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Replacement dwelling (part retrospective) (additional
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Address

2-3 The Square, Chapel Street, East Meon, GU32 1NP

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.
This application is brought before the Planning Committee, in accordance with the Council’s
Constitution (11.2.1. (i) (a)), in that the proposal is recommended for permission that is
contrary to the provisions of an approved development plan and adopted planning policy.

Executive Summary
There is no in-principle objection to the demolition of buildings or structures within a
conservation area in the National Park, this is providing the development accords with Policy
SD15 of the South Downs Local Plan that requires development proposals to sufficiently
demonstrate the current building or structure makes no positive contribution to the special
architectural or historic interest, character or appearance of the conservation area and the
replacement would make an equal or greater contribution to the character and appearance of
the conservation area.
Significant protections are also given to heritage assets (designated or non-designated
heritage assets) as set out within the NPPF and section 66 and 72 of the Planning (Listed
Buildings and Conservation Areas) Act 1990 is also applicable in this instance. These parts of
this legislation require planning authorities, when considering to grant planning permission for
development, to have special regard to impacts and setting of listed building and effects on a
Conservation Area, having special regard to the desirability of preserving or enhancing the
character and appearance of the Conservation Area.
The Authority's Conservation Officer has considered the proposal and advised that the
development would not preserve the character and appearance of the East Meon
Conservation Area and the substantial harm arising from the demolition of the building is not
outweighed by substantial public benefits. However, no harm was identified to the nearby
listed buildings in terms of their setting. As the demolition works were unauthorised and
carried out prior to the submission and consideration of this application it was not possible to
consider whether the demolition works were necessary and there were no other alternatives
that would have enabled the original building to be retained. Officers are not of the opinion, on
the basis of the evidence that has been submitted with this application, that the building was
in such a poor condition it required full demolition.
The proposal details a like-for-like replacement of the original building, however, despite the
proposed building being consistent in design, form and scale, it would be built to modern day
building standards/techniques and would not make an equal contribution to the character and
appearance of the East Meon Conservation Area as the original building, which is believed to
be over 150 years old. As such, the development would fail to preserve and enhance the
character and appearance of the East Meon Conservation Area and fail to comply with Policy
SD15 of the South Downs Local Plan, the advice contained within the NPPF and section 72 of
the Planning (Listed Buildings and Conservation Areas) Act 1990.
Despite the conflict with the development plan, advice contained within the NPPF and section
72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, planning law allows
for development proposals to be granted where they are in conflict with the development plan
provided there are material considerations that outweigh the conflict.

In this instance, whilst it has been established that the development would result in an
unacceptable harm to designated and non-designated heritage asset the situation presented
under this application is that the existing building is no longer in place, having been
demolished in full prior to the submission of the application. This situation is regrettable and in
no way condoned or supported, however, the Authority must consider this context and look
towards the most appropriate solution to secure the medium and long-term character and
appearance of the Conservation Area and character of the area more generally. In this
context the replacement of the existing building, on a like-for-like basis, is considered the best
and most pragmatic solution in the circumstances.
When all matters are taken in account, the option presented is considered to be the best
solution available in the circumstances, and would provide the best option to protect the
character and appearance of the East Meon Conservation Area in the medium and long-term.
As such, the application is recommended for approval, subject to conditions.
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Site Description
The site to which this application relates is located within the Settlement Policy
Boundary of East Meon, the East Meon Conservation Area, the South Downs National
Park and is within the East Meon Neighbourhood Development Plan area. Opposite
the site, to the north and west, are three listed buildings (Heycroft House, The Tudor
House and Cross House).
2-3 The Square is an end terrace two storey dwelling house on the corner of High
Street and Chapel Street, with parking to the rear of the building accessed from Chapel
Street. There are existing residential properties on all sides of the site, with a mixture of
property styles, forms, appearance and age.
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Proposal
This application seeks planning permission for essentially a like-for-like replacement of
the existing end terrace three-bedroom property. This application has been submitted
following the demolition of the existing dwelling and is therefore partly retrospective in
nature.
The applicant has provided the following information in support of the application:









Design and Access Statement
Planning Statement
Design and Heritage Impact Statement
Condition Report
Ecosystems Services Statement
Architect Statements x 2
Building Control Surveyor Statement
Technical Report - Condition of the Building



Building Observations Statement

The proposed replacement dwelling would remain on the same footprint as the existing
property, and the external dimensions are consistent with the original building.
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Relevant Planning History
SDNP/18/01438/FUL - New detached dwelling, extension and alterations to existing
cottage and new vehicular access onto Chapel Street (as amended by plans received
on 28/06/2018). Approved, 15 August 2018. (Works completed).
SDNP/20/01747/FUL - Demolition of existing dwelling (retrospective) (additional
information received on 23 and 24 June 2020). Under consideration.
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Consultations
EH -Traffic Management Team - Traffic Team has no adverse comment to make on
this application.
HCC - East Hants Highways - No objection, subject to a condition (parking provision).
East Meon Parish Council - No objection, but with the following observations:


vehicle access is now clarified on drawing no. TS02, resubmitted on 23 June.
However, it is still difficult to reconcile this with the newly installed dropped kerb
for 2, The Square; there doesn't appear to be space for the small planter on the
right of the entrance. EMPC would also like the plan to show that all planters for
this building will be constructed of materials appropriate to 2, The Square.



parking spaces are now shown and clear. However, EMPC is concerned that
car parking space 2 will not be convenient to use. EHDC Vehicle Parking
Standards, July 2018, para 3.2.2 states, 'Tandem parking (i.e. one car behind
another) can reduce the likelihood of the rear parking space being used.' and
para 3.2.4, 'Where two spaces are to be provided without a garage, it is
preferable that those spaces are provided side by side if general design
principles support it.' This is important to ensure that the new dwelling at 2, The
Square does not contribute to on-street parking in that area, which is already
problematic.

The following points made in EMPC's previous response (27 May 20) are still relevant:



Drawing TS15A shows that the front aspect will be rendered brickwork, but we
understand that it will actually be painted brickwork. This needs to be clarified
before any approval is granted and
part of the approval conditions.



We understand that bricks and roof tiles reclaimed from the demolished dwelling
will be used to construct the new house. If approved, EMPC would like to see a
condition of approval that these reclaimed bricks and tiles must be used and that
if there are not enough, identical bricks and tiles sourced from elsewhere must
be used.



The document 'Schedule of Materials and Manufacturers' Products' submitted
with the application does not apply to this application (it is for 3, The Square, not
number 2) and, to avoid any confusion, should be removed before any approval
is granted.



Bearing in mind the corner location of this property and that, during construction,
vehicle parking on site will be limited, EMPC would like to see (and have the
opportunity to comment on) a Construction Management Plan demonstrating
how vehicle loading and unloading will be managed to avoid disruption on
Chapel Street and surrounding roads and to local residents.



The pavement outside 2, The Square is used by schoolchildren and parents
walking from the village centre to and from East Meon School. Adherence to this
plan should be a condition of approval.



The dropped kerb covering the vehicle access to both this dwelling (2, The
Square) and the new building next door (3, The Square) is longer than
necessary, covering the whole frontage of 3, The Square. This is inconsistent
with Drawing No. TS51, 'Boundary Treatment and Landscaping'. Residents
have commented that this looks inappropriate in the Conservation Area.



EMPC requests that, if approved, a condition is included which requires that the
pavement is re-established, and the dropped kerb only covers the accesses to
each dwelling. If not possible, maybe we could have an explanation of why such
a long-dropped kerb is deemed appropriate.

EH - Conservation Section - Objection – comments set out in full within the report
below.
HCC - Ecology Group - The application is not accompanied by any ecological
information. From review of the proposal, the dwelling is no longer present, having
been demolished earlier this year. On that basis, there is no potential for protected or
notable species to be present and therefore no further information is required.
However, there is no way of knowing whether the demolition works have impacted
protected species: from review of the submitted photos it is highly likely that bats in
particular may have been roosting within the dwelling.
EH - Landscape Officer - No objections to the scheme other than the picket fence
should be retained to the front of the property facing the High Street to preserve
cottage garden appearance.

5

Representations
Two letters have been received, raising the following comments and observations:
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no objection to the new building, but submitted site plan shows incorrect drive
entrance - shown adjacent to new driveway;
disappointing EHDC Planning/Building Control Officers were not aware of the
state of the building before it was demolished;
flank wall of property facing Chapel Street did not date from "between the wars"
as suggested by the applicant but was more than a century old (as
demonstrated from an artist picture showing the building dated from 1905); and
development should fully accord with the East Meon Neighbourhood
Development Plan.

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:


East Meon Neighbourhood Development Plan

The development plan policies and other material considerations considered relevant
to this application are set out in section 7, below.
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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:


NPPF02 - Achieving sustainable development



NPPF04 - Decision-making



NPPF05 - Delivering a sufficient supply of homes infrastructure



NPPF11 - Making effective use of land



NPPF12 - Achieving well-designed places



NPPF14 - Meeting the challenge of climate change, flooding and coastal change



NPPF15 - Conserving and enhancing the natural environment



NPPF16 - Conserving and enhancing the historic 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 SD7 - Relative Tranquillity



Strategic Policy SD8 - Dark Night Skies



Strategic Policy SD9 - Biodiversity and Geodiversity



Strategic Policy SD12 - Historic Environment



Development Management Policy SD13 - Listed Buildings



Development Management Policy SD14 - Climate Change Mitigation and
Adaptation of Historic Buildings



Development Management Policy SD15 - Conservation Areas



Strategic Policy SD19 - Transport and Accessibility



Development Management Policy SD22 - Parking Provision



Strategic Policy SD25 - Development Strategy



Strategic Policy SD26 - Supply of Homes



Development Management Policy SD30 - Replacement Dwellings



Development Management Policy SD50 - Sustainable Drainage Systems



Development Management Policy SD51 - Renewable Energy



Development Management Policy SD54 - Pollution and Air Quality

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


EM2 – The Settlement Policy Boundary



EM1 – Size of dwellings



EM6 – Design Policy - Layout and Form



EM7 – Design Policy – Materials and Detailing



EM12 – Sewerage and Drainage



EM13 – Surface Water Management

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 outcomes include:





Outcome 1: Landscape and Natural Beauty
Outcome 2: Increasing Resilience
Outcome 3: Habitats and Species
Outcome 4: Arts and Heritage
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Planning Assessment
Determining Issues
1.
2.

3.
4.
5.
6.
7.

Principle of development
Impact on character and appearance of the Conservation Area / heritage assets
 Public Benefits
 Planning Balance
Impact on neighbouring amenity
Ecology
Flooding
Sustainable Construction
Developer Contributions / Community Infrastructure Levy

Planning Considerations
1.

Principle of development

This application seeks planning permission for the replacement of 2-3 The Square,
Chapel Street, East Meon. The existing property, which has been demolished, is a
three bed, end terrace two storey cottage position on the corner junction between
Chapel Street and High Street in a prominent and central location within the village of
East Meon.
The South Downs Local Plan, adopted 2 July 2019, together with the East Meon
Neighbourhood Development Plan and the primary Development Plan documents in
the assessment, consideration and determination of this application.
Policy SD25 (Development Strategy) sets out that the principle of development with the
Park's defined settlements will be supported. This is provided the development:
a)
b)
c)

Is of scale and nature appropriate to the character and function of the
settlement;
Makes best use of suitable and available previously development land in the
settlement; and
Makes efficient and appropriate use of land.

The development proposal seeks a like-for-like replacement of the 2-3 The Square
and, therefore, is of a scale and nature that is appropriate to the character and function
of the settlement and it would make suitable, appropriate and efficient use of previously
developed land in the settlement.

In addition to Policy SD25 of the South Downs Local Plan, Policy EM2 of the East
Meon Neighbourhood Development Plan sets out that within the Settlement Boundary
of East Meon, development that complies with the policies of the of the Neighbourhood
Plan, the NPPF and the East Hampshire District Local Plan: Joint Core Strategy will be
permitted. Since the publication of the East Meon Neighbourhood Development Plan
the South Downs Local Plan has been published and adopted which replaces the
policies contained within the East Hampshire District Local Plan: Joint Core Strategy.
Therefore, the development will be acceptable should it accord with the policies
contained within the East Meon Neighbourhood Development Plan, the South Downs
Local Plan and the NPPF.
In this instance, with the development within the Settlement Boundary of the East
Meon and the development according with the requirements of Policy SD25 of the
South Downs Local Plan, the principle of the development is acceptable. However, for
the development to be supported it would need to accord with all other relevant
Development Plan policies, supporting documents, government advice and any other
applicable material planning considerations. These aspects are considered below.

2.

Impact on character and appearance of the Conservation Area / heritage assets

Legislative and policy context
Policies SD12 (Historic Environment), SD13 (Listed Buildings) and SD15
(Conservation Areas) set out a series of requirements for development proposals
affecting the historic environment, listed buildings and conservations areas which are
all relevant considerations as part of this proposal.
A common theme amongst these policies are that development proposals will only be
supported where they conserve and enhance the historic environment, including
through the safeguarding of heritage assets and their setting. Policy SD12 sets out that
the development proposals which affect heritage assets (designated or nondesignated) shall have regard to the significance of the asset, including the long-term
conservation and enhancement of that asset. Policy SD13 requires development
proposals to preserve and enhance the significance of listed buildings and their
settings and Policy SD15 sets out that the only development permitted within a
conservation area will be that which preserves or enhances the special architectural
interest, character or appearance of the conservation area.
Policy SD15, specifically applicable to this proposal, states that development proposals
which involve the total or substantial demolition of buildings or structures will only be
permitted where it is sufficiently demonstrated that:
a)

The current buildings or structures make no positive contribution to the special
architectural or historic interest, character or appearance of the conservation
area; and

b)

The replacement would make an equal or greater contribution to the character
and appearance of the conservation area.

In addition to the above South Downs Local Plan policies, Chapter 16 of the NPPF sets
out the core principles relating to development affecting heritage assets that local
planning authorities need to consider in their decision-making process.
Paragraph 184 - advises that heritage assets are an irreplaceable resource, and
should be considered in a manner appropriate to their significance.
Paragraph 191 - advises that evidence of deliberate neglect of, or damage to, a
heritage asset, the deteriorated state of the heritage asset should not be taken into
account in any decision.
Paragraph 192 - advises local planning authorities in the determination of applications
should take account of:
a)
b)
c)

the desirability of sustaining and enhancing the significance of heritage assets
and putting them to viable uses consistent with their conservation;
the positive contribution that conservation of heritage assets can make to
sustainable communities including their economic vitality; and
the desirability of new development making a positive contribution to local
character and distinctiveness.

Paragraph 193 - advises that when considering the impact of a proposed development
on the significance of a designated heritage asset, great weight should be given to the
asset's conservation (and the more important the asset, the greater the weight should
be). This is irrespective of whether any potential harm amounts to substantial harm,
total loss or less than substantial harm to its significance.
Paragraph 194 - advices that any harm to, or loss of, the significance of a designated
heritage asset (from its alteration or destruction, or from development within its
setting), should require clear and convincing justification. Substantial harm to or loss
of:
a)
b)

grade II listed buildings, or grade II registered parks or gardens, should be
exceptional;
assets of the highest significance, notably scheduled monuments, protected
wreck sites, registered battlefields, grade I and II* listed buildings, grade I and
II* registered parks and gardens, and World Heritage Sites, should be wholly
exceptional.

Paragraph 195 - advises that where a development will lead to substantial harm to (or
total loss of significance of) a designated heritage asset, local planning authorities
should refuse consent, unless it can be demonstrated that the substantial harm or total
loss is necessary to achieve substantial public benefits that outweigh that harm or loss,
or all of the following apply:
a)
b)
c)
d)

the nature of the heritage asset prevents all reasonable uses of the site; and
no viable use of the heritage asset itself can be found in the medium term
through appropriate marketing that will enable its conservation; and
conservation by grant-funding or some form of not for profit, charitable or public
ownership is demonstrably not possible; and
the harm or loss is outweighed by the benefit of bringing the site back into use.

Finally, there are two sections of the Planning (Listed Buildings and Conservation
Areas) Act 1990 that are relevant to this proposal. These are sections 66 and 72, set
out below.
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.
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.
Assessment
The Authority's Conservation Section have been notified of the proposal and have
considered the application seeking to replace 2-3 The Square. The Conservation
Officer has provided a detailed response, which is set out below.
Conservation Officer comments:
The relevant consideration relating to the historic environment in this instance is the
impact of the proposals on the character and appearance of the conservation area; and,
the impact on the nearby listed buildings, their setting and any features of special
architectural or historic interest which they possess.
From the outset it should be noted that the circumstances that have led to the submission
of this application are extremely concerning. The demolition of a historic building of at
least 150 years old, noted in the East Meon Neighbourhood Plan (Dec 2017) as a 'nonstatutory heritage asset', set in a prominent location within the conservation area and

adjacent to various listed buildings has occurred without consent and without the
opportunity to review the proposals prior to its demise, in order to take an objective view
as to whether alternative options could have been considered to ensure the building
survived. As such we are presented with a fait accompli.
There are several factual inaccuracies that should be noted in the documentation
submitted to support the application. It is variously stated that the Conservation Officer
had 'no argument' and 'no objection' with the former scheme to alter the dwelling for
which consent was eventually granted, whereas a cursory look at the consultation
response originally submitted shows that the scheme was initially objected to on grounds
of loss of historic character of the building and also identified the building as a nondesignated heritage asset. Following amendment, the proposals were considered, on
balance, acceptable. It is worth noting that this objection and subsequent agreement
were in relation to the building being adapted, not demolished.
Secondly, the various assertions that once rebuilt, the dwelling will look 'the same' as
the scheme consented to is disingenuous and shows scant regard for the value of
historic buildings as unique contributors to the character of a place. The rebuilt dwelling
will be brand new and will appear as such, whereas the dwelling that has been lost was
over 150 years old with character, irregularities and patina commensurate with a building
of such an age that was accumulated over the intervening years and now lost.
Given its age and appearance, the former dwelling was regarded as a non-designated
heritage asset set within a designated heritage asset (the conservation area) and
therefore the relevant parts of the NPPF apply.
Paragraph 132 of the NPPF says that when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight should be
given to the asset's conservation.
At paragraph 135, the NPPF says that a balanced judgement will be required having
regard to the scale of loss and the significance of non-designated heritage assets. In
respect of loss, the former dwelling has been entirely demolished and thus the scale of
loss is total. As to significance, the scale, appearance and character of the former
building embodied, and was a demonstration of, the history and character of
development in East Meon.
The NPPF provides at paragraph 138: (The) Loss of a building (or other element) which
makes a positive contribution to the significance of the Conservation Area or World
Heritage Site should be treated either as substantial harm under paragraph 133 or less

than substantial harm under paragraph 134, as appropriate, taking into account the
relative significance of the element affected and its contribution to the significance of the
Conservation Area or World Heritage Site as a whole.
The rich variety of historic buildings and composition of built form in which the site is
located is rightly designated as a conservation area. This identified historic character
provides a rarity value to the area, of which the former dwelling provided a recognised
positive contribution. The loss of a historic building that positively contributes to the
character of the Conservation Area amounts to substantial harm, as set out in para 138
of the NPPF. In such circumstance's demolition is not justified unless it can be
demonstrated that the substantial harm is outweighed by substantial public benefit, or
all the criteria in paragraph 133 of the Framework apply. The replacement of a single
dwelling with another single dwelling provides no identifiable public benefit, nor does the
criteria within paragraph 133 apply.
As demonstrated above, the former building was regarded as positive contributor to the
historic interest, character and appearance of the conservation area. The reconstruction
of the dwelling as a facsimile of the former 150+ year-old building cannot be said to make
an equal or greater contribution to the character or appearance of the area.
In conclusion, it is for the decision maker to decide whether it has been demonstrated
that the substantial harm identified above is outweighed by substantial public benefit.
With regards to the impact of the development on the setting and special interest of the
nearby listed buildings, although the loss of a historic building in their vicinity can be said
to diminish their respective setting to a degree, given the spatial separation and well
defined respective boundaries of the listed buildings, it is not considered to be at a level
of objectionable harm.
In summary, the Conservation Officer considers the proposal would not preserve the
character and appearance of the East Meon Conservation Area and the development
the substantial harm arising from the demolition of the building is not outweighed by
substantial public benefits. No harm was identified to the nearby listed buildings in
terms of their setting.


Public Benefits

The NPPF clearly sets out that development which results in the substantial harm to
(or total loss of significance of) a designated heritage asset should be refused consent.
This is unless it can be demonstrated that the substantial harm or total loss is
necessary to achieve substantial public benefits that outweigh the harm, or the
following apply:

a)
b)
c)
d)

the nature of the heritage asset prevents all reasonable uses of the site; and
no viable use of the heritage asset itself can be found in the medium term
through appropriate marketing that will enable its conservation; and
conservation by grant-funding or some form of not for profit, charitable or public
ownership is demonstrably not possible; and
the harm or loss is outweighed by the benefit of bringing the site back into use.

The building's use as a dwelling is viable and this has not been challenged by the
applicant and no grant funding has been received or applied for to in the Authority's
knowledge. Also, the Conservation Officer has advised that there are not considered to
be any public benefits for the harm resulting from the demolition works.
The supporting application submitted with the application claims the building was in a
poor state of repair and not suitable for retention, however, this is questionable, and
the Authority was never provided the opportunity to consider this information and
inspect the property prior to its demolition. Furthermore, Paragraph 191 of the NPPF
advised that should a heritage asset be subject of deliberate neglect or damage the
deteriorated state of the heritage asset should not be considered in the decisionmaking process. The demolition of the property is clear and deliberate damage, as
such the state of the asset prior to the demolition works is not relevant to this proposal.
The former building occupying 2-3 The Square was positioned on a prominent corner
plot in the East Meon Conservation Area. It was a historic building and although a nondesignated heritage asset, it contributed towards the character and appearance of the
East Meon Conservation Area - a designated heritage asset. The loss of the building
does directly harm the character and appearance of the East Meon Conservation Area
and, although the building is proposed to be replaced in a like-for-like fashion, the new
building would not have the same character as a building that has been in situ for a
considerable period of time and altered over this period. The new building, whilst of
the same design and form, would appear as a new dwelling and the character of the
old building lost.
Therefore, it is not considered that the harm caused as a result of the demolition of the
existing property is outweighed by the benefit of bringing the site back into use, where
it was previously already in use. However, the situation presented by this application is
unique and unfortunate, in that the existing end terrace cottage (2-3 The Square) was
demolished in full prior to the submission of the application. On this basis, the current
situation must be considered, and suitable planning balance be drawn. This is
considered below.


Planning Balance

It has been established that the development would result in an unacceptable harm to
non-designated heritage asset and harm to the designated heritage asset of the East
Meon Conservation Area as a result.

The rebuilt dwelling would be brand new and would appear as such, whereas the
dwelling that has been lost was over 150 years old with character, irregularities and
patina commensurate with a building of such an age that was accumulated over the
intervening years and now lost. However, the situation presented under this
application is that the existing building is no longer in place, having been demolished in
full prior to the submission of the application. Therefore, the Authority must consider
this context and the most appropriate solution to the medium and long-term character
and appearance of the Conservation Area and character of the area more generally.
Presently the site is void of built form and is somewhat of an eyesore, with the blank
brick gable end of the neighbouring property exposed and remnants of the former
property across the site. The site could be cleared, and the gable end wall of the
neighbouring property finished appropriately. However, the site would still clearly
appear as a vacant plot and part of the area's history lost. There would also likely be
subsequent applications for new built development on the site, which may or may not
be appropriate.
The development proposal put forward is to replace the building the former building in
a like-for-like manner. It would be as an exact replacement of the building as is
possible, although admittedly under present building techniques, controls and many
new and replacement materials that building would differ and likely not be of the same
quality or character as the former building. However, this is considered to be the best
possible outcome given the situation that presents itself.
The replacement building would be consistent with the original building’s design, form,
positioning on the plot and appearance, which can all be controlled by way of condition
to ensure the best and most appropriate external materials are used to get the closest
possible finish to resemble the former building.
In summary, the replacement dwelling option put forward, subject to certain conditions,
is considered to be the best option for the site to bring back a building that is consistent
with the former building on the site. Leaving the site vacant or indeed putting an
alternative dwelling on this site is likely to have a greater medium and long-term impact
on the character and appearance of the East Meon Conservation Area than the likefor-like replacement. As such, when all matters are taken in account, the option
presented, whilst regrettable and not advisable to ever demolish a property in a
Conservation Area without written permission first from the Local Planning Authority, is
the best option available in the circumstances. This would provide the best option to
protect the character and appearance of the East Meon Conservation Area in the
medium and long-term.
The application has been found to be contrary to policies SD12 and SD15 of the South
Downs Local Plan, the advice contained within the NPPF and Section 72 of the
Planning (Listed Buildings and Conservation Areas) Act 1990. However, there are
material considerations that weigh in favour of the proposed development.

It is considered that the replacement of the existing building, given it was demolished
prior to the submission of this application, with the best possible like-for-like
replacement is the best option that would best preserve the character and appearance
of the East Meon Conservation Area.
No objections are raised to the proposal in terms of its impact on the setting of the
neighbouring and surrounding listed buildings. It would not harm the setting of these
listed buildings and would accord with Policy SD13 of the South Downs Local Plan, the
advice contained within the NPPF and Section 66 of the Planning (Listed Buildings and
Conservation Areas) Act 1990.

3.

Impact on the landscape character and the South Downs National Park

The site lies within the South Downs National Park and development is not permitted
that would harm its tranquillity, landscape character, the Dark Nights Skies Reserve or
conflict with the statutory purposes of the National Park. These matters are covered by
policies SD4 (Landscape Character), SD7 (Relative Tranquillity) and SD8 (Dark Night
Skies) of the South Downs Local Plan.
Firstly, the site lies within Landscape Character Assessment Area E3: Meon Valley.
The development would see a like-for-like replacement dwelling on the site, consistent
in size, positioning, appearance and form to that of the former building on the site (2-3
The Square). The replacement dwelling would not have any greater window openings,
nor would it increase the density of development on the site or intensity of the use of
the plot beyond that of a single dwelling house.
As such, the development the development would not harm the tranquillity, landscape
or Dark Night Skies reserve, neither would it conflict with the statutory purposes of the
National Park. Therefore, the development complies with Policies SD4, SD7 and SD8
of the South Downs Local Plan, the advice contained within the NPPF and the Park's
core purposes.

4.

Impact on neighbouring amenity

Policies SD5 (Design) and SD54 (Pollution and Contamination), together with the
advice contained within the NPPF, all seek to ensure a good standard of amenity for
existing and future occupiers. The site lies within a rural area away from built
development and neighbouring properties.
The site is surrounded by residential properties on all sides, with an attached
neighbouring property directly to the east and a detached two storey property to the
rear (south) of the site. The replacement dwelling would be a like-for-like replacement
of the former two storey end terrace on the site, in terms of its positioning on the plot,
scale and built form and the positions of the windows.

As such, the replacement dwelling would not result in a materially greater impact on
the occupants of the neighbouring and surrounding properties than that of the former
dwelling that is believed to have existed on the site for some 150 years.
Therefore, the proposal complies with policies SD5 and SD54 of the South Downs
Local Plan, together with the advice contained within the NPPF.

5.

Highway considerations

Policy SD21 of the South Downs Local Plan ensures development proposals protect
and enhance highway safety. The application seeks to rebuild the existing residential
property in a like-for-like manner. A revised vehicle access point and boundary
treatment were considered and agreed as part of an earlier application
(SDNP/18/01438/FUL). The access arrangements, visibility splays and on-site parking
remain consistent with the approved details. As such, the development would not have
an adverse impact on highway safety nor would it result in a material increase in the
present levels of on-street parking in the area. This application, therefore, complies
with policies SD21 and SD22 of the South Downs Local Plan, together with the advice
contained within the NPPF.

6.

Ecology / biodiversity

The site lies within the village and Settlement Boundary of East Meon, which is
surrounded by open countryside. The development would see the demolition of the
existing building and it replacement.
The County Ecologist has reviewed this proposal and the observations made are on
the basis that this proposal is part retrospective in nature, with the demolition of the 2-3
The Square having been carried out prior to the submission of this application. The
comments received from the County Ecologist are as follows:
The application is not accompanied by any ecological information. From my review of
the proposal, it would seem that the dwelling is no longer present, having been
demolished earlier this year. On that basis, there is no potential for protected or
notable species to be present and therefore no further information is required.
However, there is no way of knowing whether the demolition works have impacted
protected species: from my review of the submitted photos I would suggest that it was
highly likely that bats in particular may have been roosting within the dwelling.
It is accepted that the dwelling is likely to have had bats roosting within it. However,
there is no evidence to support this and it remains a possibility that the dwelling did not
have any bats present. The existing building has been demolished and, as confirmed
by the County Ecologist, there is no potential for protected or notable species to be
present.

The development is not, therefore, considered to have a demonstrable impact on
protected species or their habitats in accordance with Policy SD9 of the South Downs
Local Plan.
In addition to Policy SD9, Policy SD2 (Ecosystem Services) requires that development
proposals make an overall positive impact on the natural environment. In this regard, a
condition is recommended that bat boxes are installed on the site to provide an overall
positive impact on the natural environment in accordance with the requirements of
Policy SD2. Therefore, subject to this condition, the development is considered to also
comply with Policy SD2 of the South Downs Local Plan.

7.

Flooding

The site lies outside Flood Zone 2 (medium risk) and Flood Zone 3 (high risk), it is also
not situated in an area known to be susceptible to surface water flooding. The
development would replace the existing building on the site in a like-for-like nature,
with a consistent footprint and drainage systems. As such, the development would
have no materially greater impact on flooding that existed before the dwelling was
demolished and the drainage connecting to the mains drainage, as per the original
dwelling, is consistent with the former building and acceptable.
Therefore, this application complies with Policies SD49 and SD50 of the South Downs
Local Plan, Policies EM12 and EM13 of the East Meon Neighbourhood Development
Plan and the advice contained within the NPPF.

8.

Sustainable Construction

Policy SD48 (Climate Change and Sustainable Use of Resources) sets out that all
development proposals are required to achieve minimum standards as set out within the
policy, unless it can be demonstrated that doing so is not technically feasible or would
make the scheme unviable.
The minimum standards for residential development is as follows:
i.
Energy efficiency: 19% carbon dioxide reduction improvement against Part L
(2013) through the energy efficiency of the building and;
ii.
Water: Total mains consumption of no more than 110 litres per person per day.
No information has been submitted to set out the sustainable credentials of the
building, nor that it would not be feasible for the development to meet the above
standards. It is accepted that the replacement dwelling is effectively a modern
replacement of an old building, within a Conservation Area, but this does not mean to
say that the policy requirements cannot be achieved.

It is considered that the could be achieved and, on this basis, a condition is
recommended to secure these energy efficiency and water requirement. Subject to
such a condition, the development would accord with Policy SD48 of the South Downs
Local Plan.
9.

Developer Contributions / Community Infrastructure Levy (CIL)

There are no developer contributions for a development of this scale and although the
development would result in a replacement dwelling on the site. An informative will be
attached to any decision to the applicant / agent advising them of the requirements of
potential CIL payments.
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Conclusion
This is a part retrospective application following the unauthorised demolition of the
former two storey end terrace (2-3 The Square) on the site, with a like-for-like
replacement dwelling proposed.
The replacement dwelling, given its like-for-like nature, would not have any greater
impact on the character of the area, amenities enjoyed by the occupants of the
neighbouring properties or increased flooding / drainage concerns above that of the
former dwelling on the site. Also, the development would not harm the setting of the
nearby listed buildings.
In addition, whilst concerns have been raised by the County Ecologist that the former
dwelling was likely to have protected bat species presented, there is no evidence to
support this and therefore no objections have been raised to the replacement dwelling
proposed.
The replacement dwelling, whilst presented in a like-for-like manner, is not considered
to have equal architectural merit and make such a notable contribution to the character
and appearance of the East Meon Conservation Area, since the rebuilt dwelling would
be brand new and would appear as such, whereas the dwelling that has been lost was
over 150 years old with character, irregularities and patina commensurate with a
building of such an age that was accumulated over the intervening years and now lost.
As such, the demolition and replacement dwelling would neither conserve or enhance
the East Meon Conservation Area and the development fails to comply with Policies
SD12 and SD15 of the South Downs Local Plan, the advice contained within the NPPF
and section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.
Despite the above conflicts with policy, guidance and section 72 of the Planning (Listed
Buildings and Conservation Areas) Act 1990, Planning Law (section 70 (2) of the Town
and Country Planning Act 1990 and section 38(6) of the Planning and Compulsory
Purchase Act 2004) states planning decisions must be taken in accordance with the
development plan unless there are material considerations that indicated otherwise.

In this instance, a significant material consideration is that the original building on the
site was demolished prior to the submission of this application and, therefore, it is not
possible to retain the original dwelling. Whilst this unauthorised demolition is in no way
condoned or supported, this application needs to be considered in the current context
of the site. Although a like-for-like replacement dwelling is not considered to be equal
to that of the former dwelling, as described above, it is considered to be the best option
in this instance. The site left empty or potential an alternative building design and form,
would be likely to have a greater medium and long-term impact on the East Meon
Conservation Area.
Therefore, to conclude, the most favourable option is considered to be the like-for-like
replacement of the dwelling with conditions securing appropriate external materials and
finishes. This material consideration is considered by Officers to outweigh the conflicts
with the development plan and the application is recommended for approval as a
pragmatic way forward to addressing this situation.
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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.

Within two months from the date of this planning permission, a written
construction programme setting out the key milestones and dates from
commencement of the development through to the substantial completion of the
replacement dwelling, shall be submitted to and agreed in writing by the Local
Planning Authority. The development works shall proceed in accordance with
agreed timescale through to completion of the development, unless an
alternative programme is otherwise agreed in writing by the Local Planning
Authority.
Reason - To ensure the replacement dwelling is constructed in a timely manner
to prevent the continued unsightly gap in the street scene, which would be
prejudicial to the character and appearance of the conservation area.

2.

Any parts of the building exposed by the demolition work for which permission
has been granted, shall as part of the contract be made good to the satisfaction
of the Local Planning Authority prior to the completion of the project.
Reason - To protect the appearance of the East Meon Conservation Area.

3.

No development shall commence on site until details, including labelled samples
(manufacturer, type and where it is to be used) of all external materials
(including finishes, and rainwater goods), have been submitted to, and approved
in writing by the local planning authority. All materials that survive from the
demolition of the former dwelling shall be re-used in the construction of the
replacement dwelling.

Reason - To ensure the materials and finishes to be used are appropriate, in
order to maintain the character and appearance of the conservation area. It is
considered necessary for this to be a pre-commencement condition as these
details need to be agreed prior to the construction of the development and thus
go to the heart of the planning permission.
4.

Notwithstanding the approved plans, the development hereby permitted shall
not be commenced until detailed drawings of the windows and doors have been
submitted to, and approved in writing by the local planning authority. The details
to comprise:a)
Plans to clearly identify the window and door in question and its location
within the property.
Where a large number of windows and doors are involved the windows
should be cross referenced to an elevation drawing or floor plan for the
avoidance of doubt;
b)
1:20 elevation and plan; 1:5 section and full size glazing bar detail. The
details to include the position of the window within the opening (depth of
reveal) and method of fixing the glazing (putty or beading); and
c)
The materials used, method of opening and finishes.
The works shall be carried out in full accordance with such approval and be
retained thereafter.
Reason - In the interests of visual amenity and the character and appearance of
the Conservation Area. It is considered necessary for this to be a precommencement condition as these details need to be agreed prior to the
construction of the development and thus go to the heart of the planning
permission.

5.

The development hereby approved shall not be first brought into use until the
boundary treatment has been implemented in full, in accordance with the
approved plans (Boundary Treatment and Landscaping: Existing House drawing number TS 50). In addition, the front boundary treatment facing the
High Street, comprising a timber picket fence, shall be retained or matching
replacement installed, unless otherwise agreed in writing by the Local Planning
Authority. The approved details shall be fully implemented before the use of the
development is commenced and/or any part of the development is occupied and
shall be retained thereafter.
Reason - To ensure an appropriate standard of visual amenity in the area and to
safeguard the privacy and amenities of the residents of the locality.

6.

No development shall start on site until a construction method statement has
been submitted to and approved in writing by the Planning Authority, which shall
include:












A programme of construction work;
The provision of long term facilities for contractor parking;
The arrangements for deliveries associated with all construction works;
Methods and phasing of construction works;
Access and egress for plant and machinery;
Protection of pedestrian routes during construction;
Location of temporary site buildings, compounds, construction material, and
plant storage areas;
Provision for storage, collection, and disposal of rubbish from the
development during construction period; and
Re-use of on site material and spoil arising from any site clearance or
demolition work.

Construction work shall only take place in accordance with the approved
method statement.
Reason - In order that the Planning Authority can properly consider the effect of
the works on the amenity of the locality and in the interests of highway safety.
7.

The finished floor levels and overall ridge height of the replacement dwelling
hereby approved shall be constructed in accordance with the approved plans
(drawing number TS 21 C), unless otherwise agreed in writing by the Local
Planning Authority.
Reason - To ensure that a satisfactory relationship results between the new
development and adjacent buildings and public areas. It is considered
necessary for this to be a pre-commencement condition as these details
relate to the construction of the development and thus go to the heart of the
planning permission.

8.

No development above slab levels shall commence on site until a scheme has
been submitted to, and agreed in writing by, the Local Planning Authority to
demonstrate that the replacement dwelling, hereby approved, incorporates
energy efficiency measures that provides at least 19% carbon dioxide reduction
improvement against Part L (2013) of Building Regulation requirements.
Before any part of the development is first occupied a verification report and
completion certificate shall be submitted to and agreed in writing by the Local
Planning Authority confirming that the replacement dwelling has been
constructed in accordance with the approved scheme.
The developer / applicant shall nominate a competent person for the purposes
of assessing and providing the required report and certificate to confirm that the
completed dwelling incorporates energy saving measures to meet the specified
requirement. The measures shall thereafter be retained and maintained to the
agreed specification for the lifetime of the development.

Reason - To ensure the development incorporates necessary mitigation and
adaptation measures with regard to climate change.
9.

The replacement dwelling hereby approved shall be constructed and fitted out to
comply with Building Regulations 2010 (as amended) requirement G2 (36) (2)
(b), which limits the amount of water to be used by each individual at a property
to no more than 110 litres of water per day. This limit shall not be exceeded
thereafter.
Reason - To ensure that the development incorporates necessary mitigation
and adaptation measures with regard to climate change.

10.

Prior to the first occupation of the development hereby permitted, a minimum of
one bat box shall be installed within the site. The bat/bird box shall be installed
as per the manufacturer's instructions and shall be installed within the site,
retained and maintained thereafter of the duration of the development.
Reason - To protect and enhance biodiversity in accordance with policies SD2
and SD9 of the South Downs Local Plan.

11.

The proposed hard surface/s shall either be made of porous materials or
provision shall be made to direct run-off water from the hard surface(s) to a
permeable or porous surface within the site.
Reason - To ensure adequate provision for surface water drainage and avoid
discharge of water onto the public highway.

12.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order, 2015 (or any Order revoking, reenacting or modifying that Order) no extensions and outbuildings otherwise
permitted under Schedule 2, Part 1, Classes A, B, C, and D of said Order shall
be carried out on the dwellinghouse or within its curtilage without the prior
written consent of the Local Planning Authority.
Reason - It is considered that further alteration of this dwelling could result in an
adverse effect upon the visual character of the area.

13.

Before use of the development is commenced provision for parking shall have
been made within the site in accordance with the approved plans and shall be
retained thereafter.
Reason - To ensure adequate on-site car parking provision for the approved
development.

14.

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 accordance with paragraphs 38 and 39 of the NPPF East Hampshire District
Council (EHDC), on behalf of the South Downs Park Authority, takes a positive
and proactive approach and works with applicants/agents on development
proposals in a manner focused on solutions by:


offering a pre-application advice service,



updating applicant/agents of any issues that may arise in the processing of
their application and where possible suggesting solutions.

In this instance, although the applicant did not request pre-application advice, they
have been made aware of issues during the assessment of their application and
additional information was received during the consideration of the application. No
further assistance / information was required.

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 - Existing rear elevation

TS07

29.04.2020

Approved

Plans - Proposed ground floor plan

TS13A

29.04.2020

Approved

Plans - Proposed first floor plan

TS14B

29.04.2020

Approved

Plans - Proposed front elevation

TS15A

29.04.2020

Approved

Plans - Proposed rear elevation

TS17A

29.04.2020

Approved

Plans - Proposed section

TS18A

29.04.2020

Approved

Plans - Proposed site plan

TS21C

29.04.2020

Approved

Application Form -

29.04.2020

Approved

Application Documents - CIL additional information

29.04.2020

Approved

Application Documents - Baseline
assessment checklist

29.04.2020

Approved

Application Documents - Ecosystem
services statement

29.04.2020

Approved

Application Documents - Noise
Assessment

29.04.2020

Approved

Application Documents - Condition
report

29.04.2020

Approved

Application Documents - Planning
statement

29.04.2020

Approved

Application Documents - Design and
access statement

29.04.2020

Approved

Application Documents Observations

29.04.2020

Approved

Application Documents - Pre
application letter

29.04.2020

Approved

Application Documents - Decision
notice

29.04.2020

Approved

Application Documents - Decision
notice for DCOND

29.04.2020

Approved

Application Documents - Letter from
applicant

29.04.2020

Approved

Application Documents - Schedule of
materials

29.04.2020

Approved

Application Documents - Notes
regarding conditions in planning
permission

29.04.2020

Approved

Application Documents - Clement roof light details

29.04.2020

Approved

Application Documents - Design and
Heritage statement

29.04.2020

Approved

OS Extract - Location plan

TS010

29.04.2020

Approved

Plans - Proposed site plan

TS02

29.04.2020

Approved

Plans - Existing ground floor plan

TS03

29.04.2020

Approved

Plans - Amended works to first floor TS51

29.04.2020

Approved

Plans - Proposed 23m sight line

TS40B

29.04.2020

Approved

Plans - Boundary treatment and
landscaping

TS50

29.04.2020

Approved

Plans - Openings at ground floor
level

TS50A

29.04.2020

Approved

Plans - Boundary treatment (new
house)

TS51

29.04.2020

Approved

Plans - Existing side elevation

TS06

29.04.2020

Approved

Plans - Existing front elevation

TS05

29.04.2020

Approved

Plans - Existing first floor plan

TS04

29.04.2020

Approved

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

Part 2, section 1 Item 1 2 – 3 The Square, Chapel Street, East Meon

Proposed site plan showing new house access as approved
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Block plan

Proposed front elevation
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