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1 SUMMARY OF THE MAIN ISSUES

The key issues are:

1) Principle of the development
2) Green Belt
3) Impact on the character and appearance of the area
4) Listed buildings
5) Highway matters including parking
6) Impact no the residential amenities of the area
7) Flooding
8) Ecology

2 SITE DESCRIPTION

The site lies within the countryside and Green Belt in a rural hamlet to the north of
Sopley.  It is accessed from North Ripley Road to the south of the 2 adjacent farm
cottages which front the road.  The listed Granary building is set behind the side
garden to no.2 and is side on to the road forming the southern side of the courtyard.
The curtilage listed buildings form the western and northern sides of the courtyard
behind the cottages.

3 PROPOSED DEVELOPMENT

The current proposals is for  the conversion and extension of the curtilage listed
buildings to provide a dwelling comprising 3 bedrooms, bathroom, utility room, WC
and open plan kitchen, dining and living space with 2 car ports, bike store and home
office in an attached structure.  The detached listed Granary is to be repaired and
used for domestic storage, the farm yard would remain as an open area and the
paddock to the rear of the proposed dwelling would not be subdivided.



Externally, the site would be landscaped to include the courtyard between the rear
of the adjoining cottages to the road frontage and the converted buildings, north of
the Granary.  The landscaped courtyard would include two car parking spaces each
for the new dwelling as well as parking for the frontage cottages which are in the
same ownership.  Part of the existing large garden to one of the cottages would be
divided off for use by the proposed dwelling.

The proposal follows a previously refused scheme in 2022 for the conversion of a
redundant agricultural barn to  form a 3 bedroom dwelling with associated works;
change of use of a grade II listed granary to a meetings room; external landscaping
works and construction of a new drainage system (planning ref 22/10309).

This application was refused for the following 4 reasons:

1  The proposal for the subdivision of the curtilage, intensity of use, layout and
appearance shown on the plans would fail to complement the character and
appearance of the rural area and the setting of a listed building. Consequently, the
form of development proposed would fail to comply with the design, character and
heritage related provisions of Policy ENV3 of the NFDC Local Plan Part 1
2016-2036 and Policy DM1 of the Local Plan Part 2 (Sites and Development
Management DPD) 2014, and Paragraphs 79 and 192 of the NPPF.

2  The submitted FRA does not comply with the requirements for site-specific flood
risk assessments and fails to assess the flood risks posed by the development. In
particular, the FRA fails to:
· consider how people will be kept safe from the identified flood hazards
· assess the impact of climate change using the central allowance for peak river flow
· Flood risk mitigation measures to address flood risk for the lifetime of the
development included in the design are inadequate because they will not make the
development resilient to the flood levels for the lifetime of the development.
Consequently, the development proposes inadequate:
· Flood storage compensation
· Raised finished floor levels

In the absence of such information the local planning authority cannot ensure any
unavoidable impacts in respect of flood risk are appropriately mitigated, contrary to
the provisions of Policy CCC1 of the Local Plan Part 1 for the New Forest District
outside the National Park, paragraph 161 of the NPPF Chapter 14 and paragraphs
30 to 32 of the Flood Risk and Coastal Change section of the Planning Practice
Guidance.

3  The recreational and air quality impacts of the proposed development on the New
Forest Special Area of Conservation, the New Forest Special Protection Area and
the New Forest Ramsar site, would not be adequately mitigated and the proposed
development would therefore unacceptably increase recreational and air quality
pressures on these sensitive European nature conservation sites, contrary to Policy
ENV1 of the New Forest District Local Plan Part 1 and Policy DM2 of the Local Plan
Part 2 Sites and Development Management Development Plan Document and the
SPD - Mitigation Strategy for European Site.

4  To ensure that the proposal may proceed as sustainable development, there is a
duty upon the local planning authority to ensure that sufficient mitigation is provided
against any impacts which might arise upon the designated sites. The proposal will
result in a new units of residential accommodation which will potentially have an
adverse impact through greater phosphates being discharged into the River Avon,
thereby having an adverse impact on the integrity of the River Avon Special Area of
Conservation (SAC), River Avon Ramsar site and River Avon System and River



Avon Valley Sites of Special Scientific Interest (SSSIs). A precautionary approach is
required to be adopted and in the absence of an Appropriate Assessment being
carried out an adverse impact on the integrity of the SAC, Ramsar and SSSI cannot
be ruled out. As such, the proposal does not accord with Regulation 63 of the
Conservation of Species and Habitats Regulations 2017 in that at present there is
no proof that the new dwellings will be phosphate neutral or that there is adequate
mitigation in place. The proposal is therefore contrary to the provisions of the
Conservation of Species and Habitats Regulations 2017 and Policy ENV1 of the
New Forest District Local Plan Part 1.

The proposals have now been amended to seek to address these reasons for
refusal, The changes include  the use of the listed granary as domestic storage
(rather than the previously proposed commercial meeting room use) which would
negate the need to subdivide the courtyard and significant alterations to the
curtilage listed building, in order to provide a less invasive conversion scheme.
There would also be a revised drainage system and an amended flood risk
assessment has been submitted.

4 PLANNING HISTORY

Proposal Decision Date Decision
Description

Status

22/10309 Conversion of a redundant
agricultural barn to x3 bedroom dwelling with
associated works; change of use of a grade
II listed granary to a meetings room; external
landscaping works and construction of a new
drainage system

 07/06/2022 Refused Decided

22/10310 The conversion of a redundant
agricultural barn to a x3 bedroom dwelling
with associated works; change of use of a
grade II listed granary to a meetings room;
external landscaping works and construction
of a new drainage system (Application for
Listed Building Consent)

 07/06/2022 Refused Decided

02/75414 Change of use of agricultural
building to livery stables (Retrospective)

 23/10/2002 Granted Decided

01/72267 Conversion of barns and stables to
form 4 separate units of living
accommodation

 16/05/2003 Granted Subject
to Conditions

Decided

01/72268 Conversion of Agricultural
Buildings to form 4 separate units of living
accommodation (Listed Building Application)

 16/05/2003 Granted Subject
to Conditions

Decided

5 PLANNING POLICY AND GUIDANCE

Local Plan 2016-2036 Part 1: Planning Strategy

Policy CCC2: Safe and sustainable travel
Policy ENV1: Mitigating the impacts of development on International Nature
Conservation sites
Policy ENV2: The South West Hampshire Green Belt
Policy ENV3: Design quality and local distinctiveness
Policy IMPL1: Developer Contributions
Policy STR1: Achieving Sustainable Development



Policy STR2: Protection of the countryside, Cranborne Chase Area of Outstanding
Natural Beauty and the adjoining New Forest National Park
Policy STR4: The settlement hierarchy

Local Plan Part 2: Sites and Development Management 2014

DM1: Heritage and Conservation
DM20: Residential development in the countryside

Supplementary Planning Guidance And Documents

SPD - Parking Standards
SPD - Design of Waste Management Facilities in New Development
SPD - Planning and Climate Change
SPD - Air Quality in New Development.  Adopted June 2022
SPD - Mitigation Strategy for European Sites

Neighbourhood Plan

National Planning Policy Framework

NPPF Ch. 5 - Delivering a sufficient supply of homes
NPPF Ch.11 - Making effective use of land
NPPF Ch.12 - Achieving well-designed places
NPPF Ch.13 - Protecting Green Belt land
NPPF Ch.16 - Conserving and enhancing the historic environment

National Planning Policy Guidance

6 PARISH / TOWN COUNCIL COMMENTS

Sopley Parish Council
PAR5: We are happy to accept the decision reached by the District Council's
Officers under their delegated powers

7 COUNCILLOR COMMENTS

No comments received

8 CONSULTEE COMMENTS

Comments have been received from the following consultees:

Ecologist
No objection subject to conditions

Natural England
Comment only

Environment Agency
No objection subject to condition

Conservation Officer
No objection subject to conditions



9 REPRESENTATIONS RECEIVED

The following is a summary of the representations received.

existing buildings no longer suited to modern agriculture

For: 1
Against: 0

10 PLANNING ASSESSMENT

5 -Year Housing Land Supply and the approach to decision making

In determining planning applications, there is a presumption in favour of the policies
of the extant Development Plan unless material considerations indicate otherwise
(Section 38(6) of the Act). Material considerations include the National Planning
Policy Framework (NPPF).

Paragraph 11 of the NPPF clarifies what is meant by the presumption in favour of
sustainable development for decision taking. It states:

For decision-taking this means: '..

c) approving development proposals that accord with an up-to-date development
plan without delay; or
d) where there are no relevant development plan policies, or the policies which are
most important for determining the application are out-of-date, granting permission
unless:
i. the application of policies in this Framework that protect areas or assets of
particular importance provides a strong reason for refusing the development
proposed; or
ii. any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in this Framework taken as a
whole having particular regard to key policies for directing development to
sustainable locations, making effective use of land, securing well-designed places
and providing affordable homes, individually or in combination.

Taking NPPF paragraph 11(c), if the proposed development accords with the local
plan it should be approved. If the development does not accord with the local plan,
the development must be considered against NPPF paragraph 11(d). 

Footnote [8] of the NPPF states that:
"This includes, for applications involving the provision of housing, situations where:
the local planning authority cannot demonstrate a five year supply of deliverable
housing sites (with the appropriate buffer as set out in paragraph 78; or where the
Housing Delivery Test indicates that the delivery of housing was substantially below
(less than 75% of) the housing requirement over the previous three years."

The Council cannot currently demonstrate a five-year supply of deliverable housing
land supply and as stated above, the proposal is contrary to policy DM20. The most
recent five-year housing land supply statement published by the Council, confirms
that there is 1.53 years of housing land available in the district.  Therefore,
paragraph 11(d) of the NPPF is engaged.

Footnote 8 to NPPF paragraph 11 is clear that in such circumstances where a
five-year supply of deliverable housing sites is not demonstrated those policies
which are most important for determining the application are to be considered out-of



date meaning that the presumption in favour of sustainable development in
paragraph 11 is engaged.

Taking the first limb of paragraph 11(d), in this case there are specific policies in the
NPPF which protect areas of assets of particular importance referred to within
footnote 7 of the NPPF, which includes land in the Green Belt, designated heritage
assets and  habitat sites. Therefore, a judgement needs to be reached as to
whether policies in the Framework provide a strong reason for refusing the
development. Where this is found to be the case, the development should be
refused.

The second limb of paragraph 11(d), namely whether the adverse impacts of
granting planning permission would significantly and demonstrably outweigh the
benefits when assessed against the policies of the NPPF taken as a whole (the so
called 'tilted balance'), will only apply if it is judged that there are no strong reasons
for refusing the development, having applied the test at Limb 1.

The following sections of the planning report assess the application proposal
against this Council's adopted local planning policies and considers whether it
complies with those policies or not.  Following this Officers undertake the Planning
Balance to weigh up the material considerations in this case.

There is a separate report on the associated listed building consent application (ref
25/10184) which relates to the specific alterations to the listed buildings on site
although the impact of this proposal on the listed buildings is also considered below.

Principle of Development

The site is located outside of the built up area and is within the countryside and
Green Belt.  Policy DM20 of the Local Plan Part 2 requires new residential
development in the countryside to be for agricultural or forestry workers, limited
extensions to, or replacement of, existing dwellings, or for affordable housing
purposes.  The proposal does not satisfy any of these criteria and is therefore
contrary to Policy DM20.

However, Chapter 5 of the NPPF (2024) provides more up to date policy guidance:
NPPF Paragraph 83 promotes sustainable development in rural areas, and sets out
that housing should be located where it will enhance or maintain the vitality of rural
villages  or where development in a smaller settlement, can support services in a
nearby village, in this case, Sopley.  The site is located within a complex of
buildings, some residential and some agricultural and there is a primary school
within a few metres.  Sopley is the nearest village where additional facilities can be
accessed although this is around a 30 minute walk away.

To conclude, it is considered that the proposals are contrary to Policy DM20 of
Local Plan Part 2.

South West Hampshire Green Belt

The site is situated within the Green Belt where there are strict policies to restraint
inappropriate development.

Local Plan Part 1 Policy ENV2 requires development proposals within the Green
Belt to be considered in line with national policy.  Under paragraph 154 of the NPPF,
all development is considered as inappropriate within the Green Belt unless it meets
one of the following exceptions:



a) buildings for agriculture and forestry;
b) the provision of appropriate facilities (in connection with the existing use of land
or a change of use), including buildings, for outdoor sport, outdoor recreation,
cemeteries and burial grounds and allotments; as long as the facilities preserve
the openness of the Green Belt and do not conflict with the purposes of including
land within it;
c) the extension or alteration of a building provided that it does not result in
disproportionate additions over and above the size of the original building;
d) the replacement of a building, provided the new building is in the same use and
not materially larger than the one it replaces;
e) limited infilling in villages;
f) limited affordable housing for local community needs under policies set out in the
development plan (including policies for rural exception sites); and
g) limited infilling or the partial or complete redevelopment of previously developed
land (including a material change of use to residential or mixed use including
residential), whether redundant or in continuing use (excluding temporary buildings),
which would not cause substantial harm to the openness of the Green
Belt.
h) Other forms of development provided they preserve its openness and do not
conflict with the purposes of including land within it. These are:
i. mineral extraction;
ii. engineering operations;
iii. local transport infrastructure which can demonstrate a requirement for a  Green
Belt location;
iv. the re-use of buildings provided that the buildings are of permanent
and substantial construction;
v. material changes in the use of land (such as changes of use for outdoor
sport or recreation, or for cemeteries and burial grounds); and
vi. development, including buildings, brought forward under a Community Right
to Build Order or Neighbourhood Development Order. 

Having regard to these exceptions, it is considered that the proposal would comply
with Para 154 part c) in that the proposal is to extend and alter the curtilage listed
building and it would not result in disproportionate additions to the original building,
and part h)iv. making use of an existing building.  The refurbishment of the listed
barn would not involve any increase in size and overall, the proposal is not
considered to impact on the openness of the Green Belt in this location.

As such these proposals would comply with Policy ENV2 and NPPF para 154 and
would not be considered inappropriate development in the Green Belt.

Design, site layout and impact on local character and appearance of area

Policy ENV3 of the Local Plan Part 1 requires development to be sympathetic to its
environment and respect and enhance local distinctiveness.

The application follows extensive pre-application consultation following the refusal of
the scheme in 2022.  The refused scheme included use of the listed barn as a
meeting room (rather than ancillary residential use), and the associated need to
subdivide the courtyard which in turn would have had a harmful impact on the
setting of the listed building.  This concern has been addressed through the use of
the barn for ancillary domestic storage use in association with the proposed
conversion to a dwelling and the retention of the open courtyard. This proposed
layout  would enable the provision of access arrangements for the new dwelling and
maintain those for the existing cottages.



The layout of the proposed dwelling has also been amended in order to negate the
need for alterations to the paddock to the west and now it proposes use of an
existing garden area for amenity purposes.

The provision of an internal raised floor has been required in order to address
flooding matters (considered later in the report) and to ensure that  the living
accommodation is above the necessary minimum floor levels required by the
Environment Agency.  However, the external appearance of the building would not
need to be physically altered in order to provide this raised floor level as the works
would be implemented within the existing fabric and as such this would not have any
visual impact.

The barns to be converted into the dwelling are set well back from the public
highway and would be largely screened by the listed barn and adjacent stable
building to the south.  The refurbishment of the listed barn would improve the
appearance of this structure from public vantage points.

As such, it is considered that the proposal would have a limited impact on the
character or appearance of the area and would in addition offer enhancements but
bringing the building back into use.  The proposal is therefore considered to address
the first reason for refusal and comply with Policy ENV3 of the Local Plan Part 1
which requires development to be sympathetic to its context and respectful of local
distinctiveness, character and identity.

Listed Buildings

Section 16 (2) and 66 (1) of the Planning (Listed Buildings and Conservation Areas)
Act 1990 requires LPAs to have regard to the desirability of preserving the building
or its setting or any features of special architectural or historic interest which it
possesses.  Section 66 of the Planning (Listed Buildings and Conservation Areas)
Act 1990 places a duty on Local Planning Authorities, be it officers or committee
members, to have special regard to the desirability of preserving a listed building, or
its setting, or any features of special architectural or historic interest it possesses.
Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
requires special attention shall be paid to the desirability of preserving or enhancing
the character or appearance of that area.

Paragraph 210 of the NPPF states that in determining applications, Local Planning
Authorities should take account of the desirability of sustaining and enhancing the
significance of heritage assets and putting them to viable uses consistent with their
conservation. Paragraph 212 of the NPPF states 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. Paragraph 213 of the NPPF
states that any harm to, or loss of the significance of a designated heritage asset
should require clear and convincing justification.  Paragraph 215 of the NPPF states
that where a development proposal will lead to less than substantial harm to the
significance of a designated heritage asset, this harm should be weighed against
the public benefits of the proposal, where appropriate securing its optimum viable
use.

Local Plan Part 2 Policy DM1 states that development proposals should conserve
and seek to enhance the historic environment and heritage assets, with particular
regard to local character, setting, management and the historic significance and
context of heritage assets. This includes a balancing exercise between impact on
Heritage Assets against public benefits which is also referred to in the National
Planning Policy Framework (NPPF) 2024.



Building B is a listed threshing barn and building A is curtilage listed, as are the
adjoining store, lean-to and shelter.  The impacts of the proposed works to these
buildings are dealt with in more detail under the associated listed building consent
application (25/10184) which is being determined under delegated authority.

From a planning point of view, the conversion of the brick barn and store/shelter into
a residential property with a new build element in place of the existing lean-to would
enable the courtyard to be properly reinstated and this would enhance the setting of
the listed barn.  Utilising the listed barn for ancillary residential storage would allow
for its sympathetic conversion without harming the fabric of the building or the need
for modifications for any other purpose.

Subject to appropriately detailed conditions, the proposal is considered to preserve
the setting and significance of the listed barn and would comply with Policy DM1 of
the Local Plan Part 2.

Highway safety, access and parking

Policy ENV3 of the Local Plan Part 1 requires development to create spaces which
are easy to navigate and integrate sufficient parking spaces that are not prejudicial
to the character of the area. Policy CCC2 relates to safe and sustainable travel and
sub section  iv) to the provision of sufficient car and cycle parking.

The proposal for a single additional dwelling would utilise an existing farm access,
also used by the two frontage cottages.  As such, Highway Authority Standing
Advice applies.  Having regard to this, all three dwellings (including the existing two
cottages to the road frontage) would be able to enter and egress the site in a
forward gear and there is adequate space provided for turning and parking facilities.
 The addition of a third property and potential reduction in agricultural use would not
give rise to additional or harmful impacts on highway safety and the existing access
provisions are connect to the public highway.  The existing gate into the site is set
back from the highway allowing vehicles to exit the highway before the gates are
opened.

To accord with the NFDC Parking Standards, the proposal generates a
recommended parking provision of 2.5 spaces. The site area includes a large
courtyard  which is able to accommodate two spaces for the proposed dwelling as
well as parking for each of the existing frontage cottages whilst maintaining both
vehicular access points into this area (either side of the listed barn) and adequate
turning space.  The recommended parking provision is achieved through the
provision of car ports in addition to these  two courtyard parking spaces.  The
proposal also includes storage for cycles within the converted building

The proposal does not give rise to any adverse highway impact and provides
adequate parking for the proposed scheme without affecting the existing facilities
for the frontage cottages.  The proposal therefore complies with Policy ENV3 and
CCC2 of the Local Plan Part 1.

Residential amenity

Policy ENV3 of the Local Plan Part 1 requires development to avoid unacceptable
effects by reason of overlooking and overbearing impact or loss of light.

The site is situated behind a pair of cottages which have west facing rear windows
at both ground and first floor level.  The proposal includes a large glazed area
serving the main living accommodation and this faces towards these cottages.
Although the floor level within the proposed conversion would be elevated, it is



considered that the intervening 27.5m between the ground floor elements and 30m
to the first floor (presumed bedrooms) of the existing cottages across a communal
courtyard   would be a sufficient separation to ensure that no significant or harmful
overlooking would result.  The proposal also includes a high level window in the
office although this is not considered to impact on the existing residential amenities
of the cottages.

Whilst there is a small element of private amenity space to the rear of the existing
cottages, their parking area is within the courtyard and would remain as such
following the development. 

The northern most of these existing cottages has an extensive garden area
(approximately 1,653m²) to the north and west of the property. It is proposed that
the western most part of this garden area would be subdivided for use by the
proposed dwelling.  This area is presently laid to lawn with fruit trees.  It is not
considered that the reduction in size of the garden  for the existing cottage would
have any adverse impact on the occupants of that property whilst providing a good
level of amenity space for future occupiers of the proposed dwelling.

To the north of the proposed garden area is The Old Manse which has windows
facing the site.  The proposal would have full height glazing at ground floor level in
the northern elevation although this would be some 29m from windows in The Old
Manse.  Given that these windows are at ground floor, the separation distance
together with the fact that the intervening area is already a residential garden, it is
not considered that the proposal would result in a significant impact on the amenity
of occupants of The Old Manse nor result in impacts on the residential amenity for
future occupiers of the proposed dwelling.

It is not considered that the proposal would generate significant issues relating to
noise and disturbance given the current lawful agricultural use of the site.  Where
the garden area is in close proximity to The Old Manse, the land is part of an
existing garden albeit slightly further from the associated dwelling.

The proposal is therefore considered to comply with Policy ENV3 of Local Plan Part
1 with regard to residential amenity.
   
Flooding

When the Local Plan Part 1 was adopted, the previous policy relating to flood risk
was superseded in lieu of reliance on the NPPF.  However, Policy CCC1 does make
reference to not permitting vulnerable developments in areas at risk of flooding
unless in accordance with the NPPF requirements within Chapter 14 which relate to
meeting the challenge of flooding.

The land is designated within both Flood Zone 2 and 3 and is also within an area
sensitive to changes in the water level.   As stated above, the previous application
was refused due to the lack of details relating to flood risks posed by the
development.  Although it was not refused for reasons relating to the sequential
test, the sequential test is nevertheless relevant in the consideration of this
application.

Government advice on planning and flood risk is clear that development should be
directed to areas of lowest risk - flood zone 1. Having regard to the sequential test
requirements, this does not apply to applications for a change of use. The proposal,
however, combines a change of use with some replacement built form in order to
make use of a former curtilage listed farm building.  The footprint of the
replacement element is comparable to the existing footprint.  This has to be



considered with the fact that the submitted flood risk documentation demonstrates
that the development is in the part of the site at least risk from flooding and it would
be safe for its lifetime.  There would be no adverse impact on flood rates outside of
the site and the dwelling would benefit from flood resistant and resilient fixtures and
fittings.

Whilst the Environment Agency initially objected to the current application, they
included advice on the additional details required to address these concerns.  In
response to this, the applicant has confirmed that the finished floor level of the
proposed dwelling would be 13.25m AOD.  This is in excess of the 12.4m AOD
which is the anticipated flood level for the +38% climate change level requested by
the Environment Agency in their initial comment.

The Environment Agency has now concluded that in view of the additional
information provided, the proposal is acceptable in flooding terms although this is
subject to a condition requiring details of flood resilience measures e.g. high level
utility outlets and flood vents to any air vents - to be implemented in accordance with
the submitted details prior to occupation of the dwelling.

As such, it is considered that the proposal has satisfactorily addressed the previous
reason for refusal and would therefore be compliant with policy CCC1 of the Local
Plan Part 1 and paragraph 176 and Footnote 63 of the NPPF.

Ecology

Policy DM2 of the Local Plan Part 2 expects development to incorporate features to
encourage biodiversity and retain and enhance features of nature conservation
within the site where possible.  Since April 2024, a 10% biodiversity net gain has
been mandatory on applications of this nature.

The application includes a biodiversity net gain assessment which demonstrates a
net loss of habitat units.  This is to be offset by planting trees on land outside of the
site but within the applicant's ownership.  The precise location of this BNG scheme
has not been identified however, in view of the off-site provision, a condition
requiring a Habitat Management and Monitoring Plan is required which will also
secure the Mandatory 10% BNG.  This is in addition to the condition and informative
in view of the off-site provision there is a requirement to register the land on the
Statutory Register.  There will also be an associated requirement for the completion
of a S.106 Agreement to ensure the newly created BNG habitat is maintained and
monitored for 30 years.

The preliminary ecological appraisal submitted with the application identifies the
presence of bats and nesting birds within the buildings on site.  With regard to the
bats, the report includes recommendations which would enable the favourable
conservation status of the species found.  Given the desire to find an appropriate
use for the buildings to enable their retention, contrasted with the possibility of doing
nothing, the buildings falling into disrepair and the possible loss of the presence of
bats, it is considered that there is no suitable alternative although a condition
relating to the need for a bat licence is considered appropriate.

The submitted report recommends ecological enhancement features for birds such
as swallow cups, sparrow terraces and owl boxes, although it is  recommended that
the works should not be carried out during the nesting season.  These
enhancement measures are  welcomed although further details of their locations
should be provided and  can be secured by a planning condition 



Subject to the imposition of appropriate conditions, the proposal would not
adversely affect any protected species and would secure the required 10% increase
biodiversity through BNG and ecological enhancements. 

It is therefore considered that the proposal complies with Policy DM2 of the Local
Plan Part 2.

Air Quality

Policy CCC1 of the Local Plan Part 1 aims to prevent pollution or hazards which
may prejudice the health or safety of communities.

In response to the requirements of the adopted ‘Air Quality Assessments in New
Development Supplementary Planning Document 2022, the applicant has provided
information explaining the measures that they will take to reduce the potential
adverse impact new development can have upon air quality, thereby lessening the
negative effects upon health and wellbeing. These will be no kerbside development,
electric car charging points and no openable windows adjacent to emission points.
These measures would comply with these air quality measures and the proposal
would therefore be on accordance with policy CCC1 of the Local Plan Part 1 in this
respect.

Climate Change

The Planning for Climate Change SPD was adopted in April 2024 and provides
supporting guidance on the interpretation and implementation of related policies
within the Local Plan Part 1, in particular policies ENV3 and STR1.  These policies
require development to be future proofed for climate change and improve resource
efficiency and climate change resilience.

The application is supported with a statement advising that the design of the
proposed dwelling incorporates products and methods to ensure thermal efficiency
and that it will include energy efficient lighting and appliances.  In addition to this,
the proposal will include native planting to encourage wildlife and biodiversity,
rainwater harvesting facilities and secure cycle parking to reduce car dependency.

Habitat Mitigation and off-site recreational impact

Habitat Mitigation

Policy ENV1 of the Local Plan Part 1 requires new overnight accommodation to
mitigate against adverse effects of the development on International Nature
Conservation Sites.

In accordance with the Conservation of Habitats and Species Regulations 2017 ('the
Habitat Regulations') an Appropriate Assessment has been carried out as to
whether granting permission would adversely affect the integrity of the New Forest
and Solent Coast European sites, in view of that site's conservation objectives. The
Assessment concludes that the proposed development would, in combination with
other developments, have an adverse effect due to the recreational impacts on the
European sites, but that such adverse impacts would be avoided if the applicant
were to enter into a Section 106 legal agreement to secure a habitat mitigation
contribution in accordance with the Council’s Mitigation Strategy. In this case, the
applicant will enter into a Section 106 legal agreement before a decision is issued,
which will secure the required habitat mitigation contribution, addresses the third
reason for refusal and complies with policy ENV1.



Air Quality Monitoring

To ensure that impacts on international nature conservation sites are adequately
mitigated, a financial contribution is required towards monitoring and, if necessary
(based on future monitoring outcomes) managing or mitigating air quality effects
within the New Forest SPA, SAC and Ramsar site. There is potential for
traffic-related nitrogen air pollution (including NOx, nitrogen deposition and
ammonia) to affect the internationally important Annex 1 habitats for which the New
Forest SAC was designated, and by extension those of the other International
designations. Given the uncertainties in present data, a contribution is required to
undertake ongoing monitoring of the effects of traffic emissions on sensitive
locations. A monitoring strategy will be implemented to provide the earliest possible
indication that the forms of nitrogen pollution discussed (including ammonia
concentrations) are beginning to affect vegetation, so that, if necessary, measures
can be taken to mitigate the impact and prevent an adverse effect on the integrity of
the SAC habitats from occurring.

In this case, the applicant will enter into a Section 106 legal agreement before a
decision is issued, which will secure the required air quality monitoring contribution
and addresses the third reason for refusal.

Phosphate neutrality and impact on River Avon SAC

Policy DM2 of the Local Plan Part 2 states that development which would adversely
affect the integrity of designated SACs, SPAs or SSSIs should not be permitted.  In
accordance with the Conservation of Habitats and Species Regulations 2017 ('the
Habitat Regulations') an Appropriate Assessment was carried out as to whether
granting planning permission would adversely affect the integrity of the River Avon
European sites, in view of those sites’ conservation objectives, having regard to
phosphorous levels in the River Avon. However, Natural England has drawn
attention to the fact that the submitted Appropriate Assessments (AA) rely on the
delivery of the phosphate neutrality measures set out in the River Avon SAC –
Phosphate Neutral Development Plan Interim Delivery Plan (Wood Environment &
Infrastructure Solutions UK Limited – January 2019). The Interim Delivery Plan set
out mitigation measures for new development up to the end of March 2020, and
thereafter relied on the delivery of the Wessex Water River Avon Outcome Delivery
Incentive (ODI), if fully in place. Natural England's view is that, as the initial Interim
Delivery Plan period has now concluded, the submitted AAs should not simply be
rolled forward, at least without a valid evidence-based justification that provides the
required reasonable certainty for phosphate neutrality. They also note that
circumstances are different from those of when the Interim Delivery Plan was first
agreed because of external developments in caselaw, notably the Dutch case
(Joined Cases C-293/17 and C-294/17 Coöperatie Mobilisation for the Environment
UA and Others v College van gedeputeerde staten van Limburg and Others).

With regard to current proposals, Natural England agrees with the competent
authority that the plan or project for new residential development, without mitigation,
has a likely significant effect on the River Avon Special Area of Conservation (SAC).
The site is also listed as a Ramsar site and notified at a national level as the River
Avon System and River Avon Valley Sites of Special Scientific Interest (SSSIs).
Listed Wetlands of International Importance under the Ramsar Convention
(Ramsar) sites are protected as a matter of Government policy. Natural England
considers that impacts of phosphates on the Ramsar interest features are likely to
be similar to the impacts on the SAC.  As the Council cannot now rely on the Interim
Delivery Plan to address phosphate levels in the River Avon, there needs to be a
mitigation project to provide this development with a phosphate budget that will
enable the development’s phosphate impact to be offset.



The current application has been submitted with additional nutrient details with a
view to negating the need for the purchase of additional phosphate mitigation
credits.  The budget calculator for the proposed development indicates that 0.31kg
TP/yr would need to be mitigated.  Details have also been provided for a residential
property at Court Farm, Ringwood Road, Sopley, also in the applicant's ownership
and which is currently served by a septic tank which currently generates a
phosphate budget of 1.84KG TP/yr.  The applicant has advised that the
replacement of this septic tank with a package treatment plant (PTP) has now been
implemented and is due to be connected to the farmhouse in mid-January 2026.
This would reduce the phosphate budget for the existing dwelling a Court Farm to
0.25kg TP/yr freeing up almost 1.6kg TP/yr.

Overall therefore, in combination with this PTP  proposal, there would be a net loss
of phosphates load within the River Avon catchment.  Natural England has been
consulted on this alternative  approach to the usually agreed Grampian style
condition and has not raised any concerns in this respect.  However, in order that
there is no opportunity to increase the phosphate budget between the two
properties  it is considered appropriate to include a condition requiring the
implementation of the replacement of the septic tank and evidence   of its
connection to be submitted prior to the occupation of the dwelling subject of this
current application. In addition to its retention thereafter to ensure that the
phosphates mitigation is secured in future.

This would address the fourth reason for refusal of the previous application and
comply with policy DM2 of the Local Plan Part 2..

Developer Contributions

As part of the development, the following will/has been secured via a Section 106
agreement:

Habitat Mitigation (£7,813)
Air Quality Monitoring (£112)
The maintenance and monitoring of the Habitat Management and Monitoring
Plan (HMMP) for 30 years.

As part of the development, subject to any relief being granted the following amount
Community Infrastructure Levy will be payable:

Type Proposed
Floorspace
(sq/m)

Existing
Floorspace
(sq/m)

Net
Floorspace
(sq/m)

Chargeable
Floorspace
(sq/m)

Rate Total

Dwelling
houses 271 222 49 49 £80/sqm £5,895.08 *

Subtotal: £5,895.08
Relief: £0.00
Total
Payable: £5,895.08

*The formula used to calculate the amount of CIL payable allows for changes in building costs over time and
is Index Linked using the RICS CIL Index
(https://www.rics.org/uk/products/data-products/rics-community-infrastructure-levy-index/) and is:

Net additional new build floor space (A) x CIL Rate (R) x Inflation Index (I)



11 OTHER MATTERS

The previous scheme was also refused due to the lack of a S.106 legal agreement to
secure Habitat Mitigation and Air Quality Monitoring.  This reason for refusal would
have been  addressed though the completion of a legal agreement to secure this
mitigation prior to any planning permission being issued.  The final reason for refusal
related to phosphate mitigation although since the refusal, the procedure to secure
this has evolved. This mitigation   is now usually secured by way of a Grampian style
condition, negating the need for up front mitigation or a reason for refusal. In this
case the replacement of an existing septic tank with a  Package Treatment Plant
(PTP) on another site within the applicant's ownership (and blue line) would address
the required nutrient mitigation and this is set out above.

In view of the fact that the proposed change of use to residential accommodation is
contrary to Policy DM20 of the Local Plan Part 2, this would be a departure from the
development plan and so committee consideration is required.

12 CONCLUSION / PLANNING BALANCE

The proposal is contrary to Policy DM20 of the Local Plan Part 2. However, in view
of the Council's lack of a 5-year housing land supply, consideration has to be given
to the associated benefits of the current scheme which would  protect the listed and
curtilage listed buildings, assets of  particular importance and secure their long term
retention by securing a new viable use.  These benefits would also be weighted
against the sequential test matter where it is noted that the majority of the footprint of
the proposed dwelling and all of its proposed garden area is at the least risk from
flooding within the site.

Paragraph 11d) of the NPPF,   states:

d) where there are no relevant development plan policies, or the policies which are
most important for determining the application are out-of-date (8 where we cannot
demonstrate a 5 year housing land supply), granting permission unless:

i. the application of policies in this Framework that protect areas or assets of
particular importance provides a strong reason for refusing the development
proposed; or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in this Framework taken as a
whole, having particular regard to key policies for directing development to
sustainable locations, making effective use of land, securing well-designed places
and providing affordable homes, individually or in combination.

Under limb i) of 11(d) Footnote 7 refers to polices in the Framework (rather than
those in development plans) relating to: habitats sites (and those sites listed in
paragraph 194) and/or ... designated heritage assets (and other heritage assets of
archaeological interest referred to in footnote 75). The above report has concluded
that there no “strong reasons for refusal” of the proposal under limb i) of paragraph
11(d) and as such the proposal falls to be considered against the second limb of
paragraph 11(d), the so called “tilted balance”.

In accordance with paragraph 11(d)(ii) of the NPPF, the benefits of the proposal
have been weighed against the impact of the proposal on the listed buildings. In
balancing out the benefits and harm of the proposal, the application would provide
a new dwelling with associated storage building. Although a modest contribution to
the Council’s Land Supply it would secure the long term viable use of the heritage



assets. It is considered that any negative impacts of the proposed works can be
managed through the use of carefully drafted planning conditions to finalise and
secure the benefits of the repair works to the listed building.

The proposal would not give rise to harmful impacts to highway safety nor residential
amenity and would not impact on the openness of the Green Belt.  Subject to
appropriate conditions and the completion of a S.106 Legal Agreement, the proposal
is considered to have addressed all of the previous reasons for refusal and planning
permission is therefore recommended.

13 RECOMMENDATION

Delegated Authority be given to the Service Manager Development Management to GRANT
PERMISSION subject to:

i) the completion of a planning obligation entered into by way of a Section 106 Agreement to
secure:

Habitat Mitigation £7,813
Air Quality Monitoring £112
The maintenance and monitoring of the Habitat Management and Monitoring Plan
(HMMP) for 30 years

ii) no material issues being raised as a result of the departure advertisement; and

iii) the imposition of the conditions set out below.

Proposed Conditions:

1. The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.

Reason: To comply with Section 91 of the Town and Country Planning
Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004.

2. The development permitted shall be carried out in accordance with the
following approved plans:

8841/02 - floor plans
8841/03 - elevations
8842.001 J - proposed elevations
8842.003 B - proposed floor, site and location plan
8842.004 - proposed details
8842.005 - demolition elevations
8842.006 - demolition floor plan
8842.007 - proposed elevation, section and details

BCM Wilson Hill Design, Access and Planning Statement February 2025
West Sussex Archaeology Heritage Statement December 2024
Aqua Callidus Flood Risk Assessment and Drainage Strategy 22nd
January 2025



Aqua Callidus letter 22nd October 2025
LHB Ecology BNG Assessment 21st February 2025
Vesper Conservation & Ecology Limited Preliminary Ecological Appraisal
Survey & Phase 2 bat activity surveys 1st December 2021
Vesper Conservation & Ecology Limited Updated Bat Survey and PRA bat
survey 22nd September 2024
Andrew Waring Associates Structural Condition Report 10th March 2022
Aqua Callidus Nutrient Assessment and Budget reference 20136 22nd
January 2025

Reason: To ensure satisfactory provision of the development.

3. The Biodiversity Gain Plan shall be prepared in accordance with the
baseline and post-development habitats, where provided, established by the
approved statutory metric, unless otherwise agreed.  The development shall
not commence until a Habitat Management and Monitoring Plan (HMMP),
prepared in accordance with the approved Biodiversity Gain Plan, has been
submitted to, and approved in writing by, the local planning authority.  The
Habitat Management and Monitoring Plan (HMMP) to include:

a) a non-technical summary;
b) the roles and responsibilities of the people or organisation(s)

delivering the HMMP;
c) the planned habitat creation and enhancement works to create or

improve habitat to achieve the biodiversity net gain in accordance
with the approved Biodiversity Gain Plan;

d) the management measures to maintain habitat in accordance with
the approved Biodiversity Gain Plan for a period of 30 years from the
completion of development; and

e) the monitoring methodology and frequency in respect of the created
or enhanced habitat to be submitted to the local planning authority.

Notice in writing shall be given to the Council when the HMMP works have
started and when the habitat creation and enhancement works set out in the
approved HMMP have been completed.  A completion report, evidencing the
completed habitat enhancements, shall be submitted to, and approved in
writing by the Local Planning Authority.  The created and/or enhanced
habitat specified in the approved HMMP shall be managed and maintained
in accordance with the approved HMMP.  Monitoring reports shall be
submitted to local planning authority in writing in accordance with the
methodology and frequency specified in the approved HMMP.

Reason: To ensure the development delivers a biodiversity net gain on
site in accordance with Schedule 7A of the Town and Country
Planning Act 1990, policy DM2 of the Local Plan Part 2 and
policies ENV3 and ENV4 of the Local Plan Part 1.

4. Any works that impact on the bat roosts, shall not in any circumstances
commence unless and until the Local Planning Authority has been provided
with either:

a) A licence issues by Natural England pursuant to Regulation 55 of
The Conservation of Habitats and Species Regulations 2017
authorising the specified activity/development to go ahead;



b) A statement in writing from the relevant licensing body to the effect
that it does not consider that the specified activity/development will
require a licence; or

c) A Natural England’s decision on whether to accept the registration of
the site under a Registered Consultants Bat Mitigation Class Licence
(BMCL).

Reason:  To safeguard protected species in accordance the Policies
ENV3, ENV4 of the Local Plan 2016-2036 Part One : Planning
Strategy for the New Forest District outside the National Park
and Policies DM1, DM2 and DW-E12 of the Local Plan for the
New Forest District outside the National Park (Part 2: Sites and
Development Management).

5. The development shall be carried out in accordance with the submitted
Flood Risk Assessment ('Flood Risk Assessment and Drainage Middle
Ripley Farm, Ripley, Hants', issue 3, dated 22/01/2025, and 'Middle Ripley
Farm, Sopley, Hants Flood Risk Assessment and Drainage Strategy', ref
20136, by Aqua Callidus, dated 22/10/2025) with regard to the flood risk
mitigation and surface water drainage proposals and the following mitigation
measures it details:

finished floor levels shall be set no lower than 13.25 metres above
ordnance datum (mAOD)
mitigation measures including resilience and resilient fittings to be set at
13.25 mAOD.  This includes but is not limited to:

1. concrete floor construction
2. resilient floor surface and finishes to the lower part of the walls (to

13.25 mAOD)
3. utility outlets (e.g. meters, 'fuseboard'/sockets and taps, etc.) should

not be located at a low level (i.e. should be above 13.25 mAOD)
4. all air vents to have flood vents fitted
5. resilient floor surfaces and finishes to the lower part of the walls (to

13.25 mAOD) if possible

These drainage provisions and flood risk mitigation measures shall be fully
implemented prior to the occupation of the dwelling hereby approved and
subsequently in accordance with the scheme's timing/phasing
arrangements.  The approved flood risk mitigation and drainage scheme
including the  measures detailed above shall be retained and maintained
thereafter throughout the lifetime of the development.

Reason: To reduce the risk of flooding to the proposed development
and future users and in accordance with Chapter 14 of the
NPPF and CCC1 of the Local Plan Part 1 Planning Strategy for
the New Forest District outside of the National Park.

6. The development hereby permitted shall not be occupied until the spaces
shown on plan 8842.003 B for the parking and garaging of motor vehicles
(for the existing and proposed dwellings) and cycles have been provided.
The spaces shown on plan 8842.003 B for the parking and garaging of
motor vehicles (for the existing and proposed dwellings) and cycles shall be
retained and kept available for the parking and garaging of motor vehicles
(for the existing and proposed dwellings) and cycles for the dwelling hereby
approved at all times.



Reason:  To ensure adequate parking provision is made in the interest of
highway safety and in accordance with Policies ENV3 and
CCC2 of the Local Plan 2016-2036 Part One: Planning
Strategy for the New Forest District outside of the National
Park.

7. The development hereby approved shall not be occupied unless and until
the package treatment plant (PTP) at Court Farmhouse, Ringwood Road,
Avon, shown in the Nutrient Neutrality Location plan and as detailed in the
Nutrient Assessment and Budget document dated 22/1/2025, within the
adjoining land in the applicant's ownership, has been installed and
connected to that property. Evidence of provision and connection of the PTP
at that property shall be submitted to and approved in writing by the Local
Planning Authority prior to occupation of the dwelling hereby approved.

Reason:        The impacts of the proposed development must be mitigated
before the development is occupied in order to ensure that
there will be no adverse impacts on the River Avon Special
Area of Conservation (SAC)

8. The dwelling hereby permitted shall not be occupied until full details of the
proposed ecological enhancements relating to birds and referred to in
section 15 of the Preliminary Ecological Appraisal and Phase 2 bat survey,
have been submitted to and approved in writing by the Local Planning
Authority.  The development shall be undertaken in accordance with the
approved details prior to the occupation of the dwelling and thereafter
permanently maintained and retained in perpetuity.

Reason: To safeguard protected species in accordance with Policies
ENV3, ENV4 of the Local Plan 2016-2036 Part One: Planning
Strategy for the New Forest District outside the National Park
and Policies DM1, DM2 and DW-E12 of the Local Plan for the
New Forest District outside the National Park (Part 2: Sites and
Development Management).

9. Prior to the occupation of the development hereby permitted, full details of
the proposed hardsurfacing of the site shall be submitted to, for approval in
writing by, the Local Planning Authority.  The development shall be
undertaken in accordance with the approved details prior to the occupation
of the dwelling and thereafter retained as approved.

Reason: To ensure that the development takes place in an appropriate
way within the setting of the listed building and to comply with
Policies ENV3 and ENV4 of the Local Plan 2016-2036 Part
One: Planning Strategy and Policy DM1 of the Local Plan Part
2 for the New Forest District outside of the National Park

Further Information:
Vivienne Baxter
Telephone: 023 8028 5442



35
37

The Old Manse

39

Middle Ripley
Farm

38

82
81

To
uc

hw
oo

d

C
ha

pe
l C

ot
ta

ge

1

2

Ripley

CG N.B. If printing this plan from 
the internet, it will not be to 
scale.

1:1000

25/10183

Middle Ripley Farm

January 2026

PLANNING COMMITTEE

Tel:  023 8028 5000
www.newforest.gov.uk

Scale

North Ripley Road
Ripley

Mark Wyatt
Service Manager 
Development Management 
New Forest District Council
Appletree Court
Lyndhurst
SO43 7PA

© Crown copyright and database rights 2025 Ordnance Survey AC0000820269


	25 10183 - Middle Ripley Farm
	25 10183 - Middle Ripley Farm (Plan)

