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1 Introduction 
East Boldre Community Stores Limited (EBCS) aims to safeguard the future of our rural village shop and Post 

Office, essential to the vitality and resilience of our village. Our goal is to establish a community run shop and 

Post office in community owned premises. 

Its preservation is essential to the future of our rural community which is in the bottom 3% of neighbourhoods 

(LSOAs) nationally in terms of the index of deprivation for access to housing and services and bottom 1% for 

living environment. We intend that our plans for a thriving community shop will provide some level of 

regeneration to address these statistics. Furthermore, with 8.7% of households having no vehicle, and with 

just a skeleton bus service, the shop, while a convenience for many, is a lifeline for some.  

EBCS is constituted as a community benefit society (CBS). Unlike companies, a CBS trades for the benefit of the 

community rather than making profit for shareholders. Any profits are reinvested in the business with any 

surplus used for other community causes.  

East Boldre’s village shop has survived and, until recently, thrived for over 60 years on the existing central site. 

Online shopping and a declining population have played their part in the recent downturn in trade experienced 

by village shops nationally. It is the energy, creativity, local knowledge and loyalty that community ownership 

brings that repeatedly bucks this trend. The Plunkett Foundation report the long-term survival rate of 

community shops is 92.5% compared to 44% for privately run small businesses. Adopting this community 

business model supports our aim of securing the long-term viability of this vital village amenity. 

EBCS intends to purchase the freehold of East Boldre’s Baptist Church with a view to making the minimum 

alterations necessary to ensure our business can operate there viably. We plan to start trading in May 2023, 

when the existing owner is keen to close his current shop. The existing use class of the chapel is F1. Our 

planning application seeks to change this to F2a as our community shop will be the only shop in the village. 

We have strong community backing as evidenced by feedback we have received on our current plans to buy 

the chapel and the previous support for our community shop related planning applications (based within the 

existing shop (21/00759), the shop located in a redeveloped Village Hall (20/00315)). 

2 Project Background 
In 1986 NFDC gave permission (NFDC/86/32596) for extension and alteration of the Post Office/Barton Villa 

premises. This application reduced the size of the shop (then just newspapers and sweets) and Post Office, and 

increased the residential space.  

At the time East Boldre had a separate grocer’s shop. This stopped trading in 1996 (NFDC/96/60136) when it 

was converted to a graphic design studio. This left the village with just a single, small shop, that stepped in to 

add groceries to its product range without any increase in its retail area. This has led to the cramped business 

of today with narrow, inaccessible aisles. It lacks the space required to properly support the product range it 

offers. 

The existing shop owner is keen to retire and the shop has been under threat of closure since summer 2017. 

Over this time, we have explored the two available, viable options for community owned shop premises and 

planning permission for both of these options has been granted. Unfortunately, neither option proved 

possible. 

• The existing shop owner decided to remain in the property and pulled out of the sale to us. We had 

successfully raised most of the funds required to purchase the property including £250,000 from the 

Government’s Community Ownership Fund. 

• The Village Hall site is on Crown owned, grazed land and operates under a recreational licence from 

Forestry England. Despite extensive efforts to find land to enable a rights swap we have been told that the 

Village Hall will not be granted a commercial licence for a shop. 

Despite thorough investigations by the EBCS team, we had exhausted all of the options for premises 

for a community shop. We had previously considered the chapel as a feasible option but it was not 

available until it recently came to the market. This presents a one-off opportunity that we feel we 

have to seize as the last chance to preserve our village shop and its Post Office. 
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3 The Site – East Boldre Baptist Church, Chapel Lane, East Boldre, SO42 7WP 
The application site is part of an existing development. It is not upon land with ecological designations or 

grazing rights so there is no loss of designated sites. The surrounding land uses are residential. However, the 

site is within 100m of the SSSI/SAC/Ramsar/SPA so there are biodiversity impact considerations in our 

development proposals. 
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4 Preserving the Community Status Post Office 
A Citizens Advice survey (July 2020) found consumer banking at PO counters has doubled in the past 3 years 

and for many people and businesses, PO banking is often the only remaining option. Vulnerable groups use PO 

banking most frequently, particularly those on low incomes & disabled people. A significant risk is that 70% of 

postmasters told CA that pay rates for banking do not cover the cost of providing the service. 

The existing postmaster has agreed to transfer the salaried ‘community status’ Post Office contract to operate 

from the Chapel. Retaining this contract is essential to financial viability of shop - otherwise shop would have 

to subsidise Post Office staffing. He is keen to retire from the long hours running the shop entails so we aim to 

have the shop trading by May 2023. 

5 Space to Secure the Business’ Financial Viability 
The current shop’s trade has declined significantly over the last 10 years and it has reported losses for 6 out of 

the last 8 years. Even though we are a non-profit society we must grow the business in order for it to be 

financially viable. We have tried to be sensitive to the environment in our thinking. Securing the future of this 

valuable community asset is consistent with the Thriving Forest objective of the New Forest Partnership Plan. 

Our plan to relocate the shop increases the retail space to about 96m2. The Chapel offers 187m2 of space in 

total, enabling us to emulate the highly successful Woodgreen community shop, across the forest, which 

occupies about 179m2. It also allows space for a food preparation area, office and storage space along with a 

flexible 35m2 social space for shop events (e.g. seasonal produce promotion, product tastings).  

We have a detailed business plan to return the shop to profitability, whilst covering opening hours with paid 

staff. This leads to this requirement for extra space which will allow us to: 

• Accommodate a broader product range to increase the spend per customer. Our plans to grow turnover 

by 27% do not rely on increasing the footfall and deliveries by a similar amount (a 10-15% increase in 

footfall is expected). Compared to the existing shop, this will be spread across longer opening hours, as we 

will not close for lunch, which helps to mitigate peak traffic. 

• To generate additional turnover from campsite and holiday let deliveries that require preparation space so 

that we can increase turnover without increasing footfall in our quiet, rural village. 

• Provide more storage space for cost effective bulk buying and to reduce the number of deliveries.  

• Stock more local produce to differentiate us from supermarkets and generate trade that has been lost to 

online shopping. This also reduces food miles and has a net positive effect on carbon emissions. 

• Stock products across our ranges at 3 price points so that everyone can afford to shop with us. 

• Good accessibility compared to the current shop which has a steep entrance and narrow, cluttered aisles.  

We are members of the Plunkett Foundation who advise community businesses. They recommend a space of 

100m2 for community shops with paid staff.  This is borne out locally by Pilley’s new community shop (100m2) 

and the highly successful Woodgreen community shop 179m2 which has over 60 separate local suppliers.  

A summary of our Profit and Loss forecasts are shown below (2023/24 is based on 10.5 months trading). These 

are based on extensive benchmarking of other community shops. 

Financial Year 23/24 24/25 25/26 26/27 27/28 

TURNOVER 197225 247940 257858 265593 273561 

Cost of sales 155433 195219 202955 208989 215204 

Gross Profit 41792 52721 54903 56605 58357 

GROSS MARGIN 21.2% 21.3% 21.3% 21.3% 21.3% 
      

Post Office income 7181 19150 19150 19150 19150 

Revenue grant 9400     

Admin. Expenses 59004 68495 69502 71944 73126 

Operating profit -631 3376 4551 3811 4381 
      

Tax on profit 0 -641 -865 -724 -832 

SURPLUS -631 2734 3686 3087 3549 
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The chapel space (187m2) is shown below with an initial layout. 

Our plan includes sufficient 

storage (most items will be 

displayed for sale). 

 

A kitchen/prep-area to 

support making 

sandwiches/other items for 

sale, on-site baking of fresh 

bread. 

 

Bread oven 

 

 

 

Freezers for bake off bread 

Display Fridges 

Display Chest Freezers 

Low gondolas 

Low shelving 

High shelving 

 

The counter layout provides 

space for 2 EPOS stations for 

peak times and display 

shelving and storage behind 

the counter will be used for 

high value goods (spirits, 

tobacco, medicines). 

Good visibility from the 

counters of most of the shop 

space is required. CCTV is 

planned to observe areas with 

restricted views from the 

counter. 

Office space, for stock 

ordering, record storage etc, 

will be located on the 

mezzanine. 

 

 

 

 

 

  

Toilets 

“The Old School room” (Vestry) 

A multi-use space commemorating the chapel’s 

history, displaying local art for sale, shop tasting 

events etc 

35.7m2 

 

Kitchen 

Prep area 

9.7m2 

Storage 

4.7m2 

 
 

Retail area 

96.6m2 

 

 

Store room 

5m2 Toilet 

7m2 

 

 

 

Counter area 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Mezzanine office 

21m2 
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6 Site Plan 
 

 

                         

6.1 Chapel Building 
We aim to be sympathetic to the existing building which is locally listed as a non-designated heritage asset 
and our plans do not significantly alter the facades visible from the street. We will re-use existing materials 
wherever possible in order to the build sustainably. We expect a high level of salvage will be possible from 
the demolition of the hall – roof trusses and slates etc. 
• Brick up of one small, non-original window and paint the exterior surface to match the existing exterior 

finish to secure our store room. 
• Remove a single glazed window and part single glazed door and 

replace with 3m wide double glazed French doors with 
sidelights in the old school room at the back of the building as 
shown in the plans. This will provide a brighter space with 
better energy efficiency and security. 
The doors proposed are heritage type, thermally broken Crittall 
style, with ultra slim profiles. Double Glazed units are 4mm 
toughened, low E glass as standard (thermal rating 1.5w/m2K). 

• Curtains will reduce light pollution if used after dark 

• Large window allows plenty of natural light to save energy 
 

6.2 Hall Demolition 
The ancillary hall is not original to the site (built in the 1990s), dominates the Chapel Lane boundary and 

partly obscures the view of the original chapel from the lane so, not only will its demolition allow space for 

on-site parking (section 8), this is felt to improve the street scene. The hall sits on a concrete raft and will be 

removed to ground level without disturbing the graves it was built over. 

 

Bin store 
800 x 2100 x 1165h 

3 bike rack 
720 x 330 x 225mm 

Gravel filled gullies 

3 external AC units 
w 853 x d 346 x h 602mm 

cycle repair station 

Block paved surface 

cattle grid 

6040 x 2600 

New apple tree 

New Quince tree 

New Filbert tree 

Existing Yew Tree 

New mixed wildlife hedge 

Hawthorn, blackthorn, dogwood, dog rose, hazel 

Buddleja 

Abelia 

New herb hedge (Rosemary, lavender, hyssop, 

angelica, sage, fennel, caraway, savory)  

 

Vehicle charging 

point for shop van 

New French doors 

Existing hedge 

Brick up small 

window 

Wildlife area 

Calor gas storage 

Rainwater tank 

Tomb 
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6.3 Bin storage 
• Spruce Triple Wheelie Bin Storage Unit – left to grey naturally 
• Hides unsightly wheelie bins from Chapel Ln and allows the option of securing. 
• Will be screened from street view by planting 

 

6.4 Site Access 
Pedestrian access will be through the existing wooden gate along the 

existing block paved path.  

A 20’ cattlegrid across the vehicle entrance will prevent forest animals 

coming onto site. This width allows delivery vehicles to turn into the 

shop easily and vehicles to pass each other   

6.5 Cycle rack and repair station 
• A rack for three bikes will provide cycle parking 
• By installing a bike repair station we demonstrate our commitment to 

active travel by improving the reliability of cycling as a mode of 
transport. It is a visible statement that cycling to the shop is 
encouraged. 

 
 

6.6 Air source heat pumps 
Three 18000 BTU wall split air conditioning with heat pumps will be used for limited heating and cooling. 

Separate units allow heating and cooling to be provided only when and where needed to minimise energy use  

Internal units 

• one above counter area for staff comfort - most customers come dressed for the weather. 

• one above chillers to keep them within their specified operating temperature range on hots days. 

• one in old school room for user comfort on hot or cold days 

External units 
• Mounted on the exterior walls, one external to counter area; two (one above 

the other) to right of French doors. 

NOTE: Ground source is not an option due to 400 graves on site.  

6.7 Above Ground Rainwater Harvesting 
An underground system is not an option - there are 400 graves on site.  

A 2700 litre water tank with pump and mains back up will collect 

rainwater for flushing toilets and the garden. The tank will be 

positioned beneath the toilet window on the downpipe there and be 

screened e.g. trellis with honeysuckle. 
 

6.8 Landscaping and Biodiversity 
Our intention is to create a wildlife friendly garden around the chapel, providing plants that are beneficial to 
birds and insects. The existing Yew Tree will be supplemented with three additional native fruit / nut trees and 
other shrubs and an area to the rear of the site will be left undisturbed to provide cover / shelter for wildlife. 

Boundary Hedge - We will screen the car park with a hedge of wildlife friendly, native species - 50 plants at 4 
plants/metre (Hawthorn, Blackthorn, Dogwood, Dog rose, Hazel). 

Other Planting - The existing Yew tree to the rear of the site and left-hand mixed hedge will be preserved. 
Three native trees will be planted. Wildlife friendly shrubs and herbs will encourage biodiversity. 

Signage - A simple oak sign above the door with ‘East Boldre Community Stores’ will fit with our rural area. 
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7 Traffic 

7.1 Customers 
As outlined in the Sustainable Travel Plan, EBCS aims to encourage sustainable forms of transport and 

minimise car journeys. Its plans to grow the business compared to the existing shop do not rely on a 

corresponding increase in footfall but focus on increasing spend per customer and initiatives such as deliveries 

to local campsites. 

The existing shop (170m away) does attract a number of customers, as demonstrated by the number of 

vehicles parked outside, particularly during peak times. As the chapel congregation has declined in recent 

years (leading to its eventual closure) it is expected that the overall use of the chapel site will intensify as a 

result of the proposed development. 

However, Chapel Lane also serves as the access road for residents and businesses in Sweyns Lease, Warton 

Close and Chapel Lane itself. We do we do not feel that the overall percentage increase in traffic will result in 

any significant adverse impact upon neighbouring amenity over and above the existing use of the site which 

comprises a church and ancillary function hall. 

7.2 Deliveries 
The number of shop deliveries is estimated to be 955/year (2.6 vehicle movements/day) - (Appendix 1). This is 

4% higher than deliveries to the existing shop due to increases in deliveries by local suppliers (from 30 to 150 

per year).  

One early morning delivery (before 8am) each day is essential if we are to sell newspapers. A quiet car park 
surface (not gravel) will minimise the disturbance from these deliveries. 

The extra space that the chapel building provides, allows room for more storage that means we can reduce the 

frequency of other shop deliveries, especially non-perishables. 

This level of deliveries is more than offset by the significant reduction in car journeys across the forest that 

retaining a village shop achieves. Without the village shop, many residents would make 10-mile round trips for 

daily newspapers, convenience items and vital postal services, banking, bill payment.  

There will be no increase in particularly noisy deliveries (especially calor gas bottles and logs). 

Refuse collection - business waste is collected as part of NFDC’s domestic refuse collections. 

In practice, we have little influence over suppliers’ timings and Health & Safety rules. Their drivers change 

frequently so there is little consistency in delivery behaviour.  

  



East Boldre Community Stores Limited – October 2022      10 (27) 

8 Off-Road Customer and Delivery Parking 
Requirements 

The Association of Convenience Stores advises that “parking in the vicinity of stores is often essential to 

maintaining profitability. Without easy to use, conveniently located parking provision footfall can decrease 

significantly and businesses can fail.”  

The chapel site, like the existing shop, is within 400m of the New Forest Special Protection Area (SPA). We 

need to mitigate any possible impact of customers and delivery parking on the SPA by providing private on-site 

parking at the chapel.  

A permeable surface will prevent surface water run off issues but it must be suitable for small wheeled 

delivery trolleys to be easily moved across it. To minimise the disturbance to neighbours from customer and 

delivery vehicles a ‘quiet’ surface is preferred. 

Local transport 

The shop is less than 100m from the bus stop (although there are only limited buses on Tuesdays and 

Thursdays) and there is no local community transport provision. 

The shop’s catchment area covers 12 sq miles (those for whom we are the nearest shop and Post Office) so it 

is therefore inevitable some customers will drive to the shop, especially those who live furthest away or who 

have mobility issues. 

Lack of Existing Nearby Parking Options Near the Chapel 

Traffic on Chapel Lane is generally slow moving due to a 30mph speed limit and fairly narrow lanes. Chapel 

Lane does not provide space for on-road parking without impeding the flow of traffic. 

The existing shop relies on the 6 parking spaces located across Main Road sited on grazed, Crown land. This 

provision cannot be relied upon to provide any nearby parking capacity for our business - it is not formalised 

by any legal agreement between Forestry England and the existing shop or the Parish Council and so it could 

be withdrawn at any time.  

The village hall’s car park is restricted by the terms of its licence from Forestry England to use by recreational 

users of the hall. 

Comparison With Other Village Shops’ Parking Solutions 

Pilley, Bartley and Woodgreen shops serve similar communities to ours.  

 Covered area m2  HCC Max spaces Total spaces Area sq m Surface 

Woodgreen 185 13 13 (2 disabled) 429 Tarmac 

Pilley 112 8 7 (1 disabled) 204 Tarmac 

Bartley 90 6 3 50 Block paving 

E Boldre Baptist Church  169 12 10 (2 disabled) 288 Block paving 
 

8.1 Our Parking Proposal  
A 11.6m wide space is needed for cars to be able to park and manoeuvre; neither of the existing unbuilt areas 

on the site are wide enough to accommodate this. Demolition of the ancillary hall will make space for onsite 

customer and delivery parking.  

Our proposal allows for 10 spaces (2 disabled) which will also be used for delivery parking. This is less than 12, 

the maximum on-site parking provision allowed by Hants County Council Parking Standards for food retail 

premises as many customers will walk or cycle to the shop.  

Individual bays will not be marked out to stop the space looking regimented. 

We propose a buff coloured, block paved surface with granite sett edging laid 

on compacted aggregate with a sand screed. (Marshalls Drivesett Tegula 

original in Harvest or similar to match natural colours in the local landscape). 

This matches the type of blocks used for the existing charcoal block paths at 

the chapel that we intend to retain. Wherever possible we aim to work with 

the materials on site reusing anything we can. 
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9 Sustainability Statement 

9.1 Reducing the Need for Energy 
Damp will be treated to reduce heat lost through walls and loft spaces will be insulated. 

Double glazed thermally broken aluminium French doors will replace the single glazed door and window. 

9.2 Reducing Consumption 
A DEFRA supported study found that retail food outlets are 
responsible for around 3% of the national total electrical energy 
consumption with refrigeration systems accounting for up to 
60% of this. 

Electricity will be our second highest cost after wages, 75% of 
which is due to refrigeration.  

We have selected energy efficient units, opting for display chest 
freezers rather than upright ones solely for the significantly 
improved energy efficiency they offer (1/4 of the energy used by 
upright display freezers).  

All lighting will be LED and will be specified to the minimum lux 
levels recommended for the uses proposed.  

In general, shops like ours are unheated throughout the year as the chillers generate sufficient heat and 

customers are generally dressed for the weather. The limited heating that we have incorporated in our plans is 

from air source heat pumps which are nearly 4 times more efficient than electrical heating and half the costs 

of central heating. This will only be used in cold weather in the counter area for staff comfort and in the old 

school room when it is being used. 

These air source heat pumps are primarily included in our plans for cooling on hot days to keep the 

refrigeration units within their specified operating temperature, improving their longevity and energy 

efficiently. Feedback from other shops and suppliers is that the energy consumed by the air conditioning units 

is less than the alternative increase in chiller energy consumption without them in hot weather. 

The existing damp issues in the chapel will be fixed by injecting a damp proof course and removing the 

hygroscopic, efflorescent salts. Dry walls provide better thermal insulation. 

9.3 Solar Photovoltaic Panels – a financial necessity 
Community shops are, in general, marginal businesses and many find themselves facing financial losses due to 

rising energy bills and are uncertain of their future. Some are being forced to consider redundancies, others 

face closure, some, like us are looking to solar PV panels to mitigate the increased costs 

Even with the energy efficiency measures planned above 
our anticipated annual electricity consumption is 
20,000kWh per year. At 19.1p/kWh or even the current 
28.3p/kWh this is affordable (£3,860 - £5716 per annum).  

However, the Institute of Chartered Accountants of 
England and Wales are predicting prices of 90p/kWh 
(£18,180) which, given our profit and loss forecasts in 
section 3 quite simply isn’t viable. 

To mitigate increasing energy prices and provide a long-
term sustainable energy solution, we will install an 10.4kW 
solar PV system with battery storage on the WSW roof of 
the building, effectively halving the shops energy bills and 
maintaining the business’s financial viability. This system 
(28 x 400W panels, each 1.024m x 1.88m) will cover the 
majority of that roof slope. 

A structural engineers report will be commissioned prior 
to installation to ensure the roof can sustain the load. 
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9.4 Flood Risk 
The property is in flood zone 1 (low risk) – see appendix 3 (section 15.2) for Environment Agency flood map.  

The location is not at risk from other sources of flooding (surface water, reservoirs etc) - See Appendix 3 for 

Defra Risk of Flooding from Surface Water data download (see map in section 15.1). 

The New Forest National Park Authority have confirmed that the site is not in an area which has critical 

drainage problems as notified by the Environment Agency. 

There is no history of flooding in the area (see map in section 15.3) 

Our application seeks to change use from F1 (place of public worship) to F2a (a village shop). According to the 

National Policy Planning Framework, Annex 3: Flood risk vulnerability classification, this does not constitute an 

increase in the vulnerability of the site’s use. 

The site is 0.23 acres (less than 1 hectare)  

This land use change should act to reduce the local flood risk. Our plans replace the hall with a permeable car 

park surface that allows run off absorption over a large area and allow for some small scale rain water 

harvesting (2700l) reducing run off created. 

9.5 Carbon Reductions 
Our plans make use of an existing building and we will retain or reuse its existing materials where possible. 

A high degree of salvage is expected from the demolition of the hall (roofing slates, wooden beams, 

sanitaryware, etc) 

9.6 Water Efficiency 
• A rainwater harvesting system will collect water for flushing the toilets (section 6.7). 

9.7 The Business 
• By retaining a village shop we reduce car journeys across the forest for banking and convenience items. 

• We will supply and promote local produce 

• Providing cycle parking and a cycle repair station to encourage car free travel to the shop 

• An electric van to reduce our carbon emissions when making deliveries locally or collecting local produce 

• Supply a range of refillable, environmentally friendly cleaning products to reduce plastic waste we’ll use 

sustainably sourced/recycled paper (all FSC certified). 

• Recycling as much of our waste as we can, we will also have a TerraCycle recycling station for customers to 

recycle waste that cannot be processed by NFDC/HCC (e.g. crisp bags, cheese wrappers, cosmetic 

packaging). 
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10 Heritage Statement 

10.1 Significance of the Chapel’s Heritage 
East Boldre’s Baptist Chapel site is in a conservation area and the chapel is a locally listed non-designated 

heritage asset. The chapel’s 0.23 acre site contains two buildings and 400 unmarked graves from 1837 – 1898 

(140 are children under 5): 

• Chapel 

o Built in 1844 of brick, now painted, under a slate roof, it features lancet shaped main doors and 

windows (now with UPVC frames). A simple, symmetrical hipped gable façade faces Chapel Lane. 

 

Two original windows in the front façade are bricked up.  

A 1977, flat roofed extension disturbs the symmetry but is 
set well back from the main façade.  

Largely unadorned save for a plaque commemorating the 
building’s evolution. 

• Ancillary Hall (planning ref NFDC/91/47877) 

• Built in the 1990s of brick construction under a 
slate roof with modern UPVC windows. 

• It sits partly in front of the chapel and, sited 
50cm from the plot’s Chapel Lane boundary, it 
dominates the street view. 

 

 
The Chapel played a central role in village life providing a source of local identity and contributes to the 

collective memory of East Boldre residents. Many local adults remember attending services and Sunday school 

there, ‘Carols by Candlelight’, Harvest festival and Easter egg hunts were annual highlights along with quiz 

nights and barbeques and children enjoyed the holiday club and ‘messy breakfasts’ there as recently as 2019.  

10.1.1 Designation Records 

• The National Heritage List for England shows the nearest grade II listed buildings are the Thatched 

Cottage and Wayside Cottage (shown in purple on map below and both ~50m away from the chapel). 

• Hampshire Historic Environment Records contains no listing for East Boldre Baptist Church 

• New Forest NPA Map of Locally 
Listed Buildings shows the chapel 
building (in black) as a building with 
vernacular detailing/local historic 
interest that is within a conservation 
area.  
The ancillary 1990s hall (that we 
propose to demolish) is not similarly 
listed. 

 

 

 

https://gismaps.newforestnpa.gov.uk/webmap/Map.aspx?MapName=planning&initialDialog=layersDialog&tst=1
https://gismaps.newforestnpa.gov.uk/webmap/Map.aspx?MapName=planning&initialDialog=layersDialog&tst=1
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10.1.2 NF NPAs Forest South East Conservation Area Character Appraisal 2008 
Many Grade II listed buildings in the area are cob/thatch construction. Later (C19) locally listed non-designated 

buildings, such as the Baptist Chapel, are mainly of brick construction under a slate roof and generally blend in 

reasonably well with the more historic elements of the area. The chapel, Yew Tree Cottage and Red Cottage 

form a small group of locally listed buildings with vernacular/cultural interest. 

The character area of East Boldre to East End key characteristics are listed as including: 

• 10 grade II listed buildings and 93 buildings of local, vernacular and cultural interest. 

• Strong boundary features, including trees and hedges. 

• Generally restricted views out of the character area at ‘eye-level’. 

• Some inappropriate modern development.  

10.1.3 History of the Chapel 
The Baptist community in East Boldre (Beaulieu Rails) first met in Mr Tinsley’s house in 1809 and then in a barn 

temporarily as numbers grew. Captain Perry bought a plot and gave permission for the first chapel to be built 

on the site (‘Ebenezer Chapel’ - 34’ x 17’) in 1810 with funds raised from local people. It was the first church in 

East Boldre. 

A rebuild was necessary in 1818 - there are few records save that it was expanded and 2 galleries were added. 

The site was acquired by the church for £20 from Cpt. Perry in two tranches (the chapel itself in 1819 and in 

1823 a plot for a graveyard). Further land and 2 cottages were also acquired in 1837, intended for a manse, 

but sold in 1914, save for the ends of their gardens which had been used to expand the graveyard in 1889. This 

gave rise to the odd shaped plot we see today. 

In 1844 the existing building was created, funded by a loan repaid by members of the church. A small 

extension in 1977 created the side entrance and a kitchen. 

The church includes a 900-gallon baptistry which was filled with water from Hatchet Pond brought by cart as 

there was no running water or electricity on site until 1949. Prior to that, baptisms had allegedly been carried 

out in Hatchet Pond. 

In 1912 new metal framed windows were installed (now replaced with uPVC). In 1965 flush toilets were 

installed. Original wooden floors were replaced with solid concrete in the 50s and teak parquet flooring was 

laid in the chapel and pine block flooring (from Lymington’s old Town Hall) in the vestry in 1968 (now 

carpeted). The building was re-roofed in 1978. A photo shows the chapel had a pulpit and panelling in about 

1926, which was replaced in the 1980s with pine panelling. In 1985 the gravel parking area at the front of the 

plot was tarmac’ed. 

These works, other maintenance and improvements were funded over the years by the members of the 

church. Members were typically farm labourers and not affluent, their ranks were swelled in the Great War by 

members of the RFC from East Boldre’s airfield. The congregation peaked in the late C19 and early C20 but had 

dwindled to 15 members by the 1980s and the church finally closed in October 2021. 

 

 
August 2022 – simpler pine panelling, teak parquet 

The original and 1980s pews are gone. 
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Loft flooring = tresle table tops from 1893! 

 
Gallery has uPVC glazing – replace with simple metal railing 

10.2 Our Proposals and their Impact 

10.2.1 Demolition of hall to create car park 

     
The chapel’s ancillary hall is an inappropriate modern development, restricting views of the more significant 
chapel building from Chapel Lane. There is only a very small area from which its whole façade and its simple 
symmetry can be enjoyed (above).  
The proposal is to demolish the hall make way for off-road parking, screened by a native hedge to provide a 
strong boundary feature.  
This has a beneficial effect in several ways: 

• Reverts the site to its original built form and reveals wider views of the chapel from Chapel Lane,  

• Reinstates the Chapel’s original boundary hedge, removed in 1967 when the site’s Chapel Lane 
boundary was moved back from the road by 3’ to create some car parking. 

• Opens up the vista between the chapel and Yew Tree Cottage (also locally listed) to the east.  

• Further improving the setting - the large, old Yew in the plot’s SE corner will be visible from the lane. 

 

10.2.2 Replace Old School Room/Vestry Window and Door 
We propose to replace the rotten, single glazed door and 
window (hidden by ivy) with French doors. The doors proposed 
are heritage ‘Crittall’ style, with ultra slim profiles (section 6.1).   

This door and window appear to be original to the vestry so this 
impacts the original fabric of the building but is considered less 
than substantial harm to the significance of the building. 
Changes are to the rear of the building and the vestry wall is set 
back from the line of the main chapel wall so will not be visible 
from Chapel Lane or from much of the chapel plot.  

We believe this impact is justified as our proposal lets much 
more natural light into this room to reduce energy used for 
lighting this social space improving its ambience as well as 
offering better security. (The shed will be removed). 
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10.2.3 Community Use 
Our proposal is beneficial as it retains the chapel for community use and the shop and Post Office will be an 

active and inclusive focal point in the village. The building will continue to provide a source of local identity 

and contribute to the collective memory of local residents, albeit in this new role. 

10.2.4 Solar Panels 
The chapel’s dark grey slate roof is only visible 
in limited parts from the open forest due to 
trees and hedges so the proposed black PV 
panels should not be overly visually intrusive.  

The panels do not extend up to the roof ridge 
and will be set in from each gable end so they 
are not visible from ground level on the gable 
end facades and, therefore, do not impact the 
symmetry of these facades. 

A structural engineer’s report will be sought to 
ensure the roof structure can bear the load of 
the panels prior to their installation. 

Red arrows point to chapel roof in photos.  
Picture taken from forest end of Chapel Lane  

The roof on which the solar panels will be sited faces the open forest but is largely screened by trees. From any 
position only a small part of the chapel roof can be seen. They will therefore have little impact on the 
character of the local conservation area. Other nearby solar installations are more visually intrusive. 

Pictures taken from various positions near the village hall. Black arrow (below) marks a very recent solar 
installation at Bracken Lodge, Chapel Lane. 
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10.2.5 Baptistry 
We believe the baptistry still exists but are uncertain of its location and the type any current floor surface over 

it.  If necessary, it would be filled with sand to preserve this feature with a suitable floor surface laid over. 

10.2.6 Remedial Works to Address Damp 
A damp proof course will be injected around the building’s periphery. Most of the 1980’s interior panelling will 

need to be removed to fully investigate and rectify rising damp issues in the chapel building. If it proves 

reusable, we intend to reinstate this panelling on those parts of walls not covered by display shelving. Our 

proposal does not impact the historic fabric of the building, rather it acts to preserve it. 

11 Ecology and Biodiversity 
An aerial view of the site and its surrounding area is shown in section 16.3. 

The Biodiversity maps (MAGIC – Defra’s publicly available map system) for statutory land designations and 

habitat types around the chapel site are included in Appendix 4. 

The Biodiversity checklist for a full planning application, completed with input from MAGIC, has been 

submitted separately to this document with our planning application. 

In summary, the relevant entries in the checklist are addressed below: 

Section 1 

• The Baptist Church site is within 2km of land designated as both a Special Protection and Ramsar area – 

about 80m away. 

• MAGIC shows the site as being outside the SSSI Impact Risk Zone (IRZ) boundary (section 16.1). 

Section 2 

• MAGIC along with telephone advice from the Hampshire Biodiversity information centre was used to 

understand the priority habitats within 100m of the site. (section 16.2). 

Comments on the Biodiversity Checklist 

This proposal is not expected to have any negative impact on the priority habitats within 100m of the site (all 

over 80m away) or the SPA/Ramsar/SSSI area (similarly 80m away). Ian Barker, NFDCs ecologist, when 

consulted by phone about our proposals, indicated this development has no impact pathway on the 

surrounding designated land. 

Indirectly our proposal may benefit this designated land. The existing shop owner is keen to retire and our 

proposal effectively moves the village’s shop from its existing position on Main Road immediately adjacent the 

designated land.  

The site will remain non-residential and no new construction is proposed. 

The chapel building remains largely unchanged, including its surface and foul water drainage. The shop’s 

limited opening hours will generally leave the site dark at night. The new French window proposed for the 

vestry faces away from the designated land, is well screened by the site’s boundaries and will be fitted with 

curtains/blinds. 

The 1990s hall will be demolished with resulting materials removed from site. Some will be sold as salvage 

with the remainder disposed of by professional demolition contractors.  

The hall has no roof void or visible gaps, crevice, cracks, hanging tiles of timber cladding likely to provide bat 

roosts. No trees, woodland, scrub or hedgerows will be affected by the proposal and there are no waterways, 

ponds or meadows. etc close to the application site. The chapel site is largely laid to lawn which has been kept 

mown. 

The existing hedge on the boundary with Yew Tree Cottage (lilac, ivy, yew, holly) and the large old Yew tree on 

site will be retained. 

Section 6 shows that our proposal adds a native hedge (hazel, blackthorn, hawthorn, dogwood, dog rose) on 

the boundary with Chapel Lane, fruit trees and other wildlife friendly planting to the site. An area to the rear of 

the site will be left undisturbed to provide cover and shelter for wildlife. 
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12 Planning Policy 
In considering this application, several of the policies of the National Park Authority’s Local Plan will apply. The 
proposal is advanced by our community benefit society, to keep a shop and post office alive in East Boldre, in 
direct accordance with Policies DP41 and SP39. No physical extension is required. It is therefore hoped that the 
proposal can be supported on this basis. 

12.1 DP41 – Village convenience shops 
This may be the most applicable policy, which states that:  

Outside the Defined Villages, small-scale convenience shops within rural settlements that serve local needs, 

… will be permitted, together with small-scale extensions of existing shops.  

This is considered a small-scale and very vital shop for the residents of East Boldre, a high percentage of whom 

do not own a car. No physical extensions would be required in order to facilitate it.  

Any development should not extend into the open countryside or have impacts on adjoining land uses  

As noted above, there would be minimal physical impacts to the change of use of the chapel to a shop which 

does not incur any significant noise, emission or other potential planning ‘impact’.  

This proposal moves the shop and Post Office away from their existing forest-side location (which is 

designated SSSI) alleviating any pressures they create upon it. 

The 1990s hall dominates the street scene and obscures the view of the chapel, a listed (non-designated) 

heritage asset. Demolition of the hall and its replacement with the car park, largely screened by native, wildlife 

friendly hedging is considered to improve the street scene. 

The creation of these 10 on-site parking spaces provides off road parking so that customer parking and 

deliveries do not impact traffic flow on Chapel Lane. However, it is strongly encouraged that users of the shop 

would walk or cycle as this is a local convenience shop which aims to serve the immediate community within a 

two-mile radius. Campsite deliveries will boost turnover without increasing footfall. Overall, it is considered 

that there will be little adverse impact by way of car traffic movements.  

The potential effects of farm shops on other shops in neighbouring villages will be assessed.  

Our parish’s only existing shop is at risk of closure which only serves to heighten the need to find an 
alternative solution to safeguard its future. Undertaking a google maps search of shops near East Boldre, it is 
clear that the nearest other shops are in Beaulieu, with nothing at all to the west, south or east of the 
application site. The nearest alternative Post office is in Pilley, a 4.5 mile journey.  

Therefore, it is considered that this proposal is wholly compliant with Policy DP41. 

12.2 SP39 – Retaining Local Community Facilities 
A further policy to consider in this case is SP39 regarding local community facilities. This policy sets out how:-  

The Authority will support the retention of existing community facilities throughout the National Park and 
prevent their loss or redevelopment where they contribute to the sustainability of local communities. The 
Authority will support the development of essential local community facilities where the proposal is of clear 
and direct benefit to the local village or rural community; the scale of the proposed facility is proportionate 
to the local areas; and they are accessible to the local communities they will serve.  

In this case, we have a local community facility in the form of the sole shop and post office that is under threat 
of closure. To prevent its loss through lack of viability a larger space is needed. It is of clear and direct benefit 
to residents of East Boldre, so much so that the village has set up a non- profit, voluntary society to take it on. 

It is of particular benefit to those without a car, and East Boldre has a surprisingly low level of car ownership. 

9% of households have no vehicle, and there is only a very limited bus service 2 days a week. The scale of the 
proposal is considered to be proportionate to the catchment served; this proposal also preserves the Baptist 
Chapel, a locally listed heritage asset, originally funded by members of the community for future use by that 
community. As such, the proposal is considered to wholeheartedly meet with this policy.  

12.3 SP42 and SP43 - Employment  
We plan to preserve and expand the employment opportunities the existing shop offers that will be lost when 
it closes. This may only be limited employment but these jobs are important to the people who do them. Our 
plans would provide two local full-time jobs, ancillary employment (cleaner, bookkeeper, newspaper delivery) 
and a variety of volunteering opportunities. 
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12.4 SP11 - Reducing the need to Travel by Car 
We have exhausted alternative options for a site to establish a community shop over the preceding 4 years, so 
acquiring the Baptist chapel presents a one-off opportunity to preserve this vital amenity in our village. 

Without the village shop, trips currently made to the village shop or Post Office for convenience items and 
accessing cash, many by foot or bike, would be replaced by a car journey to the alternatives (a 10-mile round 
trip). Every online shopping order generates delivery van traffic in the village. One delivery to the shop 
potentially replaces multiple individual deliveries from online shopping. 

12.5 SP16 Historic and Built Environment, SP17 Local Distinctiveness, DP18 Design Principles 
Our proposals largely protect and enhance the significance of this locally listed building, its setting and this 

conservation area as outlined in section 1010.2. Our plans help secure the long term conservation of the 

chapel while retaining it for use by residents of East Boldre. 

The proposed change of use would allow us to 

• move the existing village shop/Post Office way from the SSSI designated Crown grazing land. 

• Preserve this vital village amenity and secure its financial viability so East Boldre remains a vibrant 

place where people want to live. 

• Create an accessible shop with none of the problems of the existing shop (narrow cluttered aisles, 

steep entrance ramp). 
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13 Appendix 1 – Delivery Details 

13.1 Current Annual Deliveries to East Boldre’s Shop 
 Deliveries Timing Comment 

Smiths News 365 5am - 7am Early timing dictated by Smiths News 

Bookers 52 8:30am - 1:30pm Weds morning 

Supermarket 208 7am - 9am Non-bulk items and milk, 4  per week 

Logs kindling 10 12pm - 4pm More in winter than summer 

Bottled gas 15 10am - 12noon Tuesdays or Saturdays, twice a month in summer 

New Forest Fruit 60 lunchtime 2/week during 7 month season, only 400mm away. 

Eggs 52 9am - 1:30pm Tuesday 

Bread delivery 52 10am - 12noon Mon, Weds or Fri 

Ice Cream 20 9am - 5pm 3 deliveries/month in summer 

Cards 6 9-10am Xmas, Easter, Valentines, Mothers Day, Fathers Day + 1 

East Boldre Jam 3 9am - 5pm  

Cakes 26 10 - 11am  

Supply Line 16 11am - 1:30pm Miscellaneous goods 

Local suppliers 30 9am - 5pm Typically in a car 

TOTAL 915   

13.2 Proposed Annual Deliveries 
It is expected that the current suppliers and associated deliveries will largely continue unchanged. To meet the 

increased turnover target (~27%) the volume of goods supplied in each delivery will be larger, rather than 

deliveries being more frequent.  

With the improved storage space our planning proposal provides, we will reduce the frequency of some non-

perishable supplier deliveries. This will partially offset additional deliveries from small local suppliers necessary 

to our plans to promote local food, reduce food miles and achieve a net reduction in carbon emissions. 

 Deliveries Timing Estimated Change 

Smiths News 365 5am - 7am - 

Bookers 52 8:30 - 1:30pm - 

Supermarket 185 7 - 9am Reduced - dictated by milk every 2 days (23 less) 

Logs kindling 4 12pm - 4pm Reduced - more space for storage (8 less) 

Bottled gas 15 10am - 12noon - 

New Forest Fruit 60 lunchtime - 

Eggs 52 9am - 1:30pm - 

Bake off Bread  40 10am - 12noon Reduced - more freezer storage (12 less) 

Ice Cream 16 9am - 5pm Reduced - more freezer storage (4 less) 

Greetings Cards 6 9 - 10am - 

East Boldre Jam 2 9am - 5pm Reduced - more storage 

Cakes 0 10 - 11am Switch to local suppliers (26 less) 

Supply Line 8 11am - 1:30pm Reduced - more storage (8 less) 

Local suppliers 150 8am - 6pm Meat/dairy goods weekly deliveries due to shelf life have 
led to this high number.  

Many deliveries by car rather than van. 

All will be between 8am - 6pm on weekdays, spread 
evenly thru’ year - most will be after 9am. 
 

TOTAL 955   
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14 Appendix 2 – Project Costs and Funding 
To achieve our plans, we need to raise £659,500 (£610k capital, £50k revenue). 

This is based on a detailed cost study for the property acquisition, building works required, shop fit, 

equipment, project costs and operating reserves. This also includes 10% contingency for the build, demolition 

and shop fit costs to cover any over-runs to ensure we can bring our development project to a successful 

conclusion and start trading from a financially sound position. 

14.1 Share Offer = £200,000 
The share offer plays a key role in engaging the community with our project and having a truly ‘invested’ 

membership who are loyal to the business, in turn which will help to boost turnover.  It will also demonstrate 

to funders that there is strong community backing for the project. We plan to launch our share offer in 

December 2022 once we have: 

• Planning approval to expand the shop space which underpins our business case. 

• Confidence in our funding strategy based on discussions with funders.  

• A legal agreement in place regarding the transfer of the Post Office with the current Postmaster. 

14.2 Community Ownership Fund = £299,500 
We will be submitting an application to the government’s community ownership fund (COF) for funding by 

December 2022. If successful, this funding would provide a capital award to match £250,000 raised through 

the share offer and grants along with £49,500 of revenue funding. 

Our previous application in August 2021 for £250,000 was successful and we hope to repeat this success. The 

community our non-profit society serves and our business plan remain largely the same – it is just the site of 

the community shop that has changed. Our goals clearly align well with this fund’s criteria. 

14.3 Other Grants = £160,000 
We aim to raise a further £160,000 from a mix of local private, public authority and lottery funding sources. 
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15 Appendix 3 – Flood Map 

15.1 Risk of Flooding Due to Surface Water 
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15.2 Risk of Flooding due to Rivers / Sea – lowest risk class 
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15.3 Local History of Flooding - none 
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16 Appendix 4 – Biodiversity 

16.1 Biodiversity – Statutory designations 
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16.2 Biodiversity – Priority Habitats 

 

SINC site 

As advised by HBIC 
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16.3 Aerial view of site and Surroundings 

 

Green pin – SINC woodland Blue pin – Mature Yew Tree Red pin – chapel building Orange pin – 1990s hall to be demolished 

 


