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By Head of Planning
Local Authority East Hampshire District Council
Application
Number

SDNP/16/04073/FUL

Applicant Mr Steve Causer
Application Detached single storey dwelling with associated vehicular and 

pedestrian access, landscaping and servicing
Address Land Northeast of Edgewood Court, Hill Brow Road, Liss

Hampshire

Recommendation: That the application be approved for the reasons and 
subject to the conditions set out in paragraph 10 of this report.

Executive Summary

This application has been called before the Planning Committee for consideration and
determination at the discretion of the Head of Planning Services. The proposal has been
recommended for approval by Officers that is in conflict with criterion (e) of Policy H9 (Areas
of Special Housing Character) of the Local Plan: Second Review (as saved).



1 Site Description

The site is located within the Hill Brow Settlement Policy Boundary, which comprises a
cluster of residential development to the south-east of Liss. The immediate area is
characterised by low density housing of essentially large housing set in spacious well
vegetated plots. The site is situated within an area of Special Housing Character
identified at criterion (v) of Policy H9 of the Local Plan: Second Review.  

The site is located to the east of Edgewood Court and is accessed from a narrow
single lane metalled road (Hill Side Road), from Hill Brow Road. The site is largely
clear of vegetation cover, with trees along both side, front and rear boundaries,
including a tree covered by Tree Preservation Order in the northern corner of the site,
adjacent to Hill Side Road. Neighbouring properties are situated to the north, east,
south and west of the site. 

2 Proposal
This application seeks permission for the erection of a detached single storey four bed 
dwelling, with associated vehicular and pedestrian access, landscaping and servicing. 

The proposed dwellings has an "L" shaped footprint, positioned in the southern part of 
the application site with a vehicular access off Hill Side Road, and new retaining walls 
to the rear of the property and a further section adjacent to Hill Side Road.  

Proposed dwelling
Height = 5.1m  
Depth = 17m
Width = 28m
Floor area = 246.68 square metres

(The above measurements are based on maximum external dimensions).

Number of parking spaces = 3+
Site density = 5 dwelling per hectare (dph)

The proposal also details additional on site hard and soft landscaping, with the 
proposed dwelling of a contemporary design incorporating a green-roof and a largely 
glazed elevations facing into the site.  

3 Relevant Planning History

2733/002 - Erection of a detached dwelling. Refused, 01/08/2000. Appeal dismissed, 
17/01/2001.
SDNP/15/02264/FUL - Detached dwelling and re-profiling of land. Refused, 
29/08/2015.



Reasons for refusal:

1) List of plans considered and determined.

2) The site lies within an area of Special Housing Character as defined by policy H9 of 
the East Hampshire Local Plan: Second Review.  The proposal would result in a 
diminution of the low density character and quality of the locality resulting in harm to 
the setting of this part of the South Downs National Park.  The proposed is therefore 
contrary to policy CP1 of the Joint Core Strategy and policy H9 of the East Hampshire 
Local Plan: Second Review and the National Planning Policy Framework.

3)  In the absence of an ecological appraisal, it has not been demonstrated that the 
proposal would maintain or enhance the ecological interests of the area as set out in 
policies CP1 and CP21 and the National Planning Policy Framework.

4)  No provision has been made for financial contributions to be made towards 
community facilities within the Parish of Liss contrary to CP16 and the East Hampshire 
Guide to Developers Contributions 2014. 

5)  No provision has been made for financial contributions to be made towards public 
open space within the Parish of Liss contrary to policy CP18 and the East Hampshire 
Guide to Developers Contributions 2014.

6)  No provision has been made for financial contributions to be made towards the 
construction of affordable housing within the Parish of Liss or the South Downs 
National Park contrary to policy CP13 and the East Hampshire Guide to Developers 
Contributions 2014.

4 Consultations 

Parish Council Consultee - Strong objection in order to uphold the H9 policy which 
attaches special importance to the area in question and on the grounds that this would 
constitute a new dwelling in the countryside.

(Officer note: the application site lies wholly within a Settlement Policy Boundary and is 
not situated within a designated countryside location for the purposes of the 
Development Plan)

HCC Highways - Strategic Applications - No objection, subject to conditions.

EHDC Drainage - No objection, subject to conditions (drainage details).

Hampshire County Council - County Ecologist - No objection, ecological mitigation and 
management plan should be secured by condition.



EHDC - Arboricultural Officer - South - No objection, subject to works being carried out 
in strict accordance with the submitted Arboricultural Method Statement, dated June 
2016.

Environmental Health Services - Contaminated Land - No objection, subject to 
conditions (land contamination details).

5 Representations

Four letters of objection have been received raising the following comments and 
concerns:

a)  strong objection in order to uphold the H9 policy;
b) proposal would constitute a new dwelling in the countryside (Officer note: the site 

lies within a Settlement Policy Boundary and is not situated within a countryside 
location in terms of planning policies);

c) development falls within H9 policy boundary and should not be permitted;
d) proposed dwelling would have an imposing impact;
e) former site clearance has decimated wildlife value of the site;
f) ground levels have been raised following earlier ground works; 
g) proposal would set precedent for out of settlement development (Officer note: the 

proposed development lies within a Settlement Policy Boundary); and
h) excavation works have unearthed / cut tree roots and trees may now die - trees 

should be replaced by planning condition should permission be granted.

One letter of support has been received with the following comments:

1) application site was previously an untidy piece of uncared for land;
2) proposed dwelling would be an improvement for the whole area;
3) new house appears of a quality to be in keeping with the surrounding private 

houses;
4) request for substantial planting along the front boundary;
5) no obstruction of the road during construction works;
6) any damage to the lane be repaired by the developer; and
7) appropriate drainage be installed.

6 Planning Policy Context
Applications must be determined in accordance with the Development Plan unless 
material considerations indicate otherwise. The statutory development plan in this area 
is the Local Plan: Joint Core Strategy and the Local Plan: Second Review (as saved).  

The relevant policies to this application are set out in section 7, below.



National Park Purposes
The two statutory purposes of the SDNP designation are:

 To conserve and enhance the natural beauty, wildlife and cultural heritage,  
 To promote opportunities for the public understanding and enjoyment of the 

special qualities of their areas.

If there is a conflict between these two purposes, conservation takes precedence. 
There is also a duty to foster the economic and social well being of the local community 
in pursuit of these purposes.  

7 Planning Policy 

Relevant Government Planning Policy and Guidance
Government policy relating to National Parks is set out in English National Parks and 
the Broads: UK Government Vision and Circular 2010 and The National Planning 
Policy Framework (NPPF) which was issued and came into effect on 27 March 2012. 
The Circular and NPPF confirm that National Parks have the highest status of 
protection and the NPPF states at paragraph 115 that great weight should be given to 
conserving landscape and scenic beauty in the national parks and that the 
conservation of wildlife and cultural heritage are important considerations and should 
also be given great weight in National Parks. 
National Planning Policy Framework (NPPF) 
The following National Planning Policy Framework documents have been considered in 
the assessment of this application: 
 

 Achieving sustainable development
 Core Planning Principles
 Chapter 1 - Building a strong, competitive economy
 Chapter 6 – Delivering a wide choice of high quality homes
 Chapter 7 – Requiring good design
 Chapter 10 - Meeting the challenge of climate change, flooding and coastal 

change
 Chapter 11 - Conserving and enhancing the natural environment

 
The development plan policies listed below have been assessed for their compliance 
with the NPPF and are considered to be complaint with the NPPF.

The following policies of the Local Plan: Joint Core Strategy are relevant to this 
application:

 CP01 – Presumption in favour of sustainable development
 CP02 – Spatial Strategy
 CP10 – Spatial Strategy for Housing



 CP13 – Affordable housing on residential development sites
 CP20 – Landscape 
 CP21 - Biodiversity
 CP25 – Flood Risk
 CP27 - Pollution
 CP29 - Design
 CP31 - Transport

The following policies of the Local Plan: Second Review are relevant to this 
application:

 C6 – Tree Preservation
 H3 – Residential Development Within Settlement Policy Boundaries
 H9 – Areas of Special Housing Character

The following policies of the emerging Liss Neighbourhood Plan are relevant to this 
application:

 Liss 1 – The Settlement Policy Boundary
 Liss 4 – Landscape and Views
 Liss 5 – Biodiversity
 Liss 6 – Flood Risk
 Liss 9 – The Design of Development
 Liss 11 – Residential Development in the countryside
 Liss 16 – Parking
 Liss 20 – Infrastructure and Developer Contributions

The South Downs National Park Authority (SDNPA) has received and published the 
submitted Liss Neighbourhood Development Plan (LNDP) for consultation, which 
began on 16 December 2016 and ends on 10 February 2017. 

The LNDP is a material consideration in the determination of the application, however, 
at this time, it is very early in the plan preparation and will therefore be required to 
undergo consultation, independent examination, and agreed through a local 
referendum before it can formally be “made” by the SDNPA.  Therefore, at this stage 
the weight which may be attached to the LNDP and its policies  is minimal, with the 
East Hampshire District Local Plan: Joint Core Strategy, 2014 and the East Hampshire 
District Local Plan: Second Review, 2006 remaining the principal Development Plan 
documents in consideration in the determination of this application.



Of note for this particular proposal, the LNDP proposes to remove the whole of the Hill 
Brow area from being within the Settlement Policy Boundary of Liss and thus would 
then fall within an area where the Countryside policies of the Development Plan apply.  
The LDNP does not include a policy relating to Special Housing Areas (as currently set 
out in Policy H9 of the EHDLP: Second Review) implying that this Policy would not be 
kept.

Since the LNDP is in its early stages of plan preparation, in accordance with advice set 
out in Annex 1 of the National Planning Policy Framework, minimal weight can be 
attached to the policies of the emerging LNDP.   

Partnership Management Plan
The South Downs Partnership Management Plan (SDPMP) was adopted on 3 
December 2013. It sets out a Vision and long term Outcomes for the National Park, as 
well as 5 year Policies and a continually updated Delivery Framework. The SDPMP is 
a material consideration in planning applications and has some weight pending 
adoption of the SDNP Local Plan. 

The following Policies and Outcomes are of particular relevance to this case:

 General Policy 1

Conserve and enhance the national beauty and special qualities of the landscape and 
its setting, in ways that allow it to continue to evolve and become more resilient to the 
impacts of climate change and other pressures. 

The South Downs Local Plan: Preferred Options was approved for consultation by the 
National Park Authority on 16th July 2015 to go out for public consultation under 
Regulation 18 of the Town and Country Planning (Local Planning) (England) 
Regulations 2012.  The consultation period ran from 2nd September to 28th October 
2015.  The responses received are being considered by the Authority.  The next stage 
in the plan preparation will be the publication and then submission of the Local Plan for 
independent examination.  Until this time, the Preferred Options Local Plan is a 
material consideration in the assessment of this planning application in accordance 
with paragraph 216 of the National Planning Policy Framework, which confirms that 
weight can be given to policies in emerging plans following publication.  Based on the 
early stage of preparation the policies within the Preferred Options Local Plan are 
currently afforded limited weight and are not relied upon in the consideration of this 
application. 



8 Planning Assessment

1.  Principle of development / policy background

The application site lies within a Settlement Policy Boundary, where Policy CP1 
(Presumption in favour of sustainable development), CP2 (Spatial Strategy) and CP10 
(Spatial Strategy for Housing) apply. The Settlement Policy Boundaries define areas 
within which new development should be regarded as sustainable and the creation of 
new dwellings in these areas are likely to contribute towards one of the core aims of 
the National Planning Policy Framework (NPPF), by increasing the supply of housing in 
sustainable location with a presumption in favour of sustainable development. This is 
supported, unless any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against the Development Plan 
and the NPPF. 

The application site is also located in the Hill Brow Area of Special Housing Character 
and is therefore subject to saved Policy H9 of the East Hampshire District Local Plan: 
Second Review originally adopted in 2006. In such locations development will only be 
permitted that maintains the overall character of the area and does not have a 
detrimental impact on it. The supporting text of this policy indicates that certain 
residential streets and areas have been developed at a low density with substantial 
homes set in large plots, often with mature trees around them. Such areas should be 
protected from further intensification of development to retain the important contribution 
which they make both to the variety of the housing stock and the street scene.  Within 
these areas, development should comply with five criteria, listed (a) to (e).

Policy H9 of the saved Local Plan: Second Review has been found to be consistent 
with the NPPF, and, although pre-dating the publication of the Framework, the Policy 
remains part of the development plan, where planning law requires applications to be 
determined in accordance with the Development Plan, unless material considerations 
indicate otherwise. 

This proposal for a new dwelling is considered to be infill development and therefore it 
does not meet one of the specific requirements of saved Policy H9, by specifically not 
permitting infill development (criterion e). However, although the Development Plan is 
primary for the decision maker, it must be considered whether or not there are any 
material considerations that would outweigh the requirements of Policy H9, its primary 
purpose and its degree of conformity with the NPPF. 



Despite Policy H9 forming part of the Development Plan, the weight attached to any 
saved policy will vary dependent on the policy's degree of consistency with the 
Framework. The closer the policies in the development plan are to the Framework, the 
greater the weight that may be given.  In this case, the purposes of the saved Policy 
are largely consistent with the NPPF, in providing good quality design and ensuring 
development respects its local environment and context. As stated in Paragraph 60 of 
the Framework states that it is right to seek to promote or reinforce local distinctiveness 
and one of the core principles of the Framework is that planning should always seek to 
take account of the character of different areas. Policy H9 therefore holds weight in the 
determination of this application, where criteria e of Policy H9 states: "infilling 
development will not be permitted".

In this regard, in a recent Appeal Decision, at Tinkers Wood, Plantation Road, Hill Brow  
(APP/Y9507/A/13/2203009), for a proposed new dwelling within a Special Housing 
Area, the Inspector stated that Policy H9 should not be rigidly applied without 
considering whether the effect on character and appearance would merit an exception 
being made. 

In an earlier, similar proposal, at 65 Links Lane, Rowlands Castle (Ref: 
APP/M1710/A/08/2072264), it was concluded that an exception should be made to 
Policy H9 because of the absence of any detrimental effect. This decision, together 
with a more recent appeal decision (APP/Y9507/A/13/223009) demonstrated each and 
every proposal must be considered and determined on its own individual merits. It is 
not appropriate to solely and simply refuse development proposals because they are 
infill developments without assessing the harm and overriding policy objective. 

Therefore, whilst the development constitutes an infill in an Area of Special Housing 
Character, and this is contrary to Policy H9 (e), an assessment needs to be given to 
whether any other material considerations are viewed to outweigh this policy 
restriction. These are discussed below. 

2.  Planning history / existing situation

A previous application was submitted and refused for a dwelling on the site in August 
2015. This proposal detailed a detached two storey conventionally designed property 
situated centrally on the plot and fronting Hill Side Road. The dwelling spread across 
much of the width of the plot, at two storey level, together with site re-profiling. The 
application was refused for a series of reasons (outlined above), with one reason for 
refusal relating to the impact of the proposal on the Special Housing Area and South 
Downs National Park. 

The Council's Planning Compliance (Enforcement) team have confirmed there is no 
longer any pending enforcement action on the site, following engineering and level 
changes having been carried out on the site. This has now been brought back to a 
level to the Council's satisfaction and the site is now largely clear of vegetation cover, 
with the exception of a series of trees along the site boundaries. 



Whilst this revised proposal maintains the erection of a single dwelling on the plot, the 
proposal has been significantly changed in regards to its design, positioning on the 
plot, size, massing and relationship to its setting within the plot and immediate 
surrounding, from the previous application.  

3.   Impact on the character of the area, Special Housing Character Area and South 
Downs National Park

The application site comprises a rectangular shaped plot of land to the rear of 
Edgewood Court, extending to 0.2 of a hectare is size. The site is largely flat, with a 
rise in levels from Hill Side Road and to the east of the site. The site is largely clear of 
vegetation, with trees along the front, rear and both side boundaries. The site lies 
within the Hill Brow Area of Special Housing Character, with the boundary of this 
special housing area extending along the shared north and east boundary line, 
extending to the south and covering a number of residential properties.

The immediate area is characterised by essentially medium to large detached 
dwellings in spacious, treed plots. However, immediately to the south-west of the site 
lies two blocks of flats and the housing within the wider designated Special Housing 
Area is varied in style, design, density and scale, with varied plot sizes and dwellings 
set within well vegetated plots. 

The dwelling details an innovative and creative design that takes influence from the 
largely wooded and semi-rural locality and the nature of the slope in the south-east 
corner of the site, whilst largely retaining the landscaping on the site.  The building is 
positioned in the corner of the site away from the road and would be largely set into the 
hill side. The dwelling, with its single storey built form and pitched green roof, together 
with the glass and timber elements, would respect the site's largely wooded context 
and is considered to be a low profile, sympathetic addition to the plot and not at odds 
with the Area of Special Housing Character, the character of the wider area or special 
landscape character of the National Park.   

Furthermore, the property would have its own access from Hill Side Road and is not 
considered to be comprise back land development. The dwelling is also well-spaced to 
the neighbouring properties and set within a relatively large plot consistent with the 
surrounding properties.  As such, because of the proposal's high quality and 
sympathetic design, together with its single storey nature and siting towards the rear of 
the plot, the dwelling is considered to maintain the overall character of the area and 
would not have a detrimental impact on the character and appearance of the Area of 
Special Housing Character, in accordance with the primary objective of saved Policy 
H9. 



The proposal would result in the creation of a new dwelling within a Settlement Policy 
Boundary, a sustainable location and deliver additional housing where there is need. 
This is consistent with Policies CP1, CP2 and CP10 of the Local Plan: Joint Core 
Strategy and core requirements of the NPPF.  In this particular instance, the 
development is not considered to result in any material harm to the Area of Special 
Housing Character, immediate area of South Downs National Park to outweigh the 
observed benefits brought about by this proposal. 

Therefore, in weighing the benefits of the proposal against the aims of Policy H9, this 
proposal is  considered to merit an exception of criterion (e) of this Policy and its core 
purposes would not be compromised. 

It is acknowledged this conclusion could bring about concerns that permission could 
set a precedent for future infill development in this, or any of the other Areas of Special 
Housing Character in the District. However, each proposal has to be assessed on its 
own particular and unique merits, in the context of the site location and policy 
designation at the time of decision. Any other infill development proposals would also 
need to be considered on their merits and against the relevant policy context.    

For the aforementioned reasons, the proposed development is considered to accord 
with Policy CP1, CP2 and CP10 of the Local Plan: Joint Core Strategy, the primary 
purpose of saved Policy H9 and the advice contained within the NPPF. 

4.  Impact on neighbouring amenity

There are neighbouring residential properties to the north, west, south and east of the 
site, at various distances from the proposed dwelling and some degree of screening. 
The property to the north (High Trees) is over 60 metres away, on the opposite side of 
the lane and largely screened by a series of trees. The neighbouring property to the 
east (West Acre) is positioned some 40 metres away and positioned at an elevated 
position, with a line of evergreen trees along the shared boundary line. Edgewood 
Court is positioned between 16m and 35 metres to the south-west of the site and 
Rudloe Cottage lies over 40 metres to the south of the site. 

The dwelling is single storey and positioned in the south-east corner of the site, 
extending parallel with the south east and south boundary lines. There are a series of 
roof light windows serving the proposed building and large glass elevations facing into 
the site, with a 1.8 metre close board fence, series of shrubs and trees along the 
shared boundary line with Edgewood Court. For reasons of the single storey nature of 
the proposed dwelling, its design and orientation of the site, together with separation 
distances and differences in levels, is not considered to result in an unacceptable loss 
of privacy or cause unacceptable overshadowing of the neighbouring and surrounding 
properties. This application therefore complies with Policy CP27 of the Local Plan: 
Joint Core Strategy and the advice contained within the NPPF. 



5.  Highway and parking considerations

The site would be accessed from Hill Side Road, which is a single lane unclassified 
road serving a small number of properties, which is accessed off Hill Brow Road. The 
proposal would result in a modest increase in vehicle movement along the lane, with 
reasonable sight lines along this straight section of road and parking provision on site 
for at least three cars, with space for turning on site. 

The County Highway Authority has reviewed the proposal and commented that it is 
satisfied the potential traffic generation from one dwelling would not have a severe 
detrimental impact on the operation and safety of the highway network. Officers have 
no grounds to disagree with the County's view and the proposal would also provide on 
site parking provision for at least 3 vehicles, in accordance with the Council's adopted 
parking standards. As such, the proposed development is not considered to have an 
adverse impact on highway safety or parking in the area. This application therefore 
complies with Policy CP31 of the Local Plan: Joint Core Strategy, the Council's 
adopted Parking Standards and the advice contained within the NPPF. 

6.  Impact on trees and vegetation

The site is largely clear of vegetation with a series of trees along the site boundary 
lines, with a Sweet Chestnut tree in the front (north) corner of the site, which is 
protected by a Tree Preservation Order (TPO).  An Arboricultural Method Statement 
has been submitted in support of the application and the Council's Arboricultural Officer 
has reviewed the proposal and raised no objection, subject to the proposal being 
carried out in accordance with the details provided. 

The development is positioned away from the protected trees and details the removal 
of one tree on the site, a Lawson Cypress that is of poor quality, low amenity value and 
not considered worthy of protection. The proposal would largely retain the existing 
trees on the site, with protection during any future building operations and no 
objections have been raised by the Council's Arboricultural Officer. As such, the 
proposed development is not considered to have an adverse impact on those existing 
trees on site nor harm the existing landscape character of the area. This application 
therefore complies with Policy C6 of the Local Plan: Second Review (as saved). 

7.  Ecology

An Ecological Assessment has been submitted in support of the application, which has 
been reviewed by the County Ecologist. The Ecological Assessment concludes the site 
is of limited ecological value but there is likely to have previously been legally protected 
species on the site prior to the clearance of much of the vegetation on the site 
approximately two years ago. 



The County Ecologist has raised no objection to the proposal but has requested a 
condition requiring the submission of an ecological mitigation and management plan be 
submitted, agreed and implemented prior to the commencement of development. This 
is considered to be reasonable request in this instance. Also, the Country Ecologist has 
advised that the site has a highly-invasive Himalayan balsam plant species on it, which 
requires careful removal as it is a criminal act to spread it. This is something that could 
be covered by an appropriate condition. 

In the absence of an objection from the County Ecologist and a condition requiring 
ecology improvements on the site, no objection is raised to the proposed development 
on ecology grounds. Therefore, the proposal complies with Policy CP21 of the Local 
Plan: Joint Core Strategy and the advice contained within the NPPF.  

8.  Flooding / drainage

The site lies within Flood Zone 1 (low risk of flooding) and the proposal details the use 
of Sustainable Urban Drainage systems (SUDs), with foul drainage to be connected to 
the existing sewer network. The Council's Drainage Consultant advising that whilst the 
proposal is likely to generate increased run-off from the site it could be controlled on 
site and not increase flood risk elsewhere. 

A condition is therefore recommended for drainage details to be submitted and agreed 
prior to the commencement of development, should permission be granted. Subject to 
condition, the proposed development is not considered to increase the risk of flooding 
to people and property and accord with Policy CP25 of the Local Plan: Joint Core 
Strategy and the advice contained within the NPPF.  

9.  Sustainable construction

Policy CP24 (Sustainable Construction) requires all new dwellings to produce at least 
10% of the energy requirements of the dwelling by means of on-site renewable 
technology. A condition is recommended to ensure the development at least meets this 
minimum standard. The application is considered to comply with Policy CP24 of the 
District Local Plan: Joint Core Strategy. 

10.  Developer contributions / Community Infrastructure Levy (CIL)

The proposal seeks planning permission for the creation of one new dwellings, (1 x 4 
bed  dwelling), whereby Policy CP13 sets out that all new development that results in 
one or more additional dwellings should contribute towards the provisions of affordable 
housing. Therefore, the proposal would have previously required a financial 
contribution secured by way of a planning obligation / S.106 agreement. 



However, following a recent High Court decision and the update of the NPPG, the 
Government's policy advice is clear in that tariff based financial contributions for 
residential developments of 5 or fewer, in designated rural areas, should not be sought. 
This advice post dates the East Hampshire District Local Plan: Joint Core Strategy and 
therefore no financial contributions are sought for this application, in terms of 
Affordable Housing, Public Open Space and Community Facilities.

In addition, the site lies within the National Park Authority where the Community 
Infrastructure Levy has not been adopted and implemented at this time. The 
development is, therefore, not CIL liable.  

9 Conclusion

Policy H9 criterion (e) states a blanket restriction on new infill developments within 
Areas of Special Housing Character. However, a judgement needs to be made as to 
whether or not there are any other material considerations that weigh in favour of the 
proposed development. In this instance, the dwelling would be of a high quality 
sympathetic design of a low profile nature, which would be in keeping with the 
surrounding pattern of development. As such, it not considered to compromise or 
diminish the special character of the area and thus is considered to be in accordance 
with the principal objectives of this policy. 

The development would result in the creation of a single dwelling within and Settlement 
Policy Boundary, a sustainable location which is supported by the Development Plan 
and NPPF and no harm has been identified to outweigh the benefits. Also, the proposal 
would preserve the landscape character of the National Park and would accord with 
National Park purposes. It would not have an unacceptable impact on the amenities 
enjoyed by the occupants of the neighbouring and surrounding properties. No concerns 
have also been raised with regards to highway safety, impact on trees or flood risk. 
This application therefore complies with the relevant policies of the Local Plan: Joint 
Core Strategy, Local Plan: Second Review (as saved), the National Planning Policy 
Framework and the statutory purposes of the National Park.

Lastly, the Liss Neighbourhood Plan is at an early stage and whilst its policies are 
noted they have minimal weight can be attached to the policies of the emerging LNDP.  
Therefore, the emerging Liss Neighbourhood Plan does not change the Officer 
recommendation of approval in this instance.

10 Reason for Recommendation and Conditions

It is recommended that the application be approved for the reasons and subject to the 
conditions set out below.



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

Reason - To comply with the provisions of Section 91 (1) of the Town and 
Country Planning Act 1990 (as amended)./ To comply with Section 51 of the 
Planning and Compulsory Purchase Act 2004

2. Approved Plans

The development hereby permitted shall be carried out in accordance with the 
plans listed below under the heading "Plans Referred to in Consideration of this 
Application".

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

3. Notwithstanding any indication of materials that may have been given in the 
application or in the absence of such information, no development shall 
commence on site until samples / details including manufacturers details of all 
the materials to be used for external facing and roofing for the development 
hereby approved have been submitted to, and approved in writing by, the Local 
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. 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.  

4. No development shall commence on site until a scheme has been submitted to, 
and agreed in writing by, the Local Planning Authority to demonstrate that the 
built development hereby permitted incorporates measures that provide energy 
savings of no less than 10% above Building Regulations in force at the time the 
development is to be constructed. 

Before any part of the development is first occupied a verification report and 
completion certificate shall be submitted in writing to the Local Planning 
Authority confirming that the built development hereby permitted has been 
constructed in accordance with the approved scheme. 

The developer shall nominate a competent person for the purpose of assessing 
and providing the above required report and certificate to confirm that the 
completed works incorporate such measures as to provide the required energy 
savings. The energy saving works set out in the above report shall thereafter be 
maintained so that the required energy saving is sustained at the certified level 
for the lifetime of the development. 



Reason - To ensure that the development incorporates necessary mitigation 
and adaptation measures with regard to climate change.  It is considered 
necessary for this to be a pre-commencement condition as these details relate 
to the construction of the development and thus go to the heart of the planning 
permission

5. No development shall commence on site until details of any surface water 
drainage have 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 and to mitigate flood risk to 
neighbouring land and properties.  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.  

6. The development hereby permitted shall not be brought into use until areas for 
turning, loading, unloading and the parking of vehicles has been made within 
the site in accordance with the approved details and shall be retained thereafter.
Reason - In order to ensure that there is sufficient space within the site for the 
loading, unloading and turning of vehicles and in the interests of highway safety

7. No development shall commence on site until the following details have been 
submitted to, and approved in writing by, the Local Planning Authority :- 

(a) a desk top study report, documenting all the previous and existing land uses 
both on and adjacent to the site and including a conceptual site model and 
preliminary risk assessment. The report should be completed by a 
competent person and produced in accordance with national guidance, as 
set out in Contaminated Land Research Report No.11 and BS10175:2001;

and unless otherwise first agreed in writing by the Local Planning Authority:-

(b) a scheme outlining a site investigation and risk assessments designed to 
assess the nature and extent of any contamination on the site; 



(c) a written report of the findings which includes, a description of the extent, 
scale and nature of contamination, an assessment of all potential risks to 
known receptors, an update of the conceptual site model (devised in the 
desktop study), identification of all pollutant linkages and unless otherwise 
agreed in writing by the Planning Authority and identified as unnecessary in 
the written report, an appraisal of remediation options and proposal of the 
preferred option(s) identified as appropriate for the type of contamination 
found on site;

and unless otherwise first agreed in writing by the Local Planning Authority:-

(d) a detailed remediation scheme designed to bring the site to a condition 
suitable for the intended use by removing unacceptable risks to human 
health, buildings and other property and the natural and historical 
environment. The scheme should include all works to be undertaken, 
proposed remediation objectives and remediation criteria, timetable of works, 
site management procedures and a verification plan outlining details of the 
data to be collected in order to demonstrate the completion of the 
remediation works and any arrangements for the continued monitoring of 
identified pollutant linkages. Site works and details submitted shall be in 
accordance with the approved scheme and undertaken by a competent 
person.

The above reports and site works should be undertaken in accordance with 
DEFRA and the Environment Agency's 'Model Procedures for the 
Management of Land Contamination, CLR 11'.

Reason - To ensure that risks from land contamination to the future users of the 
land and neighbouring land are minimised, together with those to controlled 
waters, property and ecological systems, and to ensure that the development 
can be carried out safely without unacceptable risks to workers, neighbours and 
other offsite receptors.  It is considered necessary for this to be a pre-
commencement condition as these details need to be agreed prior to the 
construction of the development and thus go to the heart of the planning 
permission. 

8. Before any part of the development is first occupied or brought into use (unless 
otherwise first agreed in writing by the Local Planning Authority) a verification 
report demonstrating the effectiveness of the remediation works carried out and 
a completion certificate confirming that the approved remediation scheme has 
been implemented in full shall both have been submitted to, and approved in 
writing by, the Local Planning Authority. 



The verification report and completion certificate shall be submitted in 
accordance with the approved scheme and undertaken by a competent person 
in accordance with DEFRA and the Environment Agency's 'Model Procedures 
for the Management of Land Contamination, CLR 11'.
Reason - To ensure that risks from land contamination to the future users of the 
land and neighbouring land are minimised, together with those to controlled 
waters, property and ecological systems, and to ensure that the development 
can be carried out safely without unacceptable risks to workers, neighbours and 
other offsite receptors 

9. All development shall be stopped immediately in the event that contamination 
not previously identified is found to be present on the development site and 
details of the contamination shall be reported immediately in writing to the Local 
Planning Authority.  Development shall not re-start on site until the following 
details have been submitted to, and approved in writing by, the Local Planning 
Authority:-

(a) a scheme outlining a site investigation and risk assessments designed to 
assess the nature and extent of any contamination on the site. 

(b) a written report of the findings which includes, a description of the extent, 
scale and nature of contamination, an assessment of all potential risks to 
known receptors, an update of the conceptual site model (devised in the 
desktop study), identification of all pollutant linkages and unless otherwise 
agreed in writing by the Local Planning Authority and identified as 
unnecessary in the written report, an appraisal of remediation options and 
proposal of the preferred option(s) identified as appropriate for the type of 
contamination found on site and (unless otherwise first agreed in writing by 
the Local Planning Authority)

(c) a detailed remediation scheme designed to bring the site to a condition 
suitable for the intended use by removing unacceptable risks to human 
health, buildings and other property and the natural and historical 
environment. The scheme should include all works to be undertaken, 
proposed remediation objectives and remediation criteria, timetable of works, 
site management procedures and a verification plan outlining details of the 
data to be collected in order to demonstrate the completion of the 
remediation works and any arrangements for the continued monitoring of 
identified pollutant linkages;

and before any part of the development is occupied or used (unless otherwise 
first agreed in writing by the Planning Authority) a verification report 
demonstrating the effectiveness of the remediation works carried out and a 
completion certificate confirming that the approved remediation scheme has 
been implemented in full shall both have been submitted to, and approved in 
writing by, the Local Planning Authority. 



The above site works, details and certification submitted shall be in accordance 
with the approved scheme and undertaken by a competent person in 
accordance with DEFRA and the Environment Agency's 'Model Procedures for 
the Management of Land Contamination, CLR 11'.
Reason - To ensure that risks from land contamination to the future users of the 
land and neighbouring land are minimised, together with those to controlled 
waters, property and ecological systems, and to ensure that the development 
can be carried out safely without unacceptable risks to workers, neighbours and 
other offsite receptors.

10. The development hereby approved shall not be first brought into use until a fully 
detailed landscape and planting scheme for the site has been submitted to and 
approved in writing by the Local Planning Authority.  The works 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 and to enable 
proper consideration to be given to the impact of the proposed development on 
existing trees.

11. All hard and soft landscape works 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 - To ensure the provision and establishment of a reasonable standard 
of landscape in accordance with the approved designs.



12. The development hereby permitted shall be carried out in strict accordance with 
the approved Arboricultural Method Statement, prepared by David Archer 
Associates, Arboricultural Consultancy dated June 2016 and Tree Protection 
Plan (drawing number TPP 02, dated June 2016) received by the Local  
Planning Authority on 09/09/2016.
Reason - To ensure that the trees on and around the site are adequately 
protected from damage to their health and /or amenity value.

13. Prior to the commencement of any development activities an ecological 
mitigation and management plan (to include but not necessarily restricted to: 
strategy for controlling Himalayan balsam; location, extent and composition of 
mitigation/ enhancement measures) shall be submitted to and agreed in writing 
by the Local Planning Authority. Such details shall be in accordance with the 
outline mitigation, compensation and enhancement measures detailed within the 
Ecological Assessment (Peach Ecology, May 2016). Any such measures shall 
thereafter be implemented in accordance with the agreed details, unless 
otherwise agreed in writing by the Local Planning Authority. All ecological 
mitigation, compensation and enhancement measures shall be permanently 
retained and maintained. 
Reason - To provide ecological protection and enhancement in accordance with 
Policy CP21 of the East Hampshire District Local Plan: Joint Core Strategy, the 
NPPF, the Conservation Regulations 2010, Wildlife & Countryside Act 1981 and 
NERC Act 2006.

14. Notwithstanding the provisions of Part 1 of Schedule 2, Classes A and B of the 
Town and Country Planning (General Permitted Development) (England) Order, 
2015 (or any Order revoking, re-enacting or modifying that Order) no extension 
or alteration to this dwelling shall be made except with the prior written consent 
of the Planning Authority.
Reason - It is considered that further extension/alteration of this dwelling could 
result in an adverse impact on the designated area of Special Housing 
Character.

Contact Officer: Matthew Harding 
Tel: 01730 234233
email: matthew.harding@easthants.gov.uk



Appendix 2 – Plans Referred to in Consideration of this Application

The application has been assessed and recommendation is made on the basis of the 
following plans and documents submitted:

Plan Type Reference Version Date on Plan Status
Application Documents - 
Ecological Assessment

12.08.2016 Approved

OS Extract - Location plan 12.08.2016 Approved
OS Extract - Block plan 15338 P10 12.08.2016 Approved
Plans - Ground floor plan 15538 P01 12.08.2016 Approved
Plans - Elevation SE facing 15538 P02 12.08.2016 Approved
Plans - Elevation plans 15538 P03 12.08.2016 Approved
Plans - Elevation plans 15538 P01 12.08.2016 Approved
Plans - Elevation plans 15538 P01 12.08.2016 Approved
Plans - Elevation Plans 15538 P01 12.08.2016 Approved
Plans - Perspective 
drawings

12.08.2016 Approved

Plans - View from Road 12.08.2016 Approved
Plans - Perspective 
Axonometric

12.08.2016 Approved

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



Part 2 section 1 item 1, Land Northeast of Edgewood Court, Hill Brow Road, Liss

Proposed site plan



Part 2 section 1 item 1, Land Northeast of Edgewood Court, Hill Brow Road, Liss

Proposed ground floor plan



Part 2 section 1 item 1, Land Northeast of Edgewood Court, Hill Brow Road, Liss

Perspective visualisation


