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SECTION 1 – SCHEDULE OF APPLICATION RECOMMENDATIONS 

 
Report to Planning Committee
Date 11 May 2017
By Head of Planning
Local Authority East Hampshire District Council
Application No: SDNP/17/00470/HOUS
Applicant Mr Jamie Corstorphine
Application Detached double garage
Address West Park Cottage, Hawkley Road, Liss, GU33 6JP

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 is included on the agenda as it has been submitted by a member of East
Hampshire District Council staff.

The Monitoring Officer confirms that this proposal has been dealt with in accordance with the
Council's procedures for handling planning proposals submitted by or on behalf of Council 
Members and Staff.



1 Site Description

West Park Cottage is a semi-detached dwelling situated in a rural area, outside of any 
Settlement Policy Boundary and within the Liss Neighbourhood Plan area.

2 Proposal

The application is for the construction of an oak framed detached garage, to be 
situated on land forward of the main dwelling. The proposed garage would measure; 
5.6 metres in width, 5.8 metres in depth and 3.9 metres in ridge height.

3 Relevant Planning History

31215 -  Addition of garage, living room and bedroom - Permission 1990.
SDNP/16/04497- Lawful Development Certificate for an existing use for land used as 

 residential garden area - Approved November 2016.

4 Consultations 

Southern Gas Networks 
No objection, as previous objection was withdrawn.

Parish Council Consultee 
Liss Parish Council has no objection providing the tree and hedgerow frontage is 
maintained.

EH -Traffic Management Team 
There are no known traffic management issues with this application

5 Representations

None received.

6 Planning Policy Context
Applications must be determined in accordance with the Development Plan unless 
material considerations indicate otherwise. The statutory development plan in this area 
is the East Hampshire District Local Plan: Joint Core Strategy and the following 
additional plan(s):

 East Hampshire District Local Plan: 2nd Revision 2006

Other plans considered:

 Liss Neighbourhood Plan



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: 

National Planning Policy Framework (NPPF)

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

Core planning principles: Paragraph 17: Good amenity for all.

Section 7 - Requiring good design.

The Liss Neighbourhood Development Plan (LNDP) is a material consideration in the 
determination of the application, however, at this time, the plan is still required to 
undergo an 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 limited, with the East Hampshire District 
Local Plan: Joint Core Strategy, 2014 and the East Hampshire District Local Plan: 
Second Review, 2006 remaining the principle Development Plan documents in 
consideration in the determination of this application.



The relevant policies of the LNDP to the proposal are as follows:

Policy Liss 1 - The settlement policy boundary
Policy Liss 9 - The design of development
Policy Liss 11 - Residential Development in the countryside
Policy Liss 16 - Parking

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 East Hampshire District Local Plan: Joint Core 
Strategy  are relevant to this application:

• CP1 - Presumption in Favour of Sustainable Development

• CP2 - Spatial Strategy

• CP27 - Pollution

• CP29 - Design

• CP31 - Transport

The following policies of the East Hampshire District Local Plan: 2nd Revision 2006
are relevant to this application:

• HE2 - Alterations and Extensions to Buildings

• H16 - Maintaining A Range Of Dwelling Sizes

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

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

Determining Issues

1. Principle of development
2. Impact upon scale and character of dwelling and local area
3. Impact on the amenity of neighbouring properties
4. Highway implications
5. Impact on South Downs National Park

Planning Considerations 

1. Principle of development
 
Policy CP19 of the East Hampshire District Local Plan; Joint Core Strategy (JCS) and 
Policies Liss 1 and Liss 11 of the Liss Neighbourhood Plan sets out that permission will 
only be granted for development within the countryside provided it meets several 
criteria, one of which is that there is a proven need for a countryside location.  In this 
instance the proposal is for a domestic ancillary building in connection with a dwelling 
which is located within the countryside, as such, the existing siting necessitates the 
need for the location. 

The proposal lies outside any SPB and, as such, any residential development for an 
extension of an existing dwelling is subject to accordance with the criteria set out in 
Policy H16 of the Local Plan.

Policy H16 restricts extensions to dwellings of this size to 50% of their original floor 
area as at 1 April 1974, in order to maintain a range of dwelling sizes in the 
countryside. 

The proposed garage would be situated 5 metres away from the dwelling and, 
therefore, Policy H16 does not apply. Also, a condition would be imposed to ensure 
that the use of the garage would remain for the parking of vehicles and storage, rather 
than habitable accommodation. 

2. Impact upon scale and character of dwelling and local area.



Policy HE2 of the Local Plan requires that alterations and extensions to buildings are 
designed to take account of the design, scale, and character of the original building, its 
plot size and its setting. Policy CP29 of the JCS and Policy Liss 9 of the Liss 
Neighbourhood Plan seeks to ensure that development proposals are of exemplary 
standards of design and architecture, with a high quality external appearance that 
respect the area's particular characteristics.  It requires that developments are 
sympathetic to their setting in terms of scale, height and massing, and their relationship 
to adjoining buildings, spaces around buildings, and that developments should make a 
positive contribution to the overall appearance of the area.

The garage would be situated forward of the main dwelling, fronting the highway. In 
general, outbuildings fronting highways are not supported, as they can appear overly 
dominant to their surroundings and disruptive to the prevailing pattern of development, 
particularly where dwellings are set back from the highway. However, in this case, the 
application is considered to be acceptable, as the dwelling is located within a relatively 
isolated position and the garage would be largely screened from the public realm by 
mature trees and vegetation on the front boundary of the application site. Also, the 
timber materials of the garage would be in keeping with the rural setting of the 
application site and surrounding area.

Therefore, the proposal is considered to be in keeping with the character of the existing 
dwelling and local area, in compliance with Policy HE2 of the Local Plan, Policy Liss 9 
of the emerging Neighbourhood Plan and Policy CP29 of the JCS.

3. Impact on the amenity of neighbouring properties

Policy CP27 of the JCS requires that developments would not have an unacceptable 
impact on the amenity of the occupiers of neighbouring properties through loss of 
privacy or excessive overshadowing.  Policy CP29 criterion (d) requires development 
to be sympathetic to its setting in terms of scale, height, massing and density, and its 
relationship to adjoining buildings, spaces around buildings and landscape features.  
Paragraph 17 of the NPPF amongst other core principles, requires development to 
provide a good level of amenity for all new and existing occupants of land and 
buildings.

Park Cottage East, to the east of the application site, is the only neighbouring property 
within close proximity to the application site. Park Cottage East would be situated 
approximately 18.8 metres away from the garage and would be largely screened by the 
existing dwelling and mature vegetation on the eastern boundary of the application site. 

Therefore, the proposal would be sufficiently distanced, orientated and designed so as 
not to have an unacceptable effect on the amenities of the neighbouring properties, in 
particular to their outlook, privacy or available light, in compliance with Policy CP27 and 
Policy CP29 of the JCS.

4. Highway implications

Policy CP31 of the JCS and Policy Liss 16 of the Liss Neighbourhood Plan requires 
that regard is had to any impact on the safety and convenience of the public highway.



The Traffic Officer has been consulted and raised no objection. The proposal would not 
alter the existing access or parking arrangements of the property and, therefore, it is 
considered that the proposal would not cause any highway implications, in compliance 
with Policy CP31 of the JCS and policy Liss 16 of the emerging Liss Neighbourhood 
Plan.

5. Impact on South Downs National Park

The proposal is within the South Downs National Park and proposals within this area 
would not be permitted if they would harm the tranquillity and appearance of the 
landscape and any development must meet the purposes of the National Park. The 
proposal is for alterations of an existing residential property and it is considered that 
the proposal would not cause harm to the purposes of the National Park or have an 
adverse impact on the tranquillity and appearance of the surrounding area.

9 Conclusion

The proposal is considered to be acceptable as it would be in scale and character with 
the dwelling, would not detract from the character and appearance of the area or South 
Downs National Park, would not have an unacceptable impact on the amenities of 
neighbouring properties and would not have an adverse effect on the safety and 
function of the highway network. As such, the proposal is in compliance with the 
relevant policies of the emerging Liss Neighbourhood Plan, East Hampshire District 
Local Plan: Joint Core Strategy and East Hampshire District Local Plan: Second 
Review.

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. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any order revoking, re-enacting or modifying 
that Order) the garage hereby approved shall only be used for the purpose of storage 
and the parking of private motor vehicles in connection with the residential use of the 
property and shall not, at any time, be used for living accommodation, business, 
commercial , industrial purposes or for the storage of boats, caravans or trailers.



Reason - To ensure the adequate provision of on site parking for the purpose of 
highway safety.

3. 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.

11. Crime and Disorder Implications 
11.1 It is considered that the proposal does not raise any crime and disorder implications. 

12. Human Rights Implications 
12.1 This planning application has been considered in light of statute and case law and any 

interference with an individual’s human rights is considered to be proportionate to the 
aims sought to be realised. 

13. Equality Act 2010 
13.1 Due regard has been taken of the South Downs National Park Authority’s equality duty 

as contained within the Equality Act 2010. 

14. Proactive Working 

In reaching this decision the local Planning Authority has worked with the applicant in a 
positive and proactive way, in line with the NPPF. In this instance, the application was 
acceptable as submitted and no further information was required.

Contact Officer: Lisa Gill 
email: lisa.gill@easthants.gov.uk

Appendices Appendix 2 – Plans Referred to in Consideration of this
Application



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 Form - 30.01.2017 Submitted
Application Documents - 
Design & Access Statement

30.01.2017 Submitted

Application Documents - 
Landscape and Visual 
Impact Assessment: 
Baseline Assessment 
Checklist

30.01.2017 Submitted

OS Extract - Location Plan 006 10.02.2017 Submitted
Plans - Block Plan 003,005,007 10.02.2017 Submitted
Plans - Elevations and Floor 
Plan

31.03.2017 Submitted

Reasons - For the avoidance of doubt and in the interests of proper planning



SDNP Part 2, Item 1 West Park Cottage, Hawkley Road, Liss

Proposed block plan

Proposed floor plan



                                      SDNP Part 2, Item 1 West Park Cottage, Hawkley Road, Liss

Proposed front elevation

Proposed rear elevation



SDNP Part 2, Item 1 West Park Cottage, Hawkley Road, Liss

Proposed right side elevation

Proposed left side elevation


