape Officer has 
been consulted and concurs with the above assessment.  

The hardstanding associated with the barn is not excessive, and as such, would not 
be visually intrusive.



Consideration must also be given to locating the barn within the existing farm 
buildings.  Whilst this might be the most ideal solution, the site is a confirmed 
heritage site, and as such, development in this area should only be considered if 
there are no other suitable alternative locations.  In this instance, as set out above, 
the siting of the pole barn is acceptable, therefore, in this instance; it would not be 
beneficial to locate the barn within the heritage site.

3. Flooding

The Councils Drainage consultant has confirmed that Priory Farm is located within 
Flood Zone 2 and Flood Zone 3, and as such, this area is prone to flooding.  
However, subject to standard drainage conditions, the siting of the pole barn is 
acceptable as it would be outside of Flood Zone 2 and Flood Zone 3.

4. Impact upon 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.  
Paragraph 17 of the NPPF amongst other core principles, requires development to 
provide a good level of amenity for all new and existing occupants of land and 
buildings.

The closest residential property would be Heather Cottage, which is located on the 
opposite side of Priory Lane, approximately 15 metres from the pole barn.  Whilst the 
pole barn would encourage the grouping of the cattle in one place, it is important to 
have regard to the fact that mobile field shelters could be provided within this area, 
and that the field can be used for any type of agricultural purpose without any formal 
planning consents.  Having regard to the existing use, and the possible use of mobile 
shelters, the siting of the pole barn would not significantly intensify the use, and 
associated noise and odours, over and above that which could be carried out without 
any formal planning approvals.

The Council's Environmental Health Pollution Officer has been consulted and has 
raised no concerns.

5. Highways

An existing agricultural access would be used, and given the modest size of the 
barn, and the existing use of the land, it is not considered that the proposal would 
significantly intensify the use of the access.  The Highway Authority has been 
consulted and raises no objection.



6.  Impact upon the South Downs National Park

The proposal relates to the provision of a barn to ensure the viability of an 
established farming enterprise, and it would be of an appropriate scale and 
appearance, which would not harm the wider landscape.  As such, the proposal is in 
accordance with the aims and purposes of the South Downs National Park

9 Conclusion

The applicant has satisfactorily demonstrated that the proposed barn is of a size 
reasonably necessary for the purposes of agriculture. Furthermore the barn would 
preserve the character and appearance of the area, and would not harm the 
amenities of neighbouring residential properties. The development is, therefore, in 
accordance with the relevant policies of the Joint Core Strategy and the aims and 
purposes of the South Downs National Park.

10 Reason for Recommendation and Conditions

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

1. 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.

2. 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.

3. The development hereby permitted shall be constructed in accordance with 
the materials specified within the approved details, unless otherwise agreed in 
writing by the Local Planning Authority.
Reason - To ensure that a harmonious visual relationship is achieved between the 
new and the existing developments.



4. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any order revoking, re-enacting or modifying 
that Order) the building hereby permitted shall be used only for agricultural purposes 
as defined in Section 336(1) of the Town and Country Planning Act, 1990 and if at 
any time the building ceases to be used or required for such purpose it shall be 
removed and the site re-instated to the satisfaction of the Planning Authority.
Reason - To ensure that the building is used for agricultural purposes only since it 
lies within a rural area to which restrictive planning policies apply and where only that 
development needed to meet the essential requirements of the locality is normally 
permitted and to secure its removal if no longer required for agricultural purposes.

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 
In this instance the applicant was updated of any issues after the initial site visit, and 
was given the opportunity to submit additional information to address concerns which 
had been made.

Contact Officer: Susie Ralston 
Tel: 01730 234242
email: susie.ralston@easthants.gov.uk

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
Miscellaneous - MATERIAL 

DETAILS
07.02.2017 Approved

Application Form - 
Application form

15.08.2016 Approved

Application Documents - 
Desk top study

16/10824/GO 18.10.2016 Approved



Application Documents - 
Design, access and 
sustainability statement

15.08.2016 Approved

OS Extract - Location plan, 
block plan and garage plans

1407'04 15.08.2016 Approved

Plans - Existing plans and 
elevations

1407'01 15.08.2016 Approved

Plans - Proposed 
replacement dwelling

1407'03 15.08.2016 Approved

Application Documents - 
Baseline assessment 
checklist

15.08.2016 Approved

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



SDNP Part 2 item 3, Priory Farm, Selborne

Block plan

Proposed pole barn design


