


Report to Planning Committee
Date 11 May 2017
By Director of Planning
Local Authority East Hampshire District Council
Application 

Number
SDNP/16/02740/HOUS

Applicant Alan Snart
Application Detached three bay garage (as amended by plans received 

on 13.02.2017).
Address Church Cottage, East Meon Road, East Meon, Hampshire, 

GU32 1NJ

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

Executive Summary

The application has received more than five letters of representation contrary to Officers 
Recommendation of approval and, with the agreement of the Local Ward Councillor and
Chairman of the Planning Committee, the application has been referred to the Planning
Committee for consideration and determination. The application has been included on the
agenda at the request of Councillor Mocatta for the following reasons: the proposal may
harm the character and appearance of East Meon Conservation Area and have a "less 
than significant" impact on the setting of two listed buildings: All Saints Church (Grade I)
and Church Cottage (Grade II), contrary to Policy CP30 of the Local Plan: Joint Core
Strategy.

1 Site Description

Church Cottage is a detached Grade II listed building, occupying a spacious corner 
plot, close to the centre of East Meon. The dwelling is understood to date back to 
the eighteenth century, and is located within both the Settlement Policy Boundary, 
East Meon Conservation Area and within the South Downs National Park. 

To the north of the site is a grade II listed building (Court House Barn), to the east a 
Grade I Listed building (The Court House) and to the south, rear, of the site a Grade 
II listed building (6 & 7 Forbes Almhouses). The site is also located within the East 
Meon Neighbourhood Plan area.

2 Proposal

Detached three bay garage (as amended by plans received on 13.02.2017).  



The amended plans detail the reduction in the height of the proposed garage, with 
the introduction of a revised mono-pitch roof with a "green" roof and the re-
positioning of the garage 2.92 metres to the south away from Court House Barn. 

The revised triple bay garage extends to an overall height of 2.95 metres, a width of 
8.99 metres and depth of 5.86 metres. The garage details external horizontal timber 
cladding, two open and one enclosed bay and a Sedum "green" roof. 
 
A former garage, situated in close proximity to the entrance, has been demolished 
and there is an area of hardstanding (gravel) connecting the site access to the 
proposed detached garage and an existing concrete base in the position of the 
proposed garage.

The application site extends to 0.2 of a hectare (0.5 acre).

3 Relevant Planning History

SDNP/15/05629 - Three bay timber garage, following demolition of shed and 
garage.

(Officer note: the above application was approved but subsequently quashed by 
Court Order on 3 March 2016). 

SDNP/16/02864/HOUS - Enlargement of access way. Approved, subject to 
condition - August, 2016.

SDNP/16/02865/LIS - Listed Building Consent for enlargement of access way. 
Approved, subject to conditions - August 2016.

4 Consultations 

EHDC - Conservation Section (amended scheme)

 new garage addition will be a noticeable addition to the built form within the 
village; 

 impact on public views will, however, be limited by virtue of its height and the 
chosen location; 

 sufficiently distant from Church Cottage not to materially impact on it; 
 some visual impact on the broader setting provided for The Court House;
 grass roof structure will be partially visible from within the garden but would not 

harm the setting of the listed building;
 limited views of the building will also be seen from Church Street; and 
 proposal not considered to be material harmful to the character and appearance 

of the conservation area.

East Meon Parish Council - (comments on amended plans)

Objection, with the following additional comments:



 quality of the Conservation Area would be diminished;
 harm to the setting of the listed buildings and to the Conservation Area;
 mono-pitched "green" roof not consistent with prevailing materials and 

architectural style in the Conservation Area;
 visual impact on views from all vistas is significant, which is increased by 

moving the building further to the south; 
 hedging and any planting cannot be relied upon for ongoing screening
 sedum roof is alien in the Conservation Area and not consistent with the 

emerging East Meon Neighbourhood Development Plan, policies EM7 and 
EM8 (Officer note: this is an emerging Neighbourhood Plan that has not been 
adopted at this time);

 lifetime of Sedum roof is limited and requires owners committed maintenance 
(Officer note: all buildings require on-going up-keep and maintenance);     

 garage is the same scale (Officer note: this is correct in terms of the 
building's footprint but not height); and

 building is disproportionate to Church Cottage and excessive in size.

East Meon Parish Council - (comments on original proposal)

Objection, with the following comments: 

This application is for an identical development to the one that was granted planning 
permission and which will in all likelihood be quashed on judicial review. East Meon 
Parish Council objected to that application and both the Conservation Officer and 
the Planning Officer said that it would be harmful.

Particular regard has been had to the following:

 1990 Planning (Listed) Buildings and Conservation Areas Act.
 East Hampshire District Local Plan: Joint Core Strategy ' CP30 Historic 

Environment
 Emerging South Downs Local Plan ' SD7 Safeguarding Views and SD11 

Historic Environment

All the above have the same overriding principle that any planning application must 
at least preserve and preferably enhance the character of the Conservation Area. 
This application fails to meet this general requirement and also does not meet the 
requirements of the specific policies referenced above.

The two important material considerations relevant to this application are its effect 
on the Conservation Area and the South Downs National Park and its scale.

SETTING:

 This application would have a dramatic effect in one of the most important 
Conservation Areas of East Meon and the South Downs National Park. This 
cluster group of buildings includes the two Grade 1 listed buildings of the 
Church and Court House along with the Grade 2 listed Thatched Barn and 
Church Cottage. The referred to policies state that the setting and 
surroundings are highly significant and need preserving from arbitrary and 
imprudent change. 



The character of this area must be retained, any building must be 
sympathetic to this historic cluster in size, proportion, materials and 
architectural style.

 The impact of this application on the views from all vistas is both significant 
and relevant. The main view impacted adversely is looking right from Church 
Street heading north, looking towards the Thatched Barn, Court House and 
the Court House gardens. These Court House gardens are frequently open 
to the public for various events.

 Policy CP30 Section 7.81 states that the historic environment and its 
heritage assets should be conserved and enjoyed for the quality of life they 
bring to future generations.

SCALE: 

 To help with perception the front elevation of this garage application is equal 
to 3/4 that of the front elevation of Church Cottage itself. This scale is 
disproportionate to Church Cottage and of excessive size in this setting. This 
application is clearly visible from various vistas and affects greatly the historic 
street scene.

East Meon Parish Council would advocate reconsideration of this application. A 
substantial reduction in scale would be necessary to achieve a building that is 
considerate of this important setting and therefore reduces its impact on this iconic 
Conservation Area

East Meon Parish Council is a particularly important consultee in a Conservation 
Area along with the Local Planning Authority and respectfully asks that its 
comments are given weight in deciding this application.

Hampshire Buildings Preservation Trust (amended scheme) - Objection, with the 
following summarised comments:

 the building has clearly been significantly reduced in height, but only at the 
cost of the introduction of a very alien form with a similarly alien roof finish, 
contrary to Policy HE4 of the Local Plan: Second Review;

 the Trust maintains its view that the parking needs of the applicant can be 
adequately met by the provision of a double garage, with a pyramidal roof 
form; and

 Trust maintains its objection and does not consider the amended plans are 
acceptable for such a sensitive location.

Hampshire Buildings Preservation Trust (original proposal) -Objection, with the 
following summarised comments:

 difficult to imagine a more sensitive conservation area than that at East 
Meon;



 Village is dominated by the Norman church, which is listed Grade I and of 
national significance, The Court House also listed Grade1 and nearly all the 
related buildings in the vicinity are listed Grade II;

 current application repeats one made in 2015; 
 planning authority acknowledged that the earlier application would cause 

harm to the conservation area and the setting of listed buildings, but 
nevertheless decided to approve it;

 where harm is acknowledged it is for the authority to show that there are 
public benefits which outweigh that harm. No such benefits were apparently 
identified;

 the circumstances relating to the acknowledgement of harm have not 
changed as a result of the new application. It is therefore for the authority to 
show that the development will bring public benefit sufficient to nullify the 
harm. The Trust does not consider that there are any such benefits; and 

 the harm to the conservation area and the listed Court House arise in views 
to the proposed building from east and west. From the east the relatively long 
horizontal ridge of the proposed garage will impinge on the view west from 
the southern terrace of The Court House. From the west in Church Street the 
development would be seen over the wall of Church Cottage during those 
months of the year when there are no leaves on the limes which at this time 
of year would largely hide it from view. 

If the authority is minded to seek a modified design, a square plan relating to a 
double, rather than triple, car garage would permit the building of a pyramidal roof 
that would obviate the need for a long roof ridge, and incidentally produce a form 
which would have a relationship with Morley Horder's pyramidal clipped yews. If 
such a solution were to be negotiated the Trust would be prepared to withdraw its 
objection.

Hampshire Gardens Trust - Objection, with the following comments:

Objection to previous application (SDNP/15/05629) on the grounds that the 
proposed 3 car garage was too large and that the ridge of its roof was too high. The 
following amendments were advised:

1. That the floor area be reduced to accommodate two cars only, and
2. That the ridge line be reduced by approximately 1.0m by using another roof 

material.

Revised proposal does not accommodate either of these two amendments. 
Therefore, once again, the Trust objects to the proposal.

5 Representations

10 letters of representation have been received, raising the following comments and 
concerns to the application: 

 proposed development is out of keeping and not consistent in terms of 
massing and location with the Grade I and II listed buildings nearby;



 development would affect views from Church Street of Court House, views 
from The White House of Court House and visa versa;

 proposal would cause irrevocable damage to street scene that has existed 
since Medieval times;

 granting permission would be contrary to the provisions of relevant 
legislation;

 development would spoil the view of the historic Tithe Barn and its historical 
value;

 views from the top of Park Hill would also be spoiled by proposed garage;
 adverse impact on highly important piece of mid-20th Century landscape 

design (landscaped garden serving The Court House);
 proposed development would not amount to any public benefit; and,
 proposal would be contrary to sections 66 and 72 of the Planning (Listed 

Buildings and Conservation Areas) Act 1990.

5 further letters of representation have been received in response to the amended 
plans. These largely repeat those above concerns, with the following additional 
comments:

 reduction in height will reduce the detrimental impact on the views within this 
highly sensitive part of one of the most beautiful villages in England, in close 
proximity to various Grade I and Grade II listed buildings;

 the revised proposal for reasons of its scale, design, proportions and use 
materials is neither sympathetic nor compatible with the important adjacent 
buildings, spaces and Conservation Area; 

 building would be at odds with the character and appearance of the 
Conservation Area;

 proposed roofing material is alien to the area and not in-keeping with 
traditional building techniques or materials;

 moving the garage would make it more visible and jarring in this important 
part of the village; and

 proposed roof material would require considerable maintenance and possible 
replacement, which is not considered to be enforceable.

6 Planning Policy Context

6.1 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 (JCS) and the 
Local Plan: Second Review (as saved). 

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

6.2 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.  

6.3 National Planning Policy Framework (NPPF) and Circular 2010

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.

6.4 Relationship of the Development Plan to the NPPF and Circular 2010

The South Downs Local Plan:  Preferred Options

The South Downs National Park Preferred Options Local Plan was approved by 
Members at Committee on 16 July 2015 to go out for public consultation in 
September.  The consultation period has now ended and responses received will be 
considered by the Authority in due course.  The next stage in the plan preparation 
will then be the proposed submission.  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. 

The following policies are considered to be of relevance to this application:

 SD1: Sustainable Development in the South Downs National Park
 SD5: Landscape Character
 SD6: Design
 SD7: Safeguarding Views
 SD11: Historic Environment
 SD18: Transport and accessibility
 SD39: Conservation Areas

6.5 The South Downs 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

Conserve and enhance the natural beauty and special qualities of the landscape 
and its setting, in ways that allow it to continue to evolve and become more resilient 
to the impacts of climate change and other pressures.

General Policy 9

The significance7 of the historic environment is protected from harm, new 
discoveries are sought and opportunities to reveal its significance are exploited.

7 Planning Policy 

7.1 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. 

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

 CP1 Presume in favour of sustainable development 
 CP2 Spatial Strategy 
 CP20 Landscape 
 CP27 Pollution 
 CP29 Design 
 CP30 Historic Environment 
 CP31 Transport 

7.3 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:

• CP1 - Presumption in Favour of Sustainable Development
• CP2 - Spatial Strategy
• CP20 - Landscape



• CP27 - Pollution
• CP29 - Design
• CP30 - Historic Environment
• CP31 – Transport

7.3 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: Second Review (as 
saved) are relevant to this application: 

 HE4 – New Development in a Conservation Area
 HE8 – Development Affecting the Setting of a Conservation Area
 HE12 – Development Affecting the Setting of a Listed Building

7.4 The following policies of the emerging East Meon Neighbourhood Plan are relevant 
to this application:

 Policy EM2 - The Settlement Policy Boundary
 Policy EM5 - Protection of Valued Views
 Policy EM6  - Design Policy – Layout and Form
 Policy EM7 - Design Policy – Materiality and Detailing
 Policy EM8 - Design Policy – Outbuildings and Enclosure
 Policy EM13 - Surface Water Management

7.5 The South Downs National Park Authority (SDNPA) has received and published the 
submitted East Meon Neighbourhood Plan (EMNDP) for consultation in accordance 
with Part 5 of the Neighbourhood Planning (General) Regulations 2012. The 
consultation ran from 27 January 2017 to 10 March 2017. 

7.6 The EMNDP is a material consideration in the determination of the application, 
however, at this time, it is very early in the plan preparation and is required to 
undergo independent examination, and if passed, a local referendum before it can 
formally be “made” by the SDNPA.  Therefore, at this stage the weight which may 
be attached to the EMNDP and its policies  is limited, with the East Hampshire 
District Local Plan: Joint Core Strategy, 2014 and the East Hampshire District Local 
Plan: Second Review, 2006 remaining the principal Development Plan documents 
in consideration in the determination of this application.

7.7 Of note, Policy EM5 (Protection of Valued Views) requires any development to 
maintain the local character of the landscape and not cause an adverse impact of 
significant views both from within and outside the village or other open spaces.



7.8 Policy EM6 (Layout and Form) states new buildings shall not exceed two storeys, 
with a pitched roof of between 37 and 45 degrees and take into account the scale of 
existing buildings in the area and Policy EM7 (Building Materiality and Detailing) 
states roofs of new building will be covered in thatch, clay plain tile or slate, with 
facing walls finished in brick, traditional flint work, lime-based render, tiles or riven, 
lapped timber cladding.

7.9 Finally, Policy EM8 (Outbuildings and Enclosure) states outbuildings must be 
sympathetic to the host building and should generally have a pitched roof and be 
finished in the same palette of materials as set out in Policy EM7. 

7.10 Since the EMNDP is in its early stages of plan preparation, in accordance with 
advice set out in Annex 1 of the National Planning Policy Framework, limited weight 
can be attached to the policies of the emerging EMNDP.    

East Meon Village Design Statement 
The East Meon Village Design Statement characterises East Meon and its history. It 
is not an adopted Supplement Planning Document of the South Downs National 
Park Authority and, therefore, holds limited weight in the determination of this 
application, 

National Planning Policy Framework (NPPF) 

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

 Achieving sustainable development 
 Core Planning Principles
 Chapter 7 - Requiring good design 
 Chapter 11 – Conserving and enhancing the natural environment
 Chapter 12 - Conserving and enhancing the historic environment

8 Planning Assessment

Principle of development / policy and legal context

8.1 At the local level Policy CP1 of the Joint Core Strategy (JCS) applies to 
development within the Settlement Policy Boundary (SPB), where there is a 
presumption in favour of development.  Policy CP2 identifies a sustainable 
hierarchy of SPBs and sets out five levels of sustainable settlements. The site lies 
within East Meon identified as an 'Other Settlement with a Settlement Policy 
Boundary', as such development associated with an existing residential property in 
acceptable in principle. 



8.2 In addition, Policy CP27 (Pollution), CP29 (Design) and CP30 (Historic 
Environment) of the adopted East Hampshire District Local Plan: Joint Core 
Strategy (2014) and saved policies HE4 (Development in a Conservation Area), 
HE8 (Development affecting the setting of a Conservation Area), HE12 
(Development Affecting the Setting of a Listed Building) from the East Hampshire 
District Local Plan (2006) are all relevant and hold weight until the South Downs 
Local Plan (SDLP) is more fully developed and has been subject to full public 
consultation.  Under the current programme it is expected the SDLP will be adopted 
in 2018.  The NPPF post-dates the saved Local Plan: Second Review policies and 
therefore material weight is afforded to advice contained within the NPPF.

8.3 In November 2015 the South Downs National Park Authority (SDNPA) adopted the 
East Meon Conservation Area Character Appraisal and Management Plan 
(CACAMP). Policy CP30 (e) of the JCS requires development proposals to be taken 
account of local conservation area appraisals and town and village design 
statements where they exist. The CACAMP sits within the wider policy context and 
four broad aims are identified, with the two below relevant to this application: 

 to secure the conservation and enhancement of the character and appearance 
of the Heritage assets; and

 to secure the enhancement of the spaces within and around the Heritage 
assets.

8.4 East Meon Parish Council is in the process of adopting a Neighbourhood Plan, 
which is presently at submission stage. This Neighbourhood Plan is at an early 
stage, having recently completed a public consultation. However, it has not passed 
independent examination or been put to a local referendum. This Plan, therefore, 
has limited weight at this time.

 

8.5 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
requires planning authorities, when considering whether to grant planning 
permission for development which affects a listed building or its setting, to have 
special regard to the desirability of preserving the building or its setting or any 
features of special architectural or historic interest which it possesses.

8.6 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
requires planning authorities, when considering whether to grant planning 
permission for development which affects a Conservation Area, to have special 
regard to the desirability of preserving or enhancing the character and appearance 
of that area. 

8.7 Paragraph 132 of the NPPF states that significance (of a heritage asset) can be 
harmed or lost through alteration or destruction of the heritage asset or 
development within its setting and the more important the asset the greater the 
weight should be. As heritage assets are irreplaceable, any harm or loss should 
require clear and convincing justification. 



8.8 The proposed principle of development is considered to be acceptable, subject to 
compliance with those relevant planning policies, the provisions of the Town and 
Country Planning (Conservation and Listed Buildings) Act 1990, the advice 
contained within the NPPF and the statutory purposes of the National Park.

Impact on Heritage Assets 

8.9 The application property (Church Cottage) is a grade II listed building and 
designated heritage asset, within the East Meon Conservation Area and South 
Downs National Park. This part of the Conservation Area has a strong rural 
character, with views of and from Park Hill, a large landscape feature located to the 
north of the site.

8.10 The site is positioned at the junction of Church Road and The Hyde, with the 
majority of the buildings in the immediate vicinity being listed. The detached three 
bay garage is sought in the north-east corner of the site, to the rear (south) of Court 
House Barn (grade II listed building) and adjacent to the common boundary with the 
neighbouring property, The Court House (grade I listed building). Also, opposite the 
application site, on a higher ground level, is All Saints Church (grade I listed 
building), the gardens associated with The Court House are included on a "Local 
List" of Historic Parks and Gardens, a non-statutory designated heritage asset, and 
to the rear (south) of the site is Forbes Almhouses (grade II listed building).  

8.11 The Council's Principal Conservation Officer has reviewed the amended proposal 
and made the following summarised comments: 

 new garage addition would be a noticeable addition to the built form within the 
village; 

 impact on public views would, however, be limited by virtue of its height and the 
chosen location; 

 sufficiently distant from Church Cottage not to materially impact on it; 
 some visual impact on the broader setting provided for The Court House;
 grass roof structure would be partially visible from within the garden but would 

not harm the setting of the listed building;
 limited views of the building would also be seen from Church Street; and 
 proposal not considered to be material harmful to the character and appearance 

of the conservation area.

8.12 The Council's Principal Conservation Officer has not objected to the proposal and 
does not consider the amended proposal would result in any harm to those 
designated and undesignated heritage assets in the area; neither is the garage 
considered to harm the character and appearance of the East Meon Conservation 
Area or the use of a Sedum "green" roof considered inappropriate and harmful in 
this context. 

8.13 The impact on those heritage assets in the area, including the East Meon 
Conservation Area, is considered in more detail below.



All Saints Church

8.14 All Saints Church is a grade I listed building positioned to the north of the 
application site, on the opposite side of East Meon Road on elevated land. The 
proposed garage would be some 50 metres from All Saints Church and 30 metres 
from the front boundary of the Church. The proposed detached garage is positioned 
to the rear of an adjacent thatched barn (Court House Barn) and would be lower in 
height and smaller in size that this adjacent structure. 

8.15 The proposed garage would be largely screened from views from All Saints Church 
by an existing larger detached structure adjacent to the road and site. Also, the 
proposed structure would be positioned away from this building, its curtilage and 
public views would be restricted by existing built form in the immediate area. 
Therefore, the proposed detached garage development is not considered to harm 
the setting of this listed building. 

The Court House and Gardens

8.16 The Court House is a grade 1 listed building positioned to the east of the site and its 
gardens are locally listed. The proposed garage would be positioned adjacent and 
between half and a metre from this shared boundary line, at a distance of 
approximately 35 metres from this neighbouring listed building. 

8.17 The proposed structure is positioned adjacent to the shared boundary line (east) 
and, as the land level at The Court House is greater than the application site (0.8m), 
it would be visible in views from The Court House gardens. The extent of this 
visibility has been reduced from the original proposal, following the receipt of 
amended plans, which has reduced the building's height, moved the building to the 
south by 2.92m and revised the roof form and finish with the introduction of a mono-
pitched sedum "green" roof. 

8.18 The overall roof height has been reduced by approximately 1.5 metres (1.485m) 
and roof form significantly decreased with the removal of the half hipped pitched 
roof with a mono-pitched "green" roof. Therefore, the roof form and visual bulk, 
viewed from The Court House, has been markedly reduced. 

8.19 The Council's Principal Conservation Officer, in consideration of this point, has 
advised that the new roof structure 'would be partially visible from within the garden 
of The Court House but this would not harm the setting of the listed building'. As a 
result of the amended plans and reduction in roof form, the garage is not considered 
to harm or adversely impact upon the setting of The Court House listed building and 
the locally listed gardens associated with this listed building. As such, the proposed 
development would accord with Policy CP30 of the Local Plan: Joint Core Strategy, 
Policy HE12 of the Local Plan: Second Review (as saved), the advice contained 
within the NPPF and Section 66 of the Planning (Listed Buildings and Conservation 
Areas) Act 1990.



Church Cottage

8.20 Church Cottage is a grade II listed building and the proposed garage would be 
located in a corner of the site, at a distance of approximately 25 metres, to the south 
and east of this listed building. The garage, whilst of a reasonable size, is not 
considered to be of an unreasonable scale for a residential plot of this size in a 
semi-rural area. Also, the proposed garage would be set away from Church Cottage 
and this, together with its incidental function and in-keeping nature with the host 
property, is not considered to harm the setting of Church Cottage. 

8.21 Local Plan policy HE12 sets out that development proposals will not be permitted if 
they would harm the setting of a Listed Building. In particular, proposals for 
development within the curtilage or grounds of a listed building will only be 
permitted if five criteria are met.

These are as follows:

a)  the Listed Building is secured for future viable use;

The proposed development would not affect the existing residential use of the 
Listed Building. Its future viable use is therefore secure. 

b)  it can be demonstrated that the Listed Building's viability and future use has 
been respected in the proposals;

The proposed structure provides additional incidental storage. The structure would 
allow for storage of motor vehicles and any other domestic storage away from the 
listed building, likely reducing visual clutter on the site and is considered to enhance 
the viability of the existing site and Listed Building.  

c)  access to the Listed Building is not adversely compromised;

This proposal does not impact upon the existing access to the site. Therefore, the 
proposal would not adversely compromise the existing access.

d)  the future extension of the Listed Building and its maintenance are not 
compromised; and

The proposed detached garage is positioned away from Church Cottage and 
therefore the development would not impact upon any future potential extension 
and maintenance of Church Cottage. In addition, and whilst not in the curtilage of 
Court House Barn, the proposed garage is positioned away from this neighbouring 
building and therefore would also not comprise any future maintenance of this listed 
building. 

e)  the proposed use is sensitive to the historic interest and setting of the Listed 
Building

The proposed garage and its use would be incidental to the residential use of the 
listed building (Church Cottage). As such, the proposal is considered to be sensitive 
to the historic interest and setting of the listed building. 



Court House Barn

8.22 This is a detached ancillary building to The Court House and listed in its own right 
(grade II). The building is single storey, though considerable in size extending to a 
height of approximately six metres, depth of over eight metres and width of just over 
18 metres. The proposed detached garage would be positioned approximately five 
and half metres to the south of this building, with its end side elevation facing the 
rear elevation of the listed barn. 

8.23 The garage remains subordinate in nature to the listed barn and, as a result of the 
amended plans, has a greater separation distance and reduced height. Given the 
relatively modest height of the proposed structure, together with its separation 
distance, it is not considered to harm the setting of Court House Barn.

East Meon Conservation Area

8.24 The application site lies within the East Meon Conservation Area and the historic 
core of the Village. The garage is sought to the rear of an existing detached 
thatched outbuilding serving The Court House and positioned adjacent to the side, 
shared, east boundary with The Court House. 

8.25 The building is set off and away from those public boundaries, to the front (north) 
and side (west) of the site, with existing hard and soft boundary features and 
existing built form that would result in limited views and glimpses of the proposed 
garage, with views and its prominence reduced by way of the buildings limited 
height and use of a living "green" roof. 

8.26 It is acknowledged the proposed roofing material does differ from those buildings in 
the immediate area. However, this does not mean an alternative material would be 
harmful in its own right to the Conservation Area and the merits of any alternative 
material should be considered on its merits. In this instance, the Sedum "green" roof 
would provide a living, soft material that would have a limited visual impact and 
enables the use of a low mono-pitched roof form without the need of a less 
sympathetic felt roof covering. This may not be seen as a conventional traditional 
material, however, the use of a Sedum "green" roof is considered to be an 
appropriate material that would preserve the character and appearance of the 
Conservation Area. Also, it should be noted that the use of materials across the 
county has varied over the decades and centuries with use of different materials 
that are may now be considered to be traditional but certainly would have not been 
viewed as such upon their first use.    

 

8.27 The proposed structure would be positioned in a discreet location on the site away 
from any prominent public vantage points and largely screened by existing built 
form. The garage building is considered to be proportion to the site, in-keeping with 
the existing and surrounding buildings.



8.28 The garage, albeit with a roof material that is not traditional or one of those outlined 
by emerging Policy EM7 of the EMNDP, is considered to be appropriate in this 
context. This is because the proposed material is sympathetic with the semi-rural 
surrounding, subtle in nature and would be read against a backdrop of existing 
vegetation. The proposed material is considered to compliment the nature of the 
existing buildings and not be in conflict with them.  

8.29 In addition, with limited views and positioning close to existing built form, the 
proposed structure would conserve the character and appearance of the East Meon 
Conservation Area or views into or out of the Conservation Area.  As such, the 
proposal is considered to accord with Policy CP30 of the Local Plan: Joint Core 
Strategy, Policy HE4 and HE12 of the Local Plan: Second Review (as saved), the 
advice contained within the NPPF and the Section 72 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990.  

Summary - Heritage Assets 
 

8.30 The development would preserve the setting and special historic and architectural 
character of the neighbouring buildings and the East Meon Conservation Area and 
would conserve public views from the within the National Park. No harm would be 
caused to the significance of any of these designated heritage assets or their 
setting. 

8.31 Therefore, the scheme accords with Section 66 and 72 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990, Policy CP30 of the Local Plan: Joint 
Core Strategy, Policy HE4 and HE12 of the Local Plan: Second Review and the 
policy of the NPPF. 

Impact on Neighbouring Amenity

8.32 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.  Paragraph 17 of NPPF 
requires, amongst other core principles, that developments should provide a good 
level of amenity for all new and existing occupants of land and buildings.

8.33 Adjoining dwellings are situated at a considerable distance from the proposed 
garage, so it would not cause an impact in terms of loss of light or overshadowing to 
neighbouring dwellings. No first floor is proposed in the garage which could afford 
views of neighbouring property, impacting their privacy.  

8.34 The neighbour to the east, The Court House, would have views of the garage, 
although these would be modest given the lower ground level to which the garage is 
proposed to that of The Court House and the amended scheme now details a 
revised and reduced roof form.  The garage would therefore be set a lower 
elevation than this neighbouring garden, largely concealing the garage and reducing 
its visual impact to the outlook from The Court House. 



8.35 All other dwellings are set at a sufficient distance from the proposal so as not to be 
materially impacted by the proposal. 

8.36 The garage building would be sufficiently distanced, orientated and designed so as 
not to have an unacceptable effect on the amenities of the neighbouring properties, 
in particular to their outlook, privacy or available light. The development is, as such, 
considered to comply with Policy CP27 of the Local Plan: Joint Core Strategy and 
the advice contained within the NPPF.

Highway Considerations

8.37 Policy CP31 of the JCS requires that regard is had to any impact on the safety and 
convenience of the public highway. The number of parking spaces would increase 
as a result of the proposal, and there are no grounds for considering there would be 
any impact to the highway.

Impact to South Downs National Park

8.38 The proposal is within the South Downs National Park and proposals within this 
area would not be permitted if they would harm the tranquillity and appearance of 
the landscape and any development must meet the purposes of the National Park. 
The garage is effectively an addition to an existing residential property within an 
existing settlement. The building would be positioned adjacent to existing built 
development, of a greater scale, and would be read in this context. Therefore, the 
development would not have an adverse impact on the tranquillity and appearance 
of the surrounding area or conflict with the purposes of the National Park. 
Therefore, the proposal complies with Policy CP20 of the Local Plan: Joint Core 
Strategy, NPPF and the statutory purposes of the National Park.  

9 Conclusion

9.1 Section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 
1990 sets out that in granting planning permission the local planning authority must 
have special regard to the desirability of preserving listed buildings or its setting and 
any features of special and historic interest, which is echoed in regard to preserving 
or enhancing a conservation area.  These considerations should be given great 
weight. That approach has been adopted by officers in this case. 

9.2 On the basis of the amended plans no harm has been identified to the setting of a 
Grade 1 listed building (The Court House) or any of those additional designated and 
non designated heritage assets in the locality.  In addition, although the garage roof 
would not be formed out of a traditional roof material, its scale and appearance is 
considered to be acceptable and preserve the character and appearance of the 
Conservation Area and nearby listed buildings. 



9.3 The "green" sedum roof would soften the appearance of building and, together with 
the revised and reduced roof form, reduce its visibility from those surrounding public 
areas which are already limited by the existing boundary screening and the fact the 
building would be positioned to the rear of a larger detached outbuilding (Court 
House Barn). 

9.4 Furthermore, no harm has been identified to the South Downs National Park and 
those additional listed buildings in the locality. Also, the proposed development is 
not considered to result in an unacceptable impact on the amenities enjoyed by the 
occupants of the neighbouring and surrounding properties or have an adverse 
impact on highway safety and present levels of on-street parking. As such, the 
proposed development is considered to comply with the Development Plan, NPPF, 
relevant sections of the Town and Country Planning (Planning and Listed Buildings) 
Act 1990 and the statutory purposes of the 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. 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.

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 issues during the processing of the 
application and advised of possible solutions. 

Contact Officer: Matthew Harding 
Tel: 01730 234233
email: matthew.harding@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
Plans - ELEVATION 

AND FLOOR 
PLANS

CCFRG
/1

13.02.2017 Approved

Plans - BLOCK 
PLAN

CCFG/2 13.02.2017 Approved

Application Form - 01.06.2016 Approved
Reports - HERITAGE, 

DESIGN 
STATEMENT

01.06.2016 Approved

Plans - SITE PLAN CCNPA
/3

01.06.2016 Approved

Plans - BLOCK 
PLAN

CCNPA
/2A

14.06.2016 Superseded

Plans - ELEVATION 
AND FLOOR 
PLANS

CCNPA
/1

01.06.2016 Superseded

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

 



Part 2,  Item 2 Church Cottage, East Meon

Proposed site plan



Part 2,  Item 2 Church Cottage, East Meon

Proposed North Elevation

Proposed South Elevation



Part 2, Item 2 Church Cottage, East Meon

Proposed East Elevation

Proposed West Elevation



Part 2, Item 2 Church Cottage, East Meon

Proposed floor plan


