
 

 

  



Agenda Item 02 

Report to Planning Committee 

Date 20 February 2020 

By Director of Planning 

Local Authority East Hampshire District Council 

Application Number SDNP/19/05324/HOUS 

Applicant Mr R Porter 

Application Two storey rear extension 

Address 

Chestnut Cottage, Newton Lane, Newton 
Valence, Alton, GU34 3RE 

 

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 has been included on the agenda at the request of Councillor Charles 

Louisson for the following reason: 

Concerns raised that the application proposes an increase in the floorspace of the existing 

dwelling by more than approximately 30%, thus is contrary to policy SD31 of the SDNP 

Local Plan. 

 

1.  Site Description 

Chestnut Cottage is a detached dwelling located in a rural area, outside the settlement 
policy boundary. The site sits towards the edge of Newton Valence, forming part of a 
series of scattered housing fronting Newton Lane. 
 
Several listed buildings are located in the vicinity of the dwelling, including the 
neighbouring property to the west, Bookham Cottage. 
 
 
2.  Proposal 
The applicant seeks planning permission for a two storey rear extension, which would 
measure 8.7 metres in width, 4 metres in depth, 6.7 metres to maximum height and 4.3 
metres to maximum eaves height. The roof would have a double pitch roof with a central 
valley gutter and a dormer window is proposed in the eastern side roofslope. It is proposed 
the extension would be used as a ground floor living area and kitchen, with the first floor 
used as a master bedroom and two en suites. Juliet style balconies are detailed to the first 
floor master bedroom. 
 
 
 



3.  Relevant Planning History 

SDNP/19/01034/LDP - Lawful development certificate for proposed - Single storey 
extension to rear 26.04.2019 

 

4. Consultations  
 
Newton Valence Parish Council - Objects to this planning application for the following 
reasons: 
 

 Proposal in excess of 30% of existing floorspace.  

 Harmful impact to neighbouring amenity  

 Harmful impact to nearby listed buildings 

 Harmful impact to bats and ecology 

 Light pollution 
 
EH - Environmental Health - Contaminated Land - No objection subject to informative.  
 
HCC - Ecology Group – No objection subject to condition. 
  
 
5. Representations 
 
Five neighbour representations received all objecting to the proposal on the following 
grounds:- 
 
a) The design, scale and materials would harm the character of existing dwelling and local 
area; 
b) overlooking and harm to outlook of neighbouring property; 
c) harm to setting of nearby listed buildings; 
d) ecology issues (bats); 
e) harm to dark night skies; 
f) excessive floorspace; 
g) impact on trees and, 
h) 50% increase in floorspace. 
 
Comments are also made in relation to disturbance from construction work and 
construction vehicles, as well as the fact that the property is rented, which are not 
considered to be a material planning consideration. 
 
 

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), updated February 2019. 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:  
 
16. Conserving the historic environment 
12. Achieving well-designed places 
 
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 SD2 - Ecosystems Services 

 Strategic Policy SD5 - Design 

 Strategic Policy SD9 - Biodiversity and Geodiversity 

 Strategic Policy SD12 - Historic Environment 

 Development Management Policy SD22 - Parking Provision 

 Strategic Policy SD27 - Mix of Homes 

 Development Management Policy SD31 - Extensions to existing dwellings, and 
provision of annexes and outbuildings 

 Strategic Policy SD8 - Dark Night Skies 

 



Partnership Management Plan 

The Environment Act 1995 requires National Parks to produce a Management Plan setting 
out strategic management objectives to deliver the National Park Purposes and Duty. 
National Planning Policy Guidance (NPPG) states that Management Plans "contribute to 
setting the strategic context for development" and "are material considerations in making 
decisions on individual planning applications." The South Downs Partnership Management 
Plan as amended for 2020-2025 on 19 December 2019, sets out a Vision, Outcomes, 
Policies and a Delivery Framework for the National Park over the next five years. The 
relevant policies include: 

 Outcome one. 
 
 

8.  Planning Assessment 
 
Determining Issues 
 
1. Principle of development 
2. Impact upon scale and character of local area 
3. Impact on the amenity of neighbouring properties 
4. Highway implications 
5. Impact on the South Downs National Park 
6. Ecology 
7. Impact on Dark Sky Core  
8. Impact on the setting of nearby listed buildings 
9. Impact on trees 
 
Planning Considerations 
  
1.Principle of development 
 
Policy SD31 of the South Downs Local Plan places a limit on proposals which should 
increase the gross internal area (GIA) of the existing dwelling (as at 18 December 2002) 

by no more than approximately 30%. 
  
The existing building measures approximately 119 square metres, and the proposed 
extension would have a GIA floorspace of 62 m2, although an existing extension with a 
floorspace of 5m2 would be demolished, a net gain of 57m2. This would result in a 
dwelling measuring approximately 176 square metres. This would result in a dwelling 
approximately 47.9% larger, in excess of the limit of Policy SD31.  
 
Policy SD31 states that the purpose of SD31 is to "to avoid the over-extension of existing 
dwellings and the adverse impact that this has on the character and appearance of both 
settlements and the countryside" and "protect the limited supply of small and medium-
sized homes in the National Park" in line with Policy SD27, which seeks to protect the 
limited supply of small and medium-sized homes in the National Park. The guidance notes 
confirm that a 'small' dwelling should be defined as one measuring 120 square metres in 
GIA.  
 
 
 



In this instance, the property could change from a small to medium size property under 
permitted development rights, and it would be a classed as a medium sized, 3 bedroom 
property if the extension hereby proposed was built. On this basis the proposal is not 
considered to conflict with the core purpose of SD31. It is also noted that the text of the 
policy also refers to an uplift in floorspace of "more than approximately 30%.  
 
On this basis, it is considered reasonable in this instance to depart from the floorspace 
restrictions of Policy SD31. It is also noted that the proposal would accord with criteria (b) 
and (c) of the policy (as discussed in section 2 below). 
  
This Officer assessment has been forwarded to the Planning Policy Manager at the South 
Downs National Park Authority who concurs with the Officer conclusions in terms of the 
application of Policy SD31. 
 
The principle of development is therefore acceptable, subject to all other material planning 
considerations as discussed below. In the event that the development is approved, it is 
recommended that a condition be imposed to remove permitted development rights so that 
the habitable floorspace could not be further extended and take the property out of the 
"medium" sized property category. 
 
2. Impact upon scale and character of local area 
 
Policy SD5 of the South Downs Local Plan seeks to ensure that development proposals 
are of a high standard of design and architecture, with a high quality external appearance 
that respect the area's particular characteristics. It requires that developments are 
sympathetic to their setting in terms of scale, height and massing, and their relationship to 
adjoining buildings, spaces around buildings, and that developments should make a 
positive contribution to the overall appearance of the area. As noted above, criteria b and c 
of Policy SD31 state that the policy purpose is to avoid the over-extension of existing 
dwellings and the adverse impact that this has on the character and appearance of both 
settlements and the countryside.  

The proposal would form a relatively large addition to the rear of the dwellinghouse, and 
such additions can be overly dominant to dwellings, harming their character. However, in 
this instance, the extension would have a subservient appearance to the host dwelling, 
with the ridge height of the proposed extension over 1 metre lower than that of the existing 
roof. The proposal would be largely concealed from the public domain by the existing 
dwelling, and would therefore only have a minimal impact on the character and 
appearance of the street scene and wider area.  

The proposal would therefore accord with relevant design policy SD5 and criteria b and c 
of Policy SD31. 
 
3. Impact on the amenity of neighbouring properties 
 
Policy SD5 of the South Downs Local Plan 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 127 f 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.  
 



The neighbouring dwelling to the west, Bookham Cottage, is situated approximately 9 
metres away from the side elevation of the host dwelling, and is situated closer to the road 
than Chestnut Cottage. Due to this distancing and forward alignment, the proposed rear 
extension would not have an unacceptable impact to the outlook and light of Bookham 
Cottage. Whilst the proposal would be visible from the rear garden of Bookham Cottage, it 
would be situated approximately 7 metres away from the boundary between the two 
properties. Furthermore, the relatively modest depth of the proposal relative to the length 
of the rear garden of Bookham Cottage would minimise any impact to neighbouring 
outlook. There are no first floor windows proposed on the west side elevation of the 
extension which could afford elevated overlooking of this neighbour.  
 
The neighbouring properties to the east and north are sufficiently distanced so as not to be 
unacceptably impacted by the proposal, such that the dormer window in the eastern side 
elevation would not result in any overlooking of neighbouring properties. 
  
4. Highway implications 
 
Policy SD22 of the South Downs Local Plan requires that regard is had to any impact on 
the safety and convenience of the public highway. The proposal would result in an 
increase of the dwelling from 2 bedrooms to 3 bedrooms, whereby the parking space 
requirement would remain at 2 spaces. It is noted that ample parking exists on the 
driveway for the dwelling to provide parking for at least 2 vehicles.  
 
5. Impact on the South Downs National Park 
 
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 proposal is for development at an existing dwellinghouse and it is considered that the 
proposed works would not cause harm to the purposes of the National Park or have an 
adverse impact on the tranquillity and appearance of the surrounding area. 
 
6. Ecology 
 
Policies SD2 (Ecosystems Services) and SD9 (Biodiversity net gain) of the South Downs 
Local Plan seek to ensure that development proposals have an overall positive impact on 
the ability of the natural environment.  
 
The application is accompanied by a Preliminary Roost Appraisal and Bat Activity Surveys 
report (ABR Ecology, October 2019). The dwelling has been shown to support small 
summer roosts of common pipistrelle, serotine and brown long-eared bats.  
 
This development will affect bats, which receive strict legal protection under UK law by the 
Wildlife and Countryside Act 1981 (as amended) and under EU law by the Conservation of 
Habitats and Species Regulations 2017 (commonly referred to as the Habitats 
Regulations). Where developments affect EPS, permission can be granted unless the 
development is likely to result in a breach of the EU Directive underpinning the Habitats 
Regulations and is unlikely to be granted an EPS licence from Natural England to allow the 
development to proceed under a derogation from the law. 
 



An assessment of the proposal against the three derogation tests must be applied in this 
instance to determine the likelihood of a protected species license being granted for the 
proposed development as without it, the development as proposed would likely lead to 
disturbance of protected bat species within the building. 
 
These tests are:  
 
1. the activity to be licensed must be for imperative reasons of overriding public interest or 
for public health and safety; 
2. there must be no satisfactory alternative; and 
3. favourable conservation status of the species must be maintained. 
 
In this instance, the proposed extensions would result in a significant social benefit to the 
occupants of the dwelling providing a dwelling which has a more satisfactory layout and 
space for the family's requirements and for future occupants. 
 
The only alternative to the second test is that the dwelling is not extended which is not an 
option for the proposed development. As possible mitigation measures could be put in 
place it would seem unreasonable to deny the applicant on this point. 
 
In order to assess the development against the third test, sufficient detail must be available 
to show how killing/injury/disturbance of bats will be avoided and how the loss or damage 
to bat habitat will be compensated.  
 
The County Ecologist has been consulted and has not objected to the proposed works, 
subject to adherence to the mitigation measures outlined in the aforementioned report. It is 
proposed to install interim bat boxes on trees, to undertake supervised removal of potential 
roosting features and to provide new compensatory roosting features on the new structure. 
It is the responsibility of the applicants and their appointed agents to ensure that all works 
impacting bats are carried out under a European Protected Species licence and that all 
licence conditions are met in full. 
 
A condition can be imposed, if planning permission is granted, that the mitigation 
measures are implemented accordingly.  
 
7. Impact on Dark Sky Core  
 
Policy SD08 of the South Downs Local Plan states development proposals will be 
permitted where they conserve and enhance the intrinsic quality of dark night skies and 
the integrity of the Dark Sky Core. Concern has been raised in neighbour representation 
that the proposal would result in greater light pollution in the vicinity. However, the areas of 
glazing are not considered to be particularly extensive for a residential extension, and save 
for a small proposed skylight none of the windows would be orientated upwards towards 
the sky. It is not therefore considered that the proposal would conflict with Policy SD08 of 
the South Downs Local Plan. 
 
8. Impact on the setting of neighbouring Listed Buildings. 
 
Several listed buildings are located in the vicinity of the dwelling, including the 
neighbouring Bookham Cottage. 
 



Policy SD12 of the South Downs Local Plan state that development proposals will only be 
permitted where they conserve and enhance the historic environment, including through 
the safeguarding of heritage assets and their setting. Policy SD13 of the South Downs 
Local Plan states that development proposals which affect a listed building or its setting 
will only be permitted and listed building consent granted where they preserve and 
enhance the significance of the listed building. 
 
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. 
 
As noted above, the host dwelling is substantially distanced from Bookham Cottage, and 
the proposed extension would be largely concealed from the street scene by the host 
dwelling. On this basis there would not be an unacceptable impact on the historic and 
architectural setting of the listed buildings in the vicinity. The Conservation Officer has 
been consulted and agrees with this assessment. The proposal would therefore accord 
with Policies SD12 and SD13 of the South Downs Local Plan and section 66 of the 
Planning (Listed Buildings and Conservation Areas) Act 1990.  
 
9. Impact on Trees 
 
There are no protected trees on the site which could be harmed by the proposed 
development. A large tree is located at the rear of the site but as this would be over 12 
metres away from the proposed extension, it is considered unlikely that it would be harmed 
as a result of the works.  
 
Response of the comments of the Parish Council. 
 
The Parish Council has objected to the development on the following grounds: 
 

 Proposal in excess of 30% of existing floorspace.  

 Harmful impact to neighbouring amenity  

 Harmful impact to nearby listed buildings 

 Harmful impact to bats and ecology 

 Light pollution 
 

As noted above, a departure from the floorspace restrictions of SD31 has been justified in 
this instance, and it is not considered that there would be a harmful impact to neighbouring 
amenity, listed buildings, bats, ecology and harmful light pollution.  
 
 
 
9. Conclusion 
 
The proposal is considered to be acceptable as the principle of development is acceptable, 
as it would accord with the purpose of Policy SD31 and a departure from the floorspace 
restrictions of this policy is justified in this instance.  
 



It would not detract from the character and appearance of the area, would not have an 
unacceptable impact on the amenities of neighbouring properties, would not have an 
adverse effect on the safety and function of the highway network, would accord with the 
aims and purposes of the South Downs National Park and would preserve the historic and 
architectural setting of the nearby listed buildings. As such, the proposal is in compliance 
with the relevant policies of the South Downs Local Plan and section 66 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990. 
 
 
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. Development shall proceed in accordance with the ecological mitigation, compensation 
and enhancement measures detailed within the Preliminary Roost Appraisal and Bat 
Activity Surveys report (ABR Ecology, October 2019) unless otherwise agreed in writing by 
the Local Planning Authority. All ecological mitigation, compensation and enhancement 
features shall be installed as per ecologist instructions and be retained and maintained in 
perpetuity in a condition suited to their intended function.  
Reason - to protect biodiversity in accordance with the Conservation Regulations 2017, 
Wildlife & Countryside Act 1981, the NERC Act (2006), NPPF and with Policy CP21 of the 
East Hampshire District Local Plan: Joint Core Strategy.  
 
3. The external materials to be used shall match, as closely as possible, in type, colour, 
and texture those of the existing building unless details of other suitable materials are 
submitted to and 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. Upon implementation of this permission, notwithstanding the provisions of Part 1 
Classes A to C of Schedule 2 to the Town and Country Planning (General Permitted 
Development) (England) Order, 2015 (or any order revoking, re-enacting or modifying that 
Order) there shall be no additions to or extensions/enlargement/alterations of the 
dwellinghouse to which this application relates which result in an increase in habitable 
floorspace without a grant of planning permission from the Local Planning Authority. 
Reason - The property lies outside of any recognised settlement where the Local Planning 
Authority seeks to retain a range of dwellings, and therefore wishes to control any further 
alterations, extensions or conversion of the roof space. 
 
5. 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. 
 



Informative Notes to Applicant: 
 
Environmental Health recommends developers follow the risk management framework 
provided in 'CLR 11 ' Model procedures for the Management of Land Contamination' when 
dealing with land affected by contamination. A leaflet entitled "Development on Potentially 
Contaminated Land" is available as a download on the following East Hampshire District 
Council website 
 
http://www.easthants.gov.uk/sites/default/files/documents/ContaminatedLandGuide.pdf 
 
and which contains a template for a Completion Statement. This should be completed by 
the applicant at the end of the development, regardless of whether contamination was 
investigated/discovered on site. 
 
 
11. Crime and Disorder Implications  
 
11.1 It is considered that the proposal does not raise any crime and disorder implications.  
 
12. Human Rights Implications  
12.1 This planning application has been considered in light of statute and case law and 
any interference with an individual’s human rights is considered to be proportionate to the 
aims sought to be realised.  
 
13. Equality Act 2010  
13.1 Due regard has been taken of the South Downs National Park Authority’s equality 
duty as contained within the Equality Act 2010.  
 
14. Proactive Working  

The applicants were updated of issues throughout the course of the application, and given 
opportunity to address them. 

 

Appendix 1 – Plans Referred to in Consideration of this Application 

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

 

Plan Type Reference Version Date on Plan Status 

 

Application Form -    05.11.2019 Approved 

 

Application Documents  

- Ecosystem Services 
Statement 

  15.11.2019 Approved 

 



Application Documents - CIL - 
additional information 

  05.11.2019 Approved 

 

Application Documents - 
Preliminary roost appraisal and 
bat survey 

  05.11.2019 Approved 

 

Application Documents - 
Design and access statement 

  05.11.2019 Approved 

 

OS Extract - Location plan   05.11.2019 Approved 

 

Plans - Visual 01 901-D-105  05.11.2019 Approved 

 

Plans - Visual 02 901-D-106  05.11.2019 Approved 

 

Plans - Existing site plan 901-D-100  05.11.2019 Approved 

 

Plans - Existing plans and 
elevations 

901-D-101  05.11.2019 Approved 

 

Plans - Site plan 901-D-102  05.11.2019 Approved 

 

Plans - Proposed plans and 
elevations 

901-D-103  05.11.2019 Approved 

 

Plans - Block plan 901-D-104  05.11.2019 Approved 

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

 

 

 

 
 



Part 2 Section 1, Item 2 Chestnut Cottage, Newton Valence 

 

 

 

 

 

 

Proposed block plan 

 

 

  



Part 2 Section 1, Item 2 Chestnut Cottage, Newton Valence 

 

 

Proposed North Elevation 

 

 

Existing North Elevation 

 

 



Part 2 Section 1, Item 2 Chestnut Cottage, Newton Valence 

 

Proposed South Elevation 

 

 

 

 

Existing South Elevation 

 

 



Part 2 Section 1, Item 2 Chestnut Cottage, Newton Valence 

 

 

Proposed East Elevation 

 

 

Existing East Elevation 



Part 2 Section 1, Item 2 Chestnut Cottage, Newton Valence 

 

 

Proposed West Elevation 

 

 

Existing West Elevation 



Part 2 Section 1, Item 2 Chestnut Cottage, Newton Valence 

 

 

Proposed floor plan 

 

 

 

Existing floor plan 


