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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

24 October 2019

SECTION 1 – SCHEDULE OF APPLICATION RECOMMENDATIONS 

Item 01

Report to Planning Committee
Date 24 October 2019
By Director of Planning
Local 
Authority East Hampshire District Council

Application 
Number SDNP/19/03704/CND

Applicant Mr Ashcroft

Application

Variation of conditions number 1 and 3 of permission SDNP/14/01956/FUL 
to allow substitution of plans A1621/LOC, A1621/LOC2, A1621/01 REV A , 
A1621/03 REV A, A1621/04 REV A , A1621/05 REV A and A1621/06 REV 
A with new plans 
Block and Location Plans - 1901-PL-001 A, Proposed Floor Plans - 1901-
PL-004, Proposed Floor Plans - 1901-PL-005, Approved and Proposed 
Elevations - 1901-PL-006 A, Approved and Proposed Elevations - 1901-
PL-007 A, Approved And Proposed Elevations - 1901-PL-008 A, Approved 
and Proposed Elevations - 1901-PL-009 and Approved and Proposed 
Elevations - 1901-PL-010, Approved floor plans - 1901-PL-002 A, 
Approved floor plans - 1901-Pl-003. 

Address New Barn Farm, Honey Lane, Selborne, GU34 3BY

Recommendation: That the application be Approved for the reasons and subject to the 
conditions set out in paragraph 10 of this report.
IMPORTANT NOTE: This application is liable for Community Infrastructure Levy.



Executive Summary

This application is included on the agenda under the Council’s Constitution as the 
applicant is an East Hampshire District Councillor.

1 Site Description

The application relates to a group of what were redundant farm buildings on the northern side 
of Honey Lane, to the east of the village of Selborne. The buildings were formally associated 
with New Barn Cottage, which is immediately to the east of the but this is now in separate 
ownership. The buildings are single-storey and laid out in a courtyard style. Land to the rear 
of the site drops dramatically into a valley, providing long-distance views towards the north. 
The surrounding area is predominantly characterised by fields and farmland with scattered 
housing and complexes of farm buildings. The nearest building to the west of the site is a 
dwelling known as The Granary. Planning permission was granted in 2014 to convert most of 
the range of outbuildings into two dwellings. Some parts of the buildings were to be 
demolished and part of the barns retained. Works are underway on the conversion. 
 
2  Proposal

Planning permission was granted in 2014 for the conversion of a group of redundant farm 
buildings at New Barn Farm to form two dwellings. Vehicle access to the site is from Honey 
Lane and parking is to be provided to the front of the buildings and in an open car port 
between the two dwellings. On the eastern side of the site, there is a farm shed which was to 
have one bay removed to form an access to the back, but is otherwise be retained. Part of the 
cattle sheds to the rear have been demolished as part of the scheme. This permission has 
been implemented and therefore remains extant.

Both dwellings are shown to have four bedrooms. One dwelling has been formed from the 
main barn and part of the cartshed and part from the dairy and part of the cartshed.

This is an application for variation of the approved plans, to alter a number of details on the 
approved dwellings. The main changes would be, the addition of a conservatory in what was 
an open yard area for one of the dwellings, the use of what were to be car ports for one of the 
dwellings as a lounge, the demolition of one of the bays of a barn so that the two dwellings 
would be detached (and the second dwelling slightly reduced in size), addition of solar panels, 
addition of an entrance porch and amendments to some of the fenestration details (involving 
both addition and removal of windows). There are also changes proposed to the approved 
materials, which would change the appearance of the converted buildings. Works to add the 
conservatory have been carried out as part of the on-going building on site, but the porch has 
not yet been added.



3 Relevant Planning History

SDNP/53136/001 - Permission granted in 2011 for conversion of redundant farm 
buildings to form one dwelling and two holiday lets.

SDNP/14/01956/FUL - Permission granted in 2014 to convert redundant farm buildings to 
form two dwellings.

4  Consultations 

Parish Council Consultee - Objection to planning application at New Barn Farm, Honey Lane, 
Selborne.

Selborne Parish Council - objects to the planning application on the grounds that the proposal 
does not comply with the requirements of SDNP Local Plan Policy SD8. In particular:

' Development proposals must demonstrate that all opportunities to reduce light pollution have 
been taken and must ensure that the measured and observed sky quality in the surrounding 
area is not negatively affected. The proposal fails this test because of the many large glass 
windows and roof lights that will emit light into and affect the Dark Night Sky;

' The purpose of Policy SD8 is to ensure that development does not harm the quality of dark 
night skies, and encourages enhancement of the dark night skies of the National Park, for the 
benefit of people and wildlife. The proposal pulls in the exactly the opposite direction;

' The policy applies to any proposals where the design of developments may result in light 
spill from internal lighting. There will be significant light spill from the large number of large 
glass windows and from the large number of roof lights;

' In the darkest areas (which applies to the site), where control is more important, the overall 
impact of the lighting should not harm the continuity of the dark landscape and ideally not be 
visible in any direction or in any form such as glare, skyglow, spill and reflection. The proposal 
fails this test due to the large glass windows and roof lights which will cause glare, skyglow, 
light spill and due to the solar panels which will cause glare and reflection;

' It is necessary to consider the visibility of the lights from the surrounding landscape 
particularly from viewpoints. The site and proposal overlooks the valley where there are public 
footpaths (Via Canonorum and Hangers Way)

' Paragraph 5.61 states that the spill of lights from large open glass windows and sky lights 
often present a greater source of light pollution than externally mounted lights and 
consequently it is important to control the lighting coming from these types of development; 
and the design of buildings should reduce the impact of light spill from internal lighting' But 
this proposal will lead to light spill from internal lighting.



Policy SD8 sets out the requirements that are needed to protect the Dark Night Sky. The 
proposal in the planning application does not fulfil any of them. The Parish Council therefore 
voted to object to the application.

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 South 
Downs Local Plan 2014-2033 and any relevant minerals and waste plans. Other plans 
considered:

 The development plan policies and other material considerations considered relevant 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: 



NPPF:
2. Achieving sustainable development
4. Decision Making
5. Delivering a Sufficient Supply of homes
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 compliant with the NPPF.

The following policies of the South Downs Local Plan are relevant to this application:
 Core Policy SD1 - Sustainable Development
 Core Policy SD2 - Ecosystems Services
 Strategic Policy SD4 - Landscape Character
 Strategic Policy SD5 - Design
 Strategic Policy SD8 - Dark Night Skies
 Strategic Policy SD9 - Biodiversity and Geodiversity
 Strategic Policy SD10 - International Sites
 Strategic Policy SD19 - Transport and Accessibility
 Development Management Policy SD22 - Parking Provision
 Strategic Policy SD25 - Development Strategy
 Development Management Policy SD41 - Conversion of Redundant Agricultural or 

Forestry Buildings

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. 

8  Planning Assessment

Determining Issues

1. Principle of the proposal
2. Design and appearance
3. Impact on the natural beauty and enjoyment of the South Downs National Park
4. Access and parking
5. Impact on neighbouring residents
6. Energy conservation and eco-system services
7. Community Infrastructure Levy
8. Nature conservation



Planning Considerations 

1. Principle of the proposal

The principle of conversion of the barns into two dwellings has already been approved in 
2014. At that time the Local Plan consisted of the EHDLP: Second Review and EHDLP:JCS. 
The Local Plan is now the South Downs National Park Local Plan. However, as the 
permission for the development has been implemented it remains extant and the principle is 
therefore not being considered in this application, which seeks to amend details on the plans. 
Policy SD41 of the SDNPLP is therefore only relevant as far as these proposed amendments 
are affected by it. Criterion f) requires that there is no adverse impact on the character of the 
building and its setting. The impact of the proposed changes to the approved scheme would 
have on the character of the building and on the setting will be considered, as will its impact in 
terms of other relevant policies such as SD2 (Ecosystem Services), SD5 (Design) and SD8 
(Dark Night Skies).

2. Design and appearance

The barns were originally a largely attractive group of traditional buildings, although in need of 
renovation. The approved conversion works were judged to be sympathetic to the character 
of the buildings.

Most of the approved conversion works were to be achieved through repair and alteration of 
the buildings, utilising the existing structures and with no extensions. There has been quite 
substantial reduction of built form on the site, with old cattle shed structures to one side and 
the rear being demolished. The current proposal follows the same principles, but with a 
further area of demolition to separate the two dwellings that have been permitted, the addition 
of a conservatory in the rear corner of the westerly dwelling and the addition of a small 
entrance porch to the easterly dwelling. There would also be alterations to the approved 
fenestration and the addition of solar panels on some of the roof slopes. Alterations to 
external materials are also proposed. Timber cladding is now proposed to be replaced by 
black cement-based weatherboarding and there is use of reclaimed local stone in more of the 
elevations.

An area that was previously approved as a car port for the westerly dwelling is now proposed 
to be a lounge, with north facing windows added to that room. That, and the glazing to the 
new conservatory would add fairly significant new glazing to the proposal, particularly in the 
north elevation.

It was considered that the approved scheme was sensitively designed and that the 
appearance of the site within the South Downs National Park would be enhanced. 



The amended scheme does not alter the overall scope of the proposal, but amends details. 
Most of the changes to the fenestration are fairly minor, with two rooflights being added and 
one made larger. There are also some changes to ground floor windows, with the main 
changes being the glazed conservatory walls to the north and west and the additional 
windows in the northerly elevation of the westerly dwelling. It should be noted that the 
'conservatory' would be roofed in slate and would have a brick plinth, so it would not be a fully 
glazed structure. It would infill what was previously an open courtyard area, which would have 
had smaller glazed doors providing access into it. 

This small conservatory extension is comparatively minor compared with the area of barns 
that have been demolished, and it would link what would otherwise be two separate parts of 
the house together. The small porch to the easterly dwelling would add a somewhat domestic 
feature to the converted barn, but is not considered to be so prominent as to warrant a 
recommendation of refusal.

Policy SD8 of the South Downs National Park Local Plan seeks to conserve and enhance the 
intrinsic quality of dark night skies. Development proposals must demonstrate that all 
opportunities to reduce light pollution have been taken. If lighting cannot be avoided then 
adverse impacts should be mitigated to the greatest reasonable extent. Lighting is of course 
necessary in a dwelling, and no external lighting has been proposed. The addition of 
significant glazing in the northern elevation would add to potential impact on dark night skies 
and it is recommended that further boundary planting and mitigation to reduce light spillage 
from these windows be required by condition to reduce any impact in the wider area. This 
would also be supported by SDNPLP Policy SD5, criterion e). 

The overall design changes are considered to be in accordance with SDNPLP Policy SD5 f) 
in terms of design and detailing. Policy SD41 states that conversions of redundant agricultural 
buildings should not need 'significant extensions', so minor extensions are not ruled out. The 
design and access are considered to be in accordance with Policy SD41 of the SDNPLP. 
Overall, it is not considered that the proposed amendments to the approved scheme would 
make it unacceptable in terms of the SDNPLP Policies.

3. Impact on the natural beauty and enjoyment of the South Downs National Park

The conversion scheme has been carefully thought-out and sensitively designed and it was 
considered that the original scheme would enhance the appearance of the buildings and the 
overall site. The impact on the natural beauty and the purposes of including the area within 
the South Downs National Park would be protected.



4. Access and parking

The highways issues have been assessed by Hampshire County Council Highways and there 
is no objection to the proposal, subject to conditions. The visibility splays were found to be 
acceptable, due to the nature of the lane, which does not allow vehicles to overtake when 
approaching the site. The access has not been changed in this proposal from that previously 
approved. The proposal would lead to the loss of two parking spaces in what would have 
been a carport. However, there was parking shown on the original site plans in the area to the 
front of the barns (four spaces). The dwellings would have four bedrooms each, therefore two 
additional spaces would be required. There is ample space on the site for these, and it is 
recommended that these be required to be provided by condition.

The proposal would be accordance with SDNPLP Policy SD22.

5. Impact on neighbouring residents

There is one very close neighbouring dwelling. The proposal would have less impact in terms 
of noise and odours than previous uses for cattle and as a farrier's premises. 
This proposal for two dwellings would also have less impact in terms of noise and movement 
than the previously approved scheme for one dwelling and two holiday lets. The proposed 
amendments are not considered to alter the impact on neighbours' amenities. The impact on 
amenity would be acceptable in accordance with SDNPLP Policy SD5.

6. Energy conservation and Ecosystem Services

The original permission included a condition requiring the use of renewable energy or other 
suitable energy saving measures. Policy SD2 of the SDNPLP states that development 
proposals should have an overall positive impact on the ability of the natural environment to 
contribute goods and services. Opportunities should be taken to protect and provide habitats, 
conserve water resources, mitigate against climate change, reduce pollution. The current 
amended drawings show the inclusion of solar panels, and the application includes an 
ecosystem services statement. It is stated that the proposal makes use of existing redundant 
buildings, it would not increase water run-off, new native boundary hedging would be 
provided, energy usage would be minimised as far as possible. It is not considered that the 
amendments that are currently being considered would have any significant impact in terms 
of the impact on the natural environment and that the proposals would be in accordance with 
SDNPLP Policy SD2.

7. Community Infrastructure Levy

The original permission was determined before the introduction of CIL. The proposed uplift in 
floorspace would not exceed the 100 sq m threshold, thus the development would not be 
liable for CIL. 



8. Nature conservation

Bat surveys have previously been carried out on the site, which have found evidence of bats 
roosting in some of the buildings. A survey report has, therefore, been prepared, which 
includes details of mitigation measures to be undertaken, including the provision of alternative 
roosting opportunities within the refurbished buildings. The report was updated prior to the 
last planning permission being granted and a condition was recommended on the original 
permission regarding the implementation of bat protection measures. This requirement would 
remain with the current proposal.

9 Conclusion

The proposed development is to amend an approved scheme which seeks to bring vacant 
buildings into a viable long-term use and would enhance the appearance of the site. 
Adequate parking would be provided on-site and mitigation measures would be implemented 
to ensure no harm to bats. The scheme would have no significant impact on the amenities of 
any neighbouring residents and would accord with the relevant policies of the South Downs 
National Park Local Plan.

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. The development shall be carried out using the materials previously approved on 
SDNP/14/01956/FUL, except where these details are amended by the drawings approved as 
part of this application.
Reason - To ensure that the materials used in the construction of the approved development 
harmonise with the surroundings.

3. Before any part of the development is first occupied, a verification report and completion 
certificate shall be submitted in writing, to the Planning Authority, confirming that the built 
development, hereby permitted, incorporates measures that provide at least 10% of the 
predicted energy requirement from on-site renewable sources, or, provided that first agreed in 
writing by the Planning Authority before development starts on site, an alternative means of 
achieving an equivalent energy saving.
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 the required energy savings.



The energy-saving works set out in the above report shall thereafter be maintained so that the 
required energy saving is sustained at the certified level for the lifetime of the development. 
(Note:- The carbon savings which result from these measures are required to be above and 
beyond any savings provided by measures incorporated into the development to comply with 
Part L Building Regulations). 
Reason - To ensure that the development incorporates necessary mitigation and adaptation 
measures with regard to climate change.

4. Notwithstanding the provisions of The Town and Country Planning (General Permitted 
Development) Order 1995 (as amended) (or any Order revoking and re-enacting that Order) 
no development falling within Classes A to E of Part 1 of Schedule 2 shall be carried out 
without the prior consent of the Planning Authority, through submission of a formal planning 
application 
Reason - In order that the Planning Authority can properly consider the effect of any future 
proposals on the character and amenity of the locality having regard to the rural location 
where restrictive policies apply.

5. Before use of the development is commenced provision for the turning and parking of 6 
vehicles shall have been provided, and this shall thereafter be retained.
Reason - In the interests of highway safety.

6. The approved development works shall be carried out in accordance with the approved 
drainage details under SDNP/14/01956/FUL before any part of the development is first 
occupied and shall be retained thereafter.
Reason - To ensure adequate provision for surface water drainage and avoid discharge of 
water onto the public highway.

7. The lines of sight splays shown on the approved plans shall be kept free of any obstruction 
exceeding 1 metre in height above the adjacent carriageway and shall be subsequently 
maintained so thereafter.
Reason - To provide satisfactory access and in the interests of highway safety.

8. The dwellings hereby approved shall not be first occupied until the section of the existing 
access from the site to Honey Lane has been permanently stopped up and effectively closed, 
with the footway provided or verge reinstated, in accordance with details which have been 
submitted to, and approved in writing by the Local Planning Authority.
Reason - In the interests of highway safety.

9. Any gates provided shall be set back a distance of 4.5m from the edge of the carriageway 
of the adjoining highway.
Reason - In the interests of highway safety.

10. The development shall be carried out in accordance with the details of bin and cycle 
storage approved under SDNP/14/01956/FUL before the dwellings are first occupied and 
shall be retained thereafter.
Reason - To ensure adequate provision within the site.



11. The road access construction shall be carried out in accordance with the details approved 
under reference SDNP/14/01956/FUL prior to the first occupation of the development.
Reason - To ensure that the roads and footpaths are constructed to a satisfactory standard.

12. The landscaping and planting approved under reference SDNP/14/01956/FUL 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 Planning 
Authority. This shall be supplemented by additional native planting on the northern boundary, 
which shall be first agreed in writing with 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 otherwise 
first agreed in writing by the Planning Authority.
Reason - In the interests of the visual amenities of the locality, to avoid light spillage from the 
site and to enable proper consideration to be given to the impact of the proposed 
development on existing trees.

13. All bat mitigation measures shall be implemented in accordance with the details agreed 
under SDNP/14/01956/FUL, unless otherwise agreed in writing by the Local Planning 
Authority. 
Reason - To provide ecological protection and enhancement in accordance with Conservation 
Regulations 2010, Wildlife and Countryside Act 1981, NERC Act 2006, NPPF and Policy C21 
of the recently-adopted East Hampshire District Local Plan: Joint Core Strategy.

14. Prior to the installation of the proposed windows in the northern elevation of the lounge 
and the northern and western elevations of the conservatory serving the westernmost 
dwelling, details of mitigation methods (in accordance with the SDNP Dark Skies Guidance) 
for windows hereby permitted shall be submitted to and approved in writing by the Local 
Planning Authority. The mitigation method agreed by the Local Planning Authority shall be 
permanently used and maintained thereafter. 
Reason - To protect the character of the countryside, and the designated International Dark 
Night Reserve, which is part of the special quality of the South Downs National Park, in 
accordance with National Park Purposes and the National Planning Policy Framework 2012.

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 
No contact with agent necessary.

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
 
Plan Type Reference Version Date on Plan Status

Application Form - Application 
Form 31.07.2019 Approved

Application Documents - CIL 
Form Additional Information 20.08.2019 Approved

Application Documents – 
Ecosystem  Services Statement 27.08.2019 Approved

OS Extract - Location and 
Block plan 1901-PL-001   A A20.08.2019 Approved

Plans - Approved floor plans 1901-PL-002 A 31.07.2019 Approved

Plans - Proposed floor plans 1901-PL-004 20.08.2019  Approved

Plans - Proposed floor plans 1901-PL-005 20.08.2019 Approved

Plans - Approved and proposed 
elevations

1901-PL-010 20.08.2019 Approved

Plans - Approved and proposed 
elevations

1901-PL-006 A 20.08.2019 Approved

Plans - Approved and proposed 
Elevations 1901-PL-007 A 20.08.2019 Approved



Plans - Approved and Proposed 
elevations

1901-PL-008 A 20.08.2019 Approved

Plans - Approved and proposed 
elevations

1901-PL-009 20.08.2019 Approved

Plans - Approved floor plans 1901-PL-003 20.08.2019 Approved

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



Part 2 Item 1, New Barn Farm, Honey Lane, Selborne

Previously approved floor plans



Part 2 Item 1, New Barn Farm, Honey Lane, Selborne

Proposed floor plans



Part 2 Item 1, New Barn Farm, Honey Lane, Selborne

Approved east elevation

Proposed east elevation



Part 2 Item 1, New Barn Farm, Honey Lane, Selborne

Previously approved north elevation

Proposed north elevation


