


PART 1

EAST HAMPSHIRE DISTRICT COUNCIL

PLANNING COMMITTEE
REPORT OF THE DIRECTOR OF REGENERATION AND PLACE

Applications to be determined by the
Council as the Local Planning Authority

14 November 2019

SECTION 1 – SCHEDULE OF APPLICATION RECOMMENDATIONS 

Item No.: 1

The information, recommendations, and advice contained in this report are correct as at the 
date of preparation, which is more than one week in advance of the Committee meeting. 
Because of the time constraints some reports may have been prepared in advance of the final 
date given for consultee responses or neighbour comments.  Any changes or necessary 
updates to the report will be made orally at the Committee meeting.

PROPOSAL Variation of condition 3 of 52747/012 to allow an increase number of 
families from 2 to 5, variation of condition 4 to allow an increase of 
caravans from 6 to 10 and variation of condition 10 to allow 
substitution of approved site layout with a new layout plan (amended 
site layout plan received 10/6/2019)

LOCATION: Hill Top Stables, Devils Lane, Liphook
REFERENCE: 52747/015 PARISH:Bramshott/Liphook
APPLICANT: Mr Doran
CONSULTATION EXPIRY: 03 May 2019
APPLICATION EXPIRY: 27 May 2019
COUNCILLORS: Councillor A B L Glass, Councillor B Mouland, Councillor R J 

Standish
SUMMARY RECOMMENDATION: PERMISSION

This application is included on the agenda at the discretion of the Service Director for 
Regeneration and Place.



Site and Development

Site

The site is approximately 0.9 hectares and lies on the eastern side of Devils Lane, with 
vehicular access on the western boundary. The site rises from the road and there is an 
embankment along the boundary with Devils Lane, enclosed with mature vegetation, other 
than where the access has been formed.
  
The site falls outside the defined settlement policy boundary for Liphook and is, therefore, an 
area where countryside Policies apply.  It is also outside the South Downs National Park, and 
there is no public right of way across the site. 

The site has planning permission, granted at appeal on 4 February 2015 under reference 
52747/008, for the use of the land for the keeping of horses, two stables blocks, stationing of 
caravans for residential occupation for single gypsy family, hard standing, septic tank 
and utility room and the removal of the requirement for named occupiers. 

In 2016 permission was granted for an additional pitch for 2 caravans for residential 
occupation for a single gypsy family with associated hard standing and utility room and to vary 
the layout on existing site.  This granted permission to intensify the use on the site, to 
accommodate members of the applicants’ family.  The development that has been permitted 
is at the front of the site (the western end), with a stable block to the rear. 

Development

The current application seeks a variation of conditions three, four and ten from the 2016 
permission, to extend the site (this is retrospective as new hardstanding has already been laid 
on part of the former paddock), to vary the layout, to further intensify the use by increasing the 
number of families and pitches from two to five and to increase the number of caravans from 
6 to 10.  Two new amenity buildings are proposed to be sited, each with dimensions of 4m x 
5m and a pitched roof to a height of 3.56m.

Relevant Planning History

52747/001 - Certificate of lawfulness for the continued use of the land for grazing of horses 
the temporary siting of movable buildings. 31/05/2011 Refused

52747/003 - Change of use from agricultural land to mixed use for keeping of horses, siting 
of two stable blocks, stationing of four caravans for occupation for single gypsy 
family, (which includes two touring caravans), associated hard standing, septic 
tank and utility room & alterations to access. Refused 01/08/2012   

52747/005 - Change of use from agricultural land to mixed use for keeping of horses, siting 
of two stable blocks, stationing of caravans for residential occupation for single 
Gypsy family with associated hard standing, septic tank, utility room and 
alterations to site access (retrospective). Resubmission of 2747/003. Temporary 
Permission 27/02/2013  



52747/008 - Variation of conditions 1 and 2 of 52747/005 for permanent planning permission 
for the use of the land for the keeping of horses, two stables blocks, stationing of 
caravans for residential occupation for single gypsy family, hard standing, septic 
tank and utility room and the removal restriction to named occupiers. Refused, 
04/08/2014 but allowed on Appeal  

52747/009 - Change of use of land to use as a residential caravan site for 6 gypsy families, 
each with 2 caravans, erection of 6 amenity buildings, laying of hardstanding 
and construction of access road.  (Found to be an invalid application and not 
determined, 2015)

52747/012 - Additional pitch for 2 caravans for residential occupation for a single gypsy 
family with associated hard standing and utility room and to vary the layout on 
existing site. Permission 22/07/2016 (ie. the site currently has permission for two 
Gypsy families).

Development Plan Policies and Proposals

The Draft version of the Local Plan (2017 -2036) was published under Regulation 18 of the 
Town and Country Planning (Local Planning) (England) Regulations (2012) for public 
consultation from 5 February to 19 March 2019. Paragraph 48 of the NPPF (2019) sets out 
the circumstances when emerging planning policies may be given weight in determining 
planning applications. Based on the current early stage of preparation, the draft Local Plan 
policies are currently afforded no weight. 

East Hampshire District Local Plan: Joint Core Strategy (2014)
CP1 - Presumption in favour of sustainable development 
CP2 - Spatial Strategy
CP10 - Spatial strategy for housing
CP15 - Gypsies, travellers & travelling showpeople
CP19 - Development in the countryside
CP20 - Landscape
CP21 - Biodiversity
CP22 - Internationally designated sites
CP25 - Flood Risk
CP27 - Pollution
CP29 - Design
CP31 - Transport
CP32 - Infrastructure

Planning Policy Constraints and Guidance

National Planning Policy Framework (NPPF) February 2019

In this instance the following sections of the NPPF are considered to be particularly relevant 
to the consideration of the development;

1. Introduction
2. Achieving sustainable development 



4. Decision-making 
5. Delivering a sufficient supply of homes 
9. Promoting sustainable transport 
12. Achieving well-designed places 
14. Meeting the challenge of climate change, flooding and coastal change 
15. Conserving and enhancing the natural environment 

Planning Policy for Traveller Sites (PPTS) (2015)

Sets out national guidance for planning for traveller sites and determining applications.

East Hampshire Gypsy, Traveller and Travelling Showpeople Accommodation Assessment 
(GTAA) (Aug 2017)

Provides an evidence-based assessment of current and future accommodation needs for 
gypsies, traveller and travelling showpeople in the East Hampshire area including a 
breakdown for the area covered by the South Downs National Park.

East Hampshire Five Year Supply of deliverable land for Gypsies, Travellers and Travelling 
Showpeople (As at 30 September 2019)

Sets out the five-year supply position in East Hampshire District (excluding the South Downs 
National Park) as required by the PPTS.

East Hampshire Vehicle Parking Standards Supplementary Planning Document 2018

Consultations and Town/Parish Council comments 

Planning Policy Officer - The Planning Policy Officer has provided detailed comments on the 
policy aspects of this application, which are referred to in detail in the Planning Assessment.

Environmental Health (Pollution) - Some concerns have been raised regarding the capacity of 
the existing septic tanks to cater for further development, and the fact that the drainage for the 
existing septic tanks is under the area where the new hardstanding has been laid.

EHDC Drainage Consultant - Originally raised no objection subject to the septic tanks being 
adequate to cope with the increase in occupants of the site.  
On re-consultation, some concerns raised over the fact that the existing drainage outfall for 
the septic tanks on the site is under the area where the new hardstanding has been laid.  It is 
considered that further details are required, but it has been agreed that these could be 
required by a condition if permission were to be granted.

Natural England - No comments received

Hampshire County Council Highway Authority - No objection subject to a condition.

EHDC Traffic Management Team - Details of car parking locations are requested to be 
provided.



HCC County Ecologist - No objections.

Landscape Officer -No objection provided the proposed new hedgerow is to the same 
specifications as that already approved for the site on the previous permission.

Bramshott and Liphook Parish Council - Objection.
The proposal would be harmful the character and amenity of the surrounding landscape.
The increase in traffic would be inappropriate for the area.
The proposal goes beyond the original personal permission granted to the Keet family who 
had connections to Liphook.
There is potentially capacity available for gypsy accommodation at sites elsewhere in the 
parish.
EHDC should check that the current applicant has a gypsy status.

Representations
Thirty-three representations have been received, 32 objecting and 1 in support

In support it is stated that there is a shortage of affordable housing in Liphook and that this 
would extend an existing use.  It is felt that human needs should outweigh concerns regarding 
property values.

In objection it is stated that:

a) the access is unsuitable for additional traffic, which would also have a severe impact on 
the operation of the road and exacerbate issues of safety that already exist on this narrow 
road;

b) intensification of use would detract from the character of the area and upset local 
tranquillity;

c) there is stated to be a reoccurring disregard for planning conditions by the applicant;
d) outside the scope of the Local Plan;
e) pressure on schools;
f) the site is not suitable for the proposed use due to being in open countryside and remote 

from facilities;
g) the site is not fully screened from Devils Lane or from more distant views, some of which 

are from the SDNP;
h) the site has been used for commercial purposes, contrary to its planning permission;
i) the applicant appears to have no local connections to the area, whilst the previous 

permission was due to 'personal' family reasons and local connections;
j) danger to other users of Devils Lane, particular cyclists, walkers and children;
k) overdevelopment of a small site;
l) the development would no longer be of a 'modest scale';
m) no need for additional Gypsy/Traveller sites in Liphook;
n) existing conditions should be enforced;
o) concerns about further increases in the future;
p) existing works should be required to be removed as soon as possible;
q) wildlife and biodiversity in the area should be protected;
r) the recent Appeal refusal on an adjacent plot sets a precedent and provides grounds as 

to why this should be refused.



Determining Issues

1. Planning Policy for Traveller Sites and the principle of the development
2. Visual impact and impact on the character and appearance of the area
3. Impact on the amenity of neighbouring properties
4. Highway implications
5. Drainage and flood risk
6.  Nature Conservation Issues
7. The planning balance

Planning Considerations 

1. Planning Policy for Traveller Sites and the principle of the development

The following sets out the planning policy context for gypsy/traveller accommodation.  

National Planning Policy Framework (NPPF)

The main focus of plan making is to meet identified development needs where possible, in a 
sustainable way. At the heart of the NPPF is a presumption in favour of sustainable 
development, as documented in paragraph 11 of the NPPF.

With specific regard to housing, the NPPF says, 
“To support the Government’s objective of significantly boosting the supply of homes, it is 
important that a sufficient amount and variety of land can come forward where it is needed, 
that the needs of groups with specific housing requirements are addressed and that land with 
permission is developed without unnecessary delay” (para 59) and “the size, type and tenure 
of housing needed for different groups in the community should be assessed and reflected in 
planning policies (including, but not limited to, those who require affordable housing, families 
with children, older people, students, people with disabilities, service families, travellers, 
people who rent their homes and people wishing to commission or build their own homes). 
(Para 61). 

Planning Policy for Traveller Sites (PPTS, 2015)

Whilst the NPPF refers to the needs of different groups in the community, planning policy 
regarding Traveller accommodation is addressed in PPTS. PPTS is national planning policy 
and is read alongside the NPPF. The NPPF and PPTS are material planning considerations.  
This is clarified in the NPPF. 

With regards to plan making, PPTS requires councils to set targets in development plans 
which address the likely need and maintain a five-year supply of deliverable land for traveller 
pitches. 

With regards to decision taking, policy H sets out criteria for consideration. This includes the 
existing level of local provision and need for sites and the availability (or lack) of alternative 
accommodation for the applicants. Information to assist with the consideration of these criteria 
is provided further on. 



Part of Policy H, states, “Local planning authorities should very strictly limit new traveller site 
development in open countryside that is away from existing settlements or outside areas 
allocated in the development plan. Local planning authorities should ensure that sites in rural 
areas respect the scale of, and do not dominate, the nearest settled community, and avoid 
placing an undue pressure on the local infrastructure.” There are three separate 
considerations identified in this paragraph, firstly whether the site is within open countryside 
away from existing settlements; secondly, the site’s relationship to the nearest settled 
community and thirdly, whether ‘undue’ pressure is placed on local infrastructure. All should 
be considered. The existing presence of traveller accommodation in an area, or a potential 
disproportionate distribution of traveller accommodation across the district does not 
necessarily result in proposals of additional traveller accommodation in such a locality being 
contrary to this part of Policy H. 

PPTS says when considering applications, weight should be attached to the following 
matters:

“a) effective use of previously developed (brownfield), untidy or derelict land
 b) sites being well planned or soft landscaped in such a way as to positively enhance the       

environment and increase its openness 
c) promoting opportunities for healthy lifestyles, such as ensuring adequate landscaping and 

play areas for children
d) not enclosing a site with so much hard landscaping, high walls or fences, that the impression 

may be given that the site and its occupants are deliberately isolated from the rest of the 
community.” (para. 26, page 7). 

Therefore, it is necessary to attach weight to each of these, which is considered in the 
overall planning balance, also noting the considerations listed in PPTS in para.24 (page 6). 
This includes alternative accommodation for the applicant and personal circumstances. 
Personal circumstances may not be applicable if the applicant has not stated the persons to 
reside at the site. 

Annex 1 of PPTS defines traveller for planning purposes, and provides criteria to assist with 
this consideration. 

Development Plan

The relevant parts of the Development Plan are the saved Policies of the East Hampshire 
District Local Plan: Second Review (March 2006) and the Joint Core Strategy Policies. 

Policy CP19 Development in the Countryside of the Joint Core Strategy (JCS) operates a 
general restraint on certain types of development outside the settlement policy boundaries 
unless there is a genuine and proven need for a countryside location. Policy CP19 needs to 
be viewed through the lens of PPTS para 25, which says, “Local planning authorities should 
very strictly limit new traveller site development in open countryside that is away from existing 
settlements or outside areas allocated in the development plan”. Whilst CP19 seeks a need 
for a countryside location, and it is accepted that whilst many Traveller pitches are located in 
the countryside this does not constitute a specific need for this location as there are examples 
across the country of pitches within settlements, however PPTS para 25 does suggest 
acceptance of pitches potentially being located in the countryside (that is not open 



countryside) that have a relationship with a settlement (i.e. could be outside of settlement as 
long as not in open countryside that is away from the settlement). 

Policy CP15 Gypsies, Travellers and Travelling Showpeople of the Joint Core Strategy (JCS) 
sets out the criteria for which permanent sites for Gypsies, Travellers and Travelling 
Showpeople will be permitted. Regard should be had to each of these relevant criteria – 
information regarding need is set out further on. 

Policy CP15 does not make reference to the definition of a Traveller for planning purposes (as 
set out in PPTS) and refers to the need as identified in the GTAA (2013). The status of Policy 
CP15 is a consideration for the determining officer and should also be viewed in the context 
of PPTS, and noting the updated GTAA (2017) which replaces the GTAA (2013). 

Policy CP25 Flood Risk considers all types of flood risk, including surface water flood risk. 
The policy notes that “all development will be required to ensure that there is no net increase 
in service water run off”.  Caravans are noted in National Planning Practice Guidance as a 
highly vulnerable use (Table 2: Flood risk vulnerability classification). 

Neighbourhood Plans

Neighbourhood Plans form part of the Development Plan and should be considered where 
applicable.  Liphook does not have a Neighbourhood Plan at this stage. 

Supplementary Planning Documents (SPDs)

The Vehicle Parking Standards SPD (2018) sets parking standards for Traveller pitches (see 
page 14). 

Local Development Scheme (LDS)

The current timescales for the preparation of a new Local Plan is set out in the Local 
Development Scheme - January 2018 (as amended September 2019). Two Regulation 18 
consultations have been completed; the draft Local Plan (Jan-March 2019) and Local Plan 
Large Development Sites (Sept-Oct 2019). 

The draft Local Plan included proposed site allocations for Gypsy and Traveller 
accommodation. The Council received many consultation responses to both consultations. No 
weight should be afforded to the draft Local Plan at present. 

As part of the draft Local Plan consultation (Jan-March 2019), the call for sites was re-
opened. Some further information was received about potential sites for Gypsy and Traveller 
accommodation, but no significant new site suggestions. 

Evidence base

The Council’s current understanding of need is based on the GTAA (2017). This GTAA (2017) 
replaced the East Hampshire section of the Hampshire GTAA 2013. 



Existing level of local provision and need for Traveller sites (including five year supply)

As documented in the GTAA 2017, as at March 2017 (the base date of the GTAA 2017) there 
were 13 private sites with permanent planning permission for 22 pitches identified in the 
district. There were no temporary sites. 

For those meeting the PPTS definition, the GTAA 2017 identifies a need for 25 traveller 
pitches by 2036. The additional need by 2036 from ‘unknowns’ could be as few as 1, but this 
could be higher, up to 7. This makes a total need of at least 26 pitches. A need of 6 pitches 
for those who do not meet the PPTS is identified. 

The need between 2017 and 2022 for those meeting the PPTS definition is 18. Add to this 1 
unknown, making an overall total need of 19 pitches between 2017 and 2022 for those 
meeting the planning definition. 

As at August 2019, since March 2017 (base date of the GTAA 2017), 8 Traveller pitches with 
planning permission had been completed.  This reduces the need to 2022 to 11. There were 
15 pitches with planning permission that have not yet been built. Two additional pitches have 
recently been approved. There are pending planning applications for Traveller 
accommodation, which until determined cannot be considered in terms of supply, if permitted.

Only sites that are considered deliverable within the next five years should be included in the 
five year supply. PPTS says that to meet this criteria, a site should be “available now, offer a 
suitable location for development now, and be achievable with a realistic prospect that 
housing will be delivered on the site within five years and in particular that development of the 
site is viable. Sites with planning permission should be considered deliverable until 
permission expires, unless there is clear evidence that schemes will not be implemented 
within five years, for example they will not be viable, there is no longer a demand for the type 
of units or sites have long term phasing plans.” 

The Council publishes an East Hampshire 5 Year Supply of Deliverable Land for Gypsy, 
Traveller and Travelling Showpeople Accommodation. The current publication is dated 30 
September 2019 and shows 6.7 years supply of deliverable land for Traveller pitches at that 
point in time.
However, the presence of supply does not prevent all other considerations (as required by the 
Development Plan, and PPTS) being considered and weighted (including personal 
circumstances if appropriate).  It should be noted, that the need is not a ceiling target, and did 
not include the need of any travellers in bricks and mortar housing, and as such could be 
higher.  The key matter is the suitability of the site for the proposed use, with supply being 
one material consideration.  

The availability (or lack) of alternative accommodation for the applicants and other personal 
circumstances of the applicant

Whilst these are listed as separate considerations in Para 24 of PPTS, it is worth noting the 
interlinked nature, particularly if there are children living on site and receiving a local 
education, and any presentation of health issues as personal circumstances. 



Alternatives therefore may be geographically limited that would enable continuation of 
education or health care. Alternatives should be considered in the context of any noted 
aversion to bricks and mortar accommodation. Note, an aversion to bricks and mortar is not 
demonstrated by never having lived in bricks and mortar. 

Any personal circumstances presented in support of the development proposal should be 
considered and weighed in the balance, if it is considered that the proposal is not suitable for 
a non-personal permission for a Traveller pitch.

Planning definition

Annex 1 of PPTS sets out the meaning of gypsies and travellers for the purposes of planning 
policy. This is a planning definition, and does not define whether an individual is ethnically a 
Traveller. The definition excludes those who have ceased to travel permanently, who have no 
intention of living a nomadic habit of life in the future. To assist with this assessment, Annex 1 
para. 2 provides three criteria to be considered (see a-c). It is possible for a person to meet 
this definition if they have travelled previously, have a reason for ceasing to travel, and intend 
to travel again in the future. 

With regards to actual travelling, case law has set out that it will only include those who travel 
(or have ceased to travel temporarily) for work purposes and in doing so stay away from their 
usual place of residence. It can include those who have a permanent site or place of 
residence, but that it will not include those who travel for purposes other than work – such as 
visiting horse fairs and visiting friends or relatives. It will not cover those who commute to 
work daily from a permanent place of residence.

It is also the case that a household where some family members travel for nomadic purposes 
on a regular basis, but where other family members stay at home to look after children in 
education, or other dependents with health problems etc. the household unit would be defined 
as travelling under the planning definition.

If there is uncertainty, or conflicting assertions as to whether a person/s meet the PPTS 
definition, caution is advised without clear evidence, particularly if the Council has no 
evidence contrary to the position of the applicant. 

Need for caravans

In March 2016, the Government published a document called, “Draft guidance to local 
housing authorities on the periodical review of housing needs Caravans and Houseboats”.  
The document remains draft, and as such should be given appropriate weight. 

The guidance is concerned with all those who have a need to live in a caravan or houseboat 
whatever their race or origin.  It says, “Once the accommodation needs assessment has been 
completed, the local housing authority will need to begin considering how to meet the 
accommodation needs identified in the assessment.” This includes ethnic travellers, who have 
an aversion to bricks and mortar, who do not meet the planning definition of a Traveller. 

Information forming part of this evidence base is included in the GTAA (2017). 



There is an identified need for 6 pitches between 2017 and 2036 for households that are 
ethnic Travellers that do not meet the planning definition of a Traveller as set out in PPTS (as 
covered above in the calculations). 

The new Local Plan considers the need and potential site allocations for other forms of 
residential accommodation, including mobile homes and Traveller pitches. 

Retrospective application (intentional authorised development)

If a development proposal is for the retention of unauthorised development, it should be 
considered in light of the Written Ministerial Statement (August 2015) regarding the 
consideration of deliberate unauthorised development as a material consideration. This must 
therefore carry some weight against the development. 

However, a retrospective application is not unlawful, and this factor should be given only 
limited weight. 

Mixed planning use traveller sites

Whilst a plan making policy, Policy F in PPTS, does offer general support for traveller sites 
with mixed residential and business uses, with regard to safety and amenity of the occupants 
and neighbouring residents. 

Personal circumstances and conditions

An applicant may seek permission for a permanent Traveller pitch (in accordance with the 
planning definition of a Traveller as set out in PPTS), to be conditioned for this use, and 
provide information about personal circumstances to add into planning balance if required. A 
permission should only be conditioned for personal occupancy if that condition is required to 
make the proposal suitable in planning terms. If it is considered that the proposal is suitable 
for a Traveller pitch, regardless of personal circumstances, a personal condition is not 
required. 

Failure of policy

At the time of updated the GTAA, the need identified in the GTAA (2013) for Traveller pitches 
was close to being met, and had been met for Travelling Showpeople plots. It is not 
considered that there has been a failure of policy in terms of provision of Traveller pitches. 

Historic unmet need

Whilst the full need for Traveller pitches between 2013 and 2017 identified in the GTAA 
(2013) was not provided in full, with 8 pitches remaining, the GTAA (2017) presents a needs 
assessment at a point in time, and to add back in 8 pitches to the need would potentially likely 
double count. However, it is acknowledged that the GTAA notes from the Census 2011 that 
there is a significant population of ethnic travellers living in bricks and mortar housing (92 in 
total), of which their potential need is not accounted for in the GTAA 2017 (due to no 
interviews being possible despite attempts to locate and contact). Whilst there may be historic 
unmet need within this population, it is not possible to disaggregate this figure by area (i.e. 



South Downs National Park / EHDC), the data is from 2011 and thus potentially dated, and it 
is not possible to determine a quantum that may meet the planning definition of Traveller. 
Thus, whilst an element of potential historic unmet need is acknowledged, it is not possible to 
quantify. 

Wider unmet need

There is a general unmet need nationally and regionally. At present, there is no known 
quantified planned unmet need in the wider area. 

Legal considerations

Romany Gypsies and Scottish and Irish Travellers are recognised ethnic groups who have 
needs relevant to their ethnicity and culture, and all the duties on public bodies under the 
Equalities Act 2010, Human Rights Act 1998 and relevant case law apply.

It is vital that the welfare of any children on site is assessed, and that the correct legal 
phraseology is used when doing so.  Consideration is likely to include reference to the 
following: 

 The Human Rights of the occupiers

 The Council’s duty under the Equalities Act

 The European Convention on the Rights of the Child

If the Council is minded to approve an application without a personal condition, whilst not 
being weighed in the planning balance, any personal circumstances in relation to the legal 
framework listed above should be noted to demonstrate the Council has been aware of these 
considerations.  If the Council is minded to grant a permission with a personal condition, due 
consideration needs to be given to how these weigh in the planning balance. 

If the Council is minded to refuse the application, it should be fully aware that the rights of the 
child (including any unborn child) is “a paramount consideration” and starts on the same 
footing as the most serious planning harm that can be identified. Whilst the rights of the child 
is not “the paramount consideration”, no other consideration can be put above it. Any potential 
reason for refusal would need to demonstrate the harm identified and record in the reason for 
refusal how it how been considered in relation to acknowledging the rights of the child as “a 
paramount consideration”. 

Assessment of the suitability of the site
Notwithstanding the land supply position, the PPTS states, "Local planning authorities should 
very strictly limit new traveller site development in open countryside that is away from existing 
settlements or outside areas allocated in the development plan. Local planning authorities 
should ensure that sites in rural areas respect the scale of, and do not dominate, the nearest 
settled community, and avoid placing an undue pressure on the local infrastructure."  The site 
falls outside the Liphook settlement boundary, but is in close proximity to the settlement, and 
is already established as a Gypsy site.  



It is not an isolated rural location, and the services and facilities of Liphook are reasonably 
accessible.
A more detailed assessment of the site in terms of landscape impact and neighbouring 
amenity and other planning considerations is set out below.
The Inspector who granted planning permission for the permanent use of this traveller site in 
2015 stated, "Policy CP15 refers to convenience of services rather than remoteness and, 
whilst the site lacks contiguity with other residential development, I find that the appeal site is 
well placed to benefit from its proximity to Liphook and would thereby be relatively convenient 
to community facilities."  

Consideration of the application against the criteria of the PPTS

Policy H of PPTS provides guidance for determining planning applications for traveller sites. 
Policy H says that the following issues, amongst other relevant matters, should be 
considered.  
"a) the existing level of local provision and need for sites 
The Hampshire Gypsy and Traveller Accommodation Assessment (GTAA 2017) document 
shows the current need in East Hampshire is 25 pitches by 2036. Since the base date of the 
GTAA, 8 pitches have been completed and there are 15 pitches with planning permission. 
There remains a small level of need up to 2036. 
It is noted the need is not a ceiling target and regard is also given to wider needs and 
potential needs from 'unknowns' and those currently residing in bricks and mortar 
accommodation. As such, need for sites is likely to be greater than stated in the GTAA. 

b) the availability (or lack) of alternative accommodation for the applicants 

There is no known available alternative traveller accommodation in the District. 
 
c) other personal circumstances of the applicant 

The applicant does not seek a personal permission, therefore personal circumstances of 
prospective residents are not considered and weighed in the determination of this 
application. 

d) that the locally specific criteria used to guide the allocation of sites in plans or which form 
the policy where there is no identified need for pitches/plots should be used to assess 
applications that may come forward on unallocated sites 

The local specific criteria are set out in Policy CP15 of the Joint Core Strategy and an 
assessment of the scheme against this policy is set out below.  

e) that they should determine applications for sites from any travellers and not just those with 
local connections. 

This is a non-personal application, seeking permission for a Gypsy and Traveller pitch. Local 
connections of prospective residents or the applicant are not a consideration. 



Policy H of PPTS states that when considering a planning application for Traveller sites, 
weight should be attached to the following matters:  

"a) effective use of previously developed (brownfield), untidy or derelict land 

The site has been hard surfaced but is not considered to be previously developed land as it 
was a paddock before the hard surface was laid. 

b) sites being well planned or soft landscaped in such a way as to positively enhance the 
environment and increase its openness 

This is considered against policy CP15 below and in the section on the impact on the 
character and appearance of the area below. 
 
c) promoting opportunities for healthy lifestyles, such as ensuring adequate landscaping and 
play areas for children 

The extension and reconfiguration of the site would provide three additional pitches for the 
travelling community who would have access to medical facilities, recreation, schooling for 
children and other amenities which would promote opportunities for healthy lifestyles. 

d) not enclosing a site with so much hard landscaping, high walls or fences, that the 
impression may be given that the site and its occupants are deliberately isolated from the rest 
of the community" 

The scheme does not propose high walls or fencing so as to isolate the occupants from the 
rest of the community. The landscape impacts of the scheme will be assessed further below. 
 
Policy H of PPTS says:

"Local planning authorities should very strictly limit new traveller site development in open 
countryside that is away from existing settlements or outside areas allocated in the 
development plan. Local planning authorities should ensure that sites in rural areas respect 
the scale of, and do not dominate, the nearest settled community, and avoid placing an undue 
pressure on the local infrastructure." 

There are three separate considerations identified in this paragraph, firstly whether the site is 
within open countryside; secondly, the sites' relationship to the nearest settled community and 
thirdly, whether ‘undue’ pressure is placed on local infrastructure.  The existing presence of 
traveller accommodation in an area, or a potential disproportionate distribution of traveller 
accommodation across the district does not necessarily result in proposals of additional 
traveller accommodation in such a locality being contrary to this part of Policy H.  

Open countryside 

The site is positioned in an area of fields and sporadic housing beyond the village of Liphook.  
As stated above, an Appeal Inspector in 2015 saw the site as being well-placed to benefit 
from its proximity to Liphook and would thereby be relatively convenient to community 
facilities.



Relationship to the nearest settlement 

The site is about 95m south of the closest part of the Liphook Settlement Policy Boundary    
and about 1.2km from the main cluster of facilities in Liphook.  This has been considered by a 
previous Appeal Inspector as being an accessible distance. The facilities within Liphook 
includes transport links, shops, schools, community halls and doctors' surgery.   
Pressure on local infrastructure 
The proposal for three further gypsy pitches should not place undue pressure on local 
infrastructure. 
Consideration of the application against Policy CP15 of the JCS - Gypsies, travellers and 
travelling show people 

Policy CP15 of the JCS, stipulates: 

Planning permission for permanent and transit sites for Gypsies, Travellers and Travelling 
Show people will be granted if the site:

a) meets a need as identified by the local planning authority's accommodation assessment; 

The proposal would go towards a recognised unmet need identified in the Local Planning 
Authority's Accommodation Assessment for Gypsies and Travellers (GTAA), i.e. 25 pitches by 
2036. Whilst, following recent planning permissions, the Council is able to demonstrate a five 
year supply of deliverable sites, with a 6.7 year supply stated in the latest Monitoring Report, 
there remains a small unmet need over the longer period.
   
b) is located conveniently for access to schools, medical services and other community 
facilities; 

As stated above, the site is about 1.2km from the centre of the village, and it has been 
accepted by a Planning Inspector that the local facilities are accessible.

c) has adequate provision for access, parking, turning and servicing; 

The County Highway Authority has been consulted and raised no objection, commenting that 
the amount of traffic using Devils Lane is limited and therefore it is likely to be able to 
accommodate the additional traffic.  There is adequate provision for parking and turning and 
the proposal would utilise an existing access, which the CHA has previously approved.  Whilst 
the EHDC Traffic Team have requested a parking layout, there is ample space for parking 
and a parking layout could be required to be agreed by condition.

d) is capable of accommodating the number of caravans/mobile homes proposed; 

The land would be capable of accommodating the proposed total of three pitches. 
 
e) can be adequately screened or landscaped to blend the site into its surroundings;  

The site is set in a predominantly rural situation, but backs onto a dwelling, Lakehouse, to the 
rear (east).  



The site is screened to the north, east and west by hedgerows and by fencing and planting to 
the south, but with some gaps in the screening.  The previous permission included a condition 
requiring further landscaping and the Landscape Officer has queried whether this has been 
fully implemented.  It is recommended that a condition requiring the agreement and 
implementation of a landscaping scheme be applied to any permission.

f) is capable of being provided with essential services and does not put undue pressure on 
local infrastructure and services; 
The provision of three further gypsy pitches on the land should not put undue pressure on 
local infrastructure and services.  There is no evidence that undue pressure would be put on 
local infrastructure by this proposal.
and 
g) in addition for transit sites, it is accessible to the main transport routes through the District. 
The proposal is not for a transit site and so (g) is not applicable. 

In view of the above, the proposal is considered to be in accordance with policy CP15 of the 
JCS and the advice contained in the Planning Policy for Traveller Sites 2015.

2. Visual impact and impact on the character and appearance of the area

Policy CP20 of the JCS requires development proposals to conserve and enhance the 
District's natural environment. Development is required to protect and enhance local 
distinctiveness, sense of place and tranquillity and accord with the principles set out in the 
East Hampshire Landscape Character Assessment.

Some of the objections received relate to the hardsurfacing that has already been imported to 
the site and laid to the rear of the existing approved site.  The material that has been imported 
forms a raised bank to the rear of the site and Hampshire County Council's Waste and 
Minerals Team have been involved with this site, seeking to secure landscaping of the site to 
remove the bank of rubble to the rear.  The applicant has proposed to do these works 
together with necessary foul drainage works, if permission is granted.

Devils Lane is rural in character and accommodates only very sporadic development.   The 
lane is generally tree lined.  This site is screened from the highway, and with additional 
planting proposed to the east of the new development it would be further screened and not 
visible from public viewpoints. It is therefore considered that the proposal would not have a 
detrimental impact on public views.   A landscaping condition is proposed to secure the 
proposed new landscaping, which the Landscape Officer considers should be the same 
specification as the previously approved hedgerows.

The PPTS states "Local planning authorities should ensure that sites in rural areas respect 
the scale of, and do not dominate, the nearest settled community, and avoid placing undue 
pressure on the local infrastructure."  The existing site is small, being restricted to two families 
and this proposal would increase this to five.  This is not considered to dominate the 
settlement of Liphook, nor to place undue pressure on its infrastructure.



The proposal is considered to accord with policy CP20 of the JCS and the advice contained in 
the PPTS.

3. Impact on the amenity of neighbouring properties

Policy CP27 of the JCS sets out that development will not be permitted if it would have an 
unacceptable effect on the amenity of the occupiers of neighbouring properties through loss 
of privacy or through excessive overshadowing.  

The site backs onto a dwelling, Lakehouse, but is screened from it by existing vegetation, and 
would be further screened by a proposed hedgerow.

The caravans and day rooms would not result in unacceptable loss of privacy or excessive 
overshadowing to neighbouring properties.

The use of the site for three additional family units would result in additional vehicle 
movements and activity that would create some additional noise and disturbance, however 
this would not be excessive or unduly harmful to the residential amenity of the adjoining 
property and the proposal is considered to accord with policy CP27 of the JCS. 

4. Highway implications

Policy CP31 of the JCS requires development proposals to accord with a number of criteria.  
Vehicular access to the site would be retained from Devils Lane.  The County Highway 
Authority has raised no objection. The increase in traffic that would be generated by the 
proposal is not considered to result in significant impacts on the safety of the highway and the 
proposal is considered to accord with policy CP31 of the JCS.  There is sufficient space on 
the site for parking as required in the Council's Parking Supplementary Planning Document, 
and it is recommended that a condition be imposed requiring that a parking layout is agreed 
with the LPA.

5. Drainage and flood risk

Policy CP25 of the JCS requires to ensure that there is no net increase in surface water from 
the site, which may increase flood risk elsewhere.

The site is Flood Zone 1 (areas at low risk of flooding). The application proposes to retain an 
increase in the area of hard surfaces on the site and to add facilities for three additional 
families.  No details of surface or foul water drainage have been provided.  The Council's 
Drainage Consultant originally stated no objection subject to  confirmation that the existing 
septic tank could cater for the increased population and that a maintenance regime is in 
place.  However, the EHO (Pollution) raised a concern that the existing septic tanks drain 
under the area where the new hard surfacing has been laid, and that this could compromise 
the functioning of the septic tanks.  She was also concerned that there is not capacity for the 
additional families.

The agent has proposed that a package sewage treatment plant be installed in the field to the 
rear of the proposed site extension which would accept the outfall from the existing septic 
tanks and from the additional mobile homes and amenity buildings.  



The Drainage Consultant and Environmental Health Officer have agreed that this would be a 
workable solution, and it has also been agreed with the EH team that there would not be 
concerns about contamination adversely affecting new residents on the site of the former 
outfall.

Therefore, a condition is recommended requiring the agreement of details and installation of a 
package sewage treatment plant prior to occupation of the new accommodation.

The applicant has indicated that this work could be carried out at the same time as works to 
address the concerns of Hampshire County Council's Waste and Minerals Team over the 
bank of hard surfacing at the rear of the site.

The proposal is considered to accord with policy CP25 of the JCS.

6.  Nature Conservation Issues

The Hampshire County Ecologist has been consulted and has no objections to the proposal, 
which is considered to be in accordance with EHDLP:JCS Policy CP21.

The site is within 5km of the Wealdon Heaths Phase II SPA and a Habitats Regulations 
Assessment has been provided.  The proposed new accommodation would fall within the 
allowance within 5km of the SPA as provided in the HRA for the EHDLP:JCS and the 
proposal is considered to be in compliance with the EHDLP:JCS Policy CP22.

7. The Planning Balance

The starting point for determining the application is whether the site is suitable for three 
additional Traveller pitches (as proposed). Whilst supply is a material consideration, the 
key issue is the suitability of the site for the intensification of the use.

Consideration of personal circumstances, followed by consideration of temporary permission 
in the planning balance is only made if it is considered that such conditions are necessary to 
make the proposal suitable in planning terms, and thus it would only be when other 
considerations are added in that affect the overall planning balance, that permission for a 
Traveller pitch could be considered suitable.  With regards to the PPTS definition, be mindful 
that any person can apply for planning permission for a land use and does not have to occupy 
that site if permission is granted (as with any form of housing). 

Planning law requires that applications for planning permission must be determined in 
accordance with the development plan unless material considerations indicate otherwise. The 
amount of supply and any unmet need, the timescales for future allocations, the potential 
absence of alternative sites and the considerations requiring weight to be attributed under 
Policy H of PPTS are all material considerations. However, these material considerations 
need to be weighed with considerations listed in relation to impact on the intrinsic character 
and beauty of the countryside, the open nature of the countryside (PPTS) and development in 
the countryside (CP19). 

The Council should also demonstrate in its determination of any application that it is aware of 
all relevant legal considerations (as set out above).  



If it is considered that the material planning considerations do not warrant a permanent 
permission (including accounting for personal circumstances), the exercise of planning 
balance needs to consider whether a temporary permission is justified, taking account of all 
material considerations and harm (noting any harm would be less over a temporary period). 
Having a five year supply does not mean that all new planning applications can be refused, 
but rather gives the LPA strength to resist sites which it considers are not suitable.

The application is partly retrospective as hard surfacing has already been laid.  Whilst 
deliberate unauthorised development is a material consideration, this is not unlawful and can 
only be given limited weight.

The site has already been found suitable and acceptable as a permanent traveller site and it 
is considered that the grant of planning permission to accommodate three additional families, 
on land which is available and deliverable now, would make a contribution towards meeting 
needs and would not result in unacceptable harm to the landscape, character and 
appearance of the area or harm to the amenity of surrounding property. It is considered that, 
in view of the acceptability of the site, a general permission to extend the Gypsy use of the 
site is appropriate and that it is not necessary or justified to condition any permission to the 
applicant. Conditions are recommended, however, to restrict the occupation of the site to five 
families and to persons who fit with the definition of a traveller as set out in Annex 1 of the 
PPTS. 

The Council can now demonstrate a five year supply of sites and, therefore, the 'tilted 
balance' in favour of development is not considered to be applicable, however, the planning 
balance remains in support of the scheme having regard to the contribution it makes to 
general Gypsy accommodation need and the compliance of the scheme against the criteria of 
the PPTS and policy CP15. The NPPF (para 59) states, that to support the Government’s 
objective of significantly boosting the supply of homes, “it is important that a sufficient amount 
and variety of land can come forward where it is needed and that the needs of groups with 
specific housing requirements are addressed”. This proposal would make a positive 
contribution towards addressing the needs of a group with specific housing requirements and 
the planning balance is in support of the proposal. 

Response to Parish/Town Council Comments

Bramshott and Liphook Parish Council has raised an objection to the proposal on the grounds 
of perceived harm to the character and amenity of the surrounding landscape, the increase in 
traffic and the fact that this would go beyond the scope of the original permission for a family 
with local connections to Liphook.  These issues have been addressed in the report above, 
and it is recommended that it be required through a condition that the occupants of the site 
have a Gypsy status.

Conclusion

The application must be determined in accordance with the Development Plan unless 
material considerations indicate otherwise. In this instance it is considered that a location 
outside of an established settlement boundary is justified and that the site is suitably located 
relative to Liphook. 



Critically, the application is considered to accord with all of the criteria set out in policy CP15 
of the JCS and the PPTS; the proposal would not result in harm to the local highway network, 
amenity of adjoining development and would not result in unacceptable harm to the character 
and appearance of the area.  

The Planning Policy for Traveller Sites is a material consideration. It requires that local 
planning authorities identify needs for traveller accommodation and that it maintains a five-
year supply of deliverable sites. The Gypsy Traveller Accommodation Assessment (2017) 
identifies a need for 19 pitches in the period 2017-2022 and whilst the Council is now able to 
demonstrate a five year supply, there is still requirement to address need and the site is 
considered suitable having regard to all other material considerations.

Recommendation

 PERMISSION Subject to the following conditions

1 The site shall not be occupied by any persons other than gypsies and 
travellers as defined in Annex 1: Glossary, paragraph 1 of Planning Policy 
for Traveller Sites, August 2015, or any documents that supersedes or 
revises this definition.
Reason - The site lies in a locality where permission would not normally 
be granted for residential development.

2 The site shall only be occupied by five gypsy/traveller families, and their 
resident dependants.  
Reason - To control the level of occupancy and development on the land 
in the interests of proper planning.

3 The residential use hereby permitted shall be restricted to the stationing 
of no more than ten caravans, as defined in the Caravan Sites and 
Control of Development Act 1960 and the Caravan Sites Act 1968, at any 
time (of which no more than five shall be a static caravan or mobile 
home). 
Reason -  To control the level of residential use on the land on the basis 
of six caravans in the interests of proper planning and the amenity of the 
area.

4 No commercial activities shall take place on the land without the prior 
written consent of the local planning authority.
Reason - In the interest of the amenity of the area.

5 Any gates provided shall be set back a distance of 4.5m from the edge of 
the carriageway of the adjoining highway.
Reason - In the interests of highway safety.

6 Prior to the additional caravans, hereby approved, being moved onto the 
site a plan showing parking and turning spaces shall be submitted to and 
approved in writing by the Local Planning Authority.  



The approved caravans shall not be brought into use until the areas 
shown on the approved plan for the parking of vehicles shall have been 
made available and marked out. The parking areas shall then be 
permanently retained and reserved for that purpose at all times.
Reason - To make provision for off street parking for the purpose of 
highway safety.

7 The access details approved under condition 8 of planning permission 
reference 52747/008, which has been completed in accordance with the 
approved detail, shall be retained and maintained thereafter.
Reason - In the interests of highway safety.

8 Within two months of the grant of planning permission, 
samples/details including manufacturer's details of all the materials to be 
used for external facing and roofing of the utility blocks shall be submitted 
to the Planning Authority.  The development works shall be carried out in 
accordance with the approved details.
Reason - To ensure that the materials used in the construction of the 
approved development harmonise with the surroundings.

9 No further development shall commence on site until details of a 
scheme for foul and surface water drainage has been submitted to, and 
approved in writing by, the Local Planning Authority.  Such details should 
include provision for all surface water drainage from parking areas and 
areas of hardstanding to prevent surface water from discharging onto the 
highway and should be based on site investigation and percolation tests.  
The development shall be carried out in accordance with the approved 
details before any part of the development is first occupied and shall be 
retained thereafter. 

Reason - To ensure adequate provision for drainage. It is considered 
necessary for this to be a pre-commencement condition as such details 
need to be taken into account in the construction of the development and 
thus go to the heart of the planning permission.  

Note: The applicant is requested to contact the Council's Drainage 
Consultant as soon as possible to discuss the details required for the 
discharge of the above condition.   The foul drainage should 
accommodate the required amendments to the existing foul drainage for 
the established site in addition to drainage for the new development.

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



11 Within 2 months of the grant of planning permission, a detailed 
landscape and planting scheme for the site to include native hedge row 
along the pitch's eastern boundary  shall be submitted in writing to the 
Local Planning Authority for approval.  The scheme shall be carried out in 
accordance with the approved details and in accordance with the 
recommendations of the appropriate British Standards or other 
recognised codes of good practice.  These works shall be carried out in 
the first planting season after practical completion or first 
occupation of the development, whichever is earlier, unless otherwise 
first agreed in writing by the Local Planning Authority.

Any trees or plants which, within a period of 5 years after planting, are 
removed, die or become seriously damaged or defective, shall be 
replaced as soon as is reasonably practicable with others of species, size 
and number as originally approved unless otherwise first agreed in writing 
by the Local Planning Authority.
Reason - In the interests of the visual amenities of the locality.

12 The development hereby permitted shall be carried out in accordance 
with the following approved plans and particulars:

Application form
Planning statement
Location plan
Block plan as existing
Block plan as proposed (amended 10/6/2019)
Floor and elevation plan
Appropriate Assessment under the Habitats Regulations Assessment, 
received 18/6/2019

Reason - To ensure provision of a satisfactory development

Informative Notes to Applicant:

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

 offering a pre-application advice service,

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



 In this instance
the applicant was updated of any issues after the initial site visit.

2 The proposed development referred to in this planning permission is a 
chargeable development liable to pay Community Infrastructure Levy 
(CIL) under Part 11 of the Planning Act 2008 and the CIL Regulations (as 
amended)

In accordance with CIL Regulation 65, East Hampshire District Council 
will issue a Liability Notice in respect of the chargeable development 
referred to in this planning permission as soon as practicable after the 
day on which planning permission first permits development.  Further 
details on the Council’s CIL process can be found on the East Hampshire 
District Council website:
http://www.easthants.gov.uk/sites/default/files/documents/Planning%20C
ontributions%20and%20CIL%20Supplementary%20Planning%20Docum
ent%20-%20April%202016.pdf

CASE OFFICER: Nicky Powis 01730 234226



SECTION 1  Item 1  Hill Top Stables, Devils Lane, Liphook

Existing site layout

Proposed Block Plan
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Proposed elevations


