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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 
 

 
5 August 2021 

 
SECTION 1 – SCHEDULE OF APPLICATION RECOMMENDATIONS  
 

 
Item 01      
 
Report to Planning Committee 

Date 11.05.2021 

By Director of Planning 

Local Authority East Hampshire District Council 

Application Number SDNP/21/02553/HOUS 

Applicant Mr D Ashcroft 

Application Single storey detached 3 bay oak framed ancillary 

building 

Address New Barn Farm, Honey Lane, Selborne, Hampshire 

GU34 3BY 

 

Recommendation: That the application be Approved for the reasons  and 

subject to the conditions set out in paragraph 10 of this report. 

 
This application is included on the agenda under the Council's Constitution as the applicant is 
an East Hampshire District Councillor. 
 
The application has been sent to the monitoring officer for confirmation that it has been dealt 
with in accordance with the Council procedures for handling planning proposals submitted by 
or on behalf of Council Members and Staff. An update will be provided at the meeting in this 
regard. 
 
 
 

 

 



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 site  
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, with parts of the barns being demolished.  The 
drawings were amended in 2019, but the approved use as two dwellings remains and 
the conversion works are largely completed. 
 

 
2 Proposal 

 
This application seeks permission for a new single storey, 3 bay garage/ancillary 
storage building to serve one of the dwellings (The Dairy). 
 
The building would be located on the western side of the site, set back about 2m from 
the highway, and screened by hedging on the front, rear and western side boundary.  
The building would be 3.8m in height and would measure 6m by 9.2m. 
 

 
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. 
SDNP/19/03704/CND - Variation of approved drawings for conversion of former farm 

buildings, permitted in 2019. 
 
 
4 Consultations  
 

Landscape Officer - No objection on landscape grounds to the proposal - the proposed 
materials, style and configuration would not appear visually incongruous in the 
landscape. The relationship between the proposed building with the barn conversion 
would be reminiscent of a farm courtyard and as such would not be detrimental to the 
landscape character, in my opinion. 
 
 Parish Council Consultee - Selborne Parish Council discussed the above application at 
the meeting on Wednesday 23rd June 2021.  



Parish Councillor D. Ashcroft declared a pecuniary interest, as the applicant, and took 
no part in the determination of the Parish Council comment, leaving the meeting while 
the item was under discussion. 
The Parish Council resolved to submit the comment to object to the application on 
account of the height, bulk and effect on the rural character of the street scene of the 
proposed development. 
 
If the Planning Authority is minded to grant permission then the Parish Council 
requests that a condition is applied that the development remain as a garage in 
perpetuity and ancillary to the main dwelling. 
 

 
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.  
 
 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:  
 
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 SD6 - Safeguarding Views 
  

 Strategic Policy SD8 - Dark Night Skies 
  

 Strategic Policy SD9 - Biodiversity and Geodiversity 
  

 Development Management Policy SD11 - Trees, Woodland and Hedgerows 
  

 Strategic Policy SD19 - Transport and Accessibility 
  

 Development Management Policy SD22 - Parking Provision 
  

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

 
 
 
 



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.  

 
 

8 Planning Assessment 
 
Principle of the proposal 

 
The proposed new garage/garden store would be located within what has been 
identified as the curtilage of the barns in previous applications and would be part of the 
new garden for The Dairy.  Proposals for extensions to existing dwellings and the 
provision of annexes and outbuildings are considered under Policy SD31 of the 
SDNP:LP.  Outbuildings will be permitted where the proposal does not extend the floor 
area of the existing dwelling by more than approximately 30% unless there are 
exceptional circumstances.  The proposal must also respect the character of the local 
area and not adversely affect neighbours' amenities.  Proposals for outbuildings should 
demonstrate that they are required for purposes incidental to the use of the host 
dwelling.  Future extensions may be controlled by the removal of permitted 
development rights. 

 
In the case of this new dwelling, the floor area of the development is 316 sq m.  The 
proposed outbuilding would have a floor area of about 55 sq m, which would be an 
increase of 17% over the original dwelling.  In terms of the size restrictions on new 
outbuildings, there would therefore not be a conflict with Local Plan Policy SD31. 

 
Permitted development rights for additional outbuildings have already been removed 
on the original planning permission, and it is recommended that if permission is 
granted, it be required that this building be used only for purposes incidental to the 
enjoyment of the dwellinghouse. 

 
Other planning considerations such as design, impact on the character of the area and 
impact on amenity will be considered further below. 

 
 

Design and impact on the character of the area 
 

In addition to the design requirements set out in SD31, Policy SD5 of the Local Plan 
requires a high standard of design, led by landscape considerations.  Policy SD4 seeks 
to conserve and enhance the SDNP landscape character. 



The proposed outbuilding would be of a style in keeping with this rural area and is 
proposed to be timber clad with a tiled roof.  It would be set back only 2m from the 
highway, but it would be screened by a mature hedgerow, and development adjacent 
to the highway is a characteristic of this area, with New Barn Cottage to the east being 
immediately adjacent to the highway and The Granary to the west being set back a 
similar distance from the highway.  The Granary also has outbuildings on its western 
boundary. 

 
The applicant has indicated that it is proposed that the building be 'dug in' to the land 
so that it would be lower than the adjacent land, and would be well screened by the 
hedges on the front, side and rear boundaries.  Therefore whilst this would be quite a 
substantial structure, it is considered to be appropriate to the area, with an acceptable 
impact on the character of the landscape.  It is further noted that the barn conversion 
was accompanied by a significant amount of demolition of parts of the barn complex.  
As a garage / store with no rooflights proposed, it is considered that there would be no 
impact on the Dark Skies commodity of the National Park.  

 
Selborne Parish Council has raised an objection to this proposal, referring to the bulk, 
scale and proximity to the highway.  These issues have been addressed above, and 
the Council's Landscape Officer has been consulted, and she has stated that she has 
no objection on landscape grounds.  She sees the proposed materials, style and 
configuration as acceptable in its landscape context.   

 
The proposal is therefore considered to be in accordance with SDNP:LP Policies 
SD31, SD4 and SD5. 

 
 

Impact on amenity 
 

Policies SD5 and SD31 both require that new development should not harm the 
amenities of neighbours.   The protection of amenity is also provided for in the NPPF. 

 
The proposed barn would be immediately adjacent to the boundary with the 
neighbouring property, The Granary, but screened from it by a substantial hedge.  That 
dwelling is set back from its side boundary by 15m, so the outbuilding would not 
overshadow the neighbouring dwelling, and there would not be overlooking from the 
building.  It is considered that the amenities of neighbours would not be harmed by the 
proposal, and accords with the aims of the above mentioned policies. 

  
 

Highways Safety 

 

The application does not propose any alterations to the existing access to Honey Lane.  
The proposed garage would be accessed from within the site, to the front of The Dairy, 
and there would be adequate space for vehicles to turn on the site and leave in a 
forward gear.   



There would therefore be no impact on highways safety, and there would be ample 
parking space for the new dwelling, as required by the SDNP:LP Parking SPD. 
 

 

Impact on protected species 
 

The application site is within the residential curtilage of the new dwelling, and the site is 
clear of vegetation.  Policy SD9 requires that development should conserve or 
enhance protected species, and it is considered that the proposal would ensure the 
conservation of protected species in the area. 

 
 

Ecosystem Services 
 

Policy SD2 of the SDNP:LP requires that development proposals should have an 
overall positive impact on the ability of the natural environment to contribute goods and 
services.  A number of criteria are set out, which developments should seek to 
achieve. 

 
The application states that rainwater will be collected for use in gardens, permeable 
surfaces are being used for drives and forecourts, the existing hedgerow will be 
maintained and protected, sustainable timber is being used in the project.  Excavated 
soils are being and will be retained on the site.  Additional environmental 
improvements have already been secured through the original planning permission for 
the conversion of the barns.  The project would therefore seek to have an overall 
positive environmental impact.  Therefore, with the details contained within the 
Ecosystems Services Statement secured through a condition, it is considered that the 
proposal complies with Policy SD2. 
 
 

9 Conclusion 
 
It is concluded that the proposed outbuilding would protect the character of the SDNP 
and would not contravene restrictions on extensions and new outbuildings to dwellings 
in the SDNP.  There would be no unacceptable impact on neighbours' amenities, on 
highways safety or on protected species, and the proposal would be in accordance 
with SDNP:LP and NPPF Policies. 
 
 

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 of the Town and Country Planning 

Act 1990 (as amended).  

 
 
2. 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. 

 
3. The outbuilding hereby permitted shall be used solely for purposes ancillary to 
the occupation and enjoyment of the dwelling known as The Dairy and shall not be 
used or occupied separately or severed thereafter. 
Reason: To safeguard the amenities of the local area and to ensure that the outbuilding 

is used only in connection with the existing dwelling. 

 
4. The materials used in the construction of the development hereby approved 
shall be as detailed within the permitted application particulars and shall be retained 
permanently as such, unless prior written consent is obtained from the Local Planning 
Authority to any variation. 
Reason: To safeguard the appearance of the building and the character of the area.  

 
5. Prior to the building hereby permitted being first brought into use, the mitigation 
measures / actions contained within the Ecosystem Services Statement shall have 
been implemented in full and retained thereafter. 
Reason:  To protect and enhance biodiversity in accordance with Policies SD2 and SD9 

of the SDNP Local Plan. 

 
 

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 amendments have been required. 
 
 
Appendices  Appendix 1 – Plans Referred to in Consideration of this 

Application 

 

 
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 

Received 

Status 

Application Form - 

Application Form 

  
11.05.2021 Approved 

Application Documents - Cil 

Form 1 - Additional 

Information 

  
11.05.2021 Approved 

Application Documents - 

Soils Management Plan 

  
27.05.2021 Approved 

Application Documents - 

Ecosystems Service 

Statement 

  
27.05.2021 Approved 

Application Documents - 

Biodiversity Checklist 

  
27.05.2021 Approved 

OS Extract - Location PLan 1250/1 
 

11.05.2021 Approved 

Plans - Block Plan 500/1 
 

11.05.2021 Approved 

Plans - Plans and Elevations A/01/21 
 

11.05.2021 Approved 

Plans - Existing Floor Plans A/02/21 
 

01.06.2021 Approved 

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



Part 2 Section 1, item 1 New Barn Farm, Selborne  
 
 
 
 
 
 

  
 

Proposed block plan  



Part 2 Section 1, item 1 New Barn Farm, Selborne 
 

 

 
 

Proposed front elevation 
 
 
 
 

 
 

Proposed rear elevation 
 

  



Part 2 Section 1, item 1 New Barn Farm, Selborne 
 
 

 
Proposed side elevations 

 
 
 
 

 
Proposed floor plan 


