


Item No.: 03

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 Reserved matters pursuant to outline permission 30289/009 for 
detached dwelling

LOCATION: Sunnyhill, Stoney Bottom, Grayshott, Hindhead, GU26 6HW
REFERENCE 30289/010 PARISH: Grayshott
APPLICANT: Mr Soutter
CONSULTATION 
EXPIRY :

26 December 2016

APPLICATION EXPIRY : 02 February 2017
COUNCILLOR(S): Cllr F E Cowper
SUMMARY RECOMMENDATION: APPROVAL

This application is referred to Committee at the request of Cllr Glass so that the 
appearance and scale can be fully discussed by Committee

Site and Development

This application for approval of reserved matters relates to the garden of a dwelling of 
traditional appearance located within the settlement policy boundary of Grayshott. To the 
south of the dwelling lies a well stocked, mature private garden serving the dwelling. Levels 
drop significantly from east to west and also from north to south. 

A single garage serving the dwelling lies on the north-east boundary of the site and a 
further vehicular access and driveway lies along the western boundary of the site.

Hill Road, to the north of the site, is an unmade road of poor surface. Stoney Bottom is a 
bridleway with a similarly poor quality surface. Allotments lie directly to the south of the site.

The application is for approval of reserved matters following the grant of outline permission 
for a dwelling in the garden of the existing dwelling (Sunny Hill) originally in 2007.  The 
outline permission has subsequently been renewed on two occasions, most recently in 
2013 and a new outline permission was granted in 2016.  Access and layout were approved 
in detail at the outline stage, with all other matters reserved.  An application for the approval 
of reserved matters was refused in 2016, prior to the new outline permission being granted.  
The matters to be considered in this application are the appearance, landscaping and scale 
associated with outline planning permission 30289/010.



Relevant Planning History

30289/001 - Two storey extension to rear (as amended by plan received 22 February 
2006)  Permitted  24/02/2006  

30289/002 - Outline - dwelling Refused  21/09/2006  
30289/003 - Outline - dwelling    Permitted 24/01/2007  
30289/004 - Renewal of extant planning permission 30289/003:- outline - detached 

dwelling  Permitted  30/04/2010   
30289/005 - Renewal of extant planning permission 30289/004:- outline - detached 

dwelling  Permitted  17/04/2013   
30289/006 - Two detached dwellings    Refused 20/08/2015
30289/007 - Detached two storey dwelling    Withdrawn 27/01/2016
30289/008 - Application for approval of reserved matters, Refused 2016
30289/009 - Outline application with some matters reserved - detached dwelling on land 

adjacent to Sunnyhill, Stoney Bottom, Grayshott, Hindhead   07/04/2016  
Outline permission

Development Plan Policies and Proposals

East Hampshire District Local Plan: Joint Core Strategy (2014)

CP20 - Landscape
CP24 - Sustainable construction
CP27 - Pollution
CP29 - Design
CP31 - Transport

East Hampshire District Local Plan: Second Review (2006)

T4 - Protection of Public Footpaths

Planning Policy Constraints and Guidance

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 6 – Delivering a wide choice of high quality homes.
Section 7 – Requiring good design.

Village Design Statement - Grayshott Village Design Statement - non statutory planning 
guidance that has been the subject of public consultation and therefore is a material 
planning consideration.



Consultations and Town/Parish Council comments

Highway Comments - The access arrangements were considered at the outline stage.  
Parking would meet required standards.  A condition is recommended.

Natural England - No comments

Grayshott Parish Council - OBJECTION on the basis of:

Overdevelopment on a constrained site and an unacceptable impact on neighbouring 
properties. The proposed property, although more traditional in style than previous 
applications, is still a large family home inappropriate for a narrow bridleway in an area of 
Grayshott that is populated with Broomsquire Cottages.   The property would increase 
traffic by roughly 30% over a steep, narrow bridleway.   The APPEARANCE and SCALE of 
the proposed property would be out of character with the area and would fail to contribute to 
local distinctiveness and sense of place contrary to Policy CP29 of the East Hampshire 
District Joint Core Strategy.

Unacceptable risk to users of the bridleway such as walkers, horse-riders and cyclists.  
During CONSTRUCTION the increased risk to users would be unacceptable.  This a well-
used path enabling access to Waggoners Wells and Ludshott Common and is used to link 
Kingswood Firs estate to the village centre.   We are very concerned that people will be put 
at risk and therefore feel the proposal is contrary to East Hampshire Joint Core Strategy 
Policy CP31 and East Hampshire Local Plan: Second Review saved Policy T4.

Harm to the landscape character of the wooded valley and ancient drovers road.  The 
Stoney Bottom bridleway is a rural, green lane. Joint Core Strategy policy CP31 seeks to 
protect sunken and rural/green lanes so that their convenience and safety are enhanced for 
their users, and their ecological, landscape and recreational values are enhanced. Joint 
Core Strategy policy CP20 promises to protect and enhance ancient tracks and talks about 
local distinctiveness and characteristics.  The Village Design Statement seeks to protect the 
wooded valleys from development that would harm the landscape.  The LANDSCAPING 
required to provide adequate visibility spays require the removal of hedges and other 
vegetation – this will cause considerable water run-off onto the bridleway, soil erosion and 
adversely affect a very distinctive area of Grayshott that should be protected.

In summary, the appearance, landscaping and scale of the proposed development is 
contrary to East Hampshire Joint Core Strategy Policies CP29, CP20 and CP31 and East 
Hampshire Local Plan: Second Review saved Policy T4.

Representations

26 representations have been received, all objecting to the application.

Issues raised are:

a) poor vehicular access over bridleway with no passing places, in bad state of repair and 
unsuitable for vehicular traffic, no vehicular right of access over it;



b) refusal of permission and dismissal of Appeal for house adjacent to Well Cottage 
demonstrate that the bridleway is not suitable for a further dwelling and outline 
permission should be rescinded;

c) Committee Members who voted to allow the outline permission had not visited the site;
d) adverse impact on walkers, cyclists and horse-riders using the bridleway, and would 

discourage them from using it;
e) damage would be caused to hedges at the sides of the bridleway and to the surface of 

the bridleway - contrary to EHDLP: Local Plan Policy T4 and JCS Policy CP31;
f) inadequate provision for parking for the existing dwelling as it would be built on the area 

currently used by that site for parking;
g) overdevelopment and out of keeping with the character of the area;
h) new dwelling would be dominant in the landscape;
i) impact on surface water run-off;
j) overlooking of dwelling opposite;
k) original outline planning permission in 2005 did not follow correct procedures (Rights of 

Way Officer not consulted), and renewals should not have been allowed;
l) comments from Rights of Way officer who objected to later applications on this site 

have been ignored;
m) plans not up to date in terms of the current footprint of Orchard House opposite;
n) light pollution from windows - some are excessively large;
o) loss of hedgerow screening at front of site;
p) possibility of newts in area;
q) refuse vehicle will not access Stoney Bottom as it is deemed unsuitable;
r) possible damage to utilities during construction works;
s) design out of keeping with the area;
t) objections from Highways Department to the renewal of the outline permission referred 

to;
q) lack of facilities in Grayshott to serve further residents; and
r) boundary of site queried.

Determining Issues

1. Principle of development
2. Impact on the character and appearance of the area
3. Impact on the amenity of adjoining property
4. Arboricultural implications and landscaping
5. Highway issues
6. Drainage

Planning Considerations 

1. Principle of development

The principle of development is accepted as the site lies within the defined Settlement 
Policy Boundary and outline permission has been granted which establishes the principle of 
the dwelling, as well as details of the access and the layout.  Matters reserved for future 
approval were appearance, landscaping and scale.  This application is to consider these 
matters.



2. Impact on the character and appearance of the area

Policy CP29 of the East Hampshire District Local Plan: Joint Core Strategy requires that 
new development be of a high standard of design and in keeping with the character of the 
area in which it would be situated.

The design statement submitted with the original outline application stated that it was 
intended to build a split-level chalet style dwelling with a ridge height of about 6.5metres.   
The more recent outline permission does not refer to the proposed detailed design.   The 
footprint has been established already as layout was part of the outline permission.  The 
appearance and scale are clearly stated to be reserved matters so these are to be fully 
considered at this reserved matters stage.  

The siting of the dwelling is as approved in the outline permission, which is for a dwelling 
13.5m wide, 12m deep and set back from the highway by 9m.

The previously refused application for approval of reserved matters was for a full two storey 
dwelling.  The design has been amended following the refusal of reserved matters in 2016 
and the proposed dwelling would be a chalet bungalow of brick, tile hanging and a clay tile 
roof, with a maximum height of 7m.  Front and rear gable elements are proposed, with the 
use of dormer windows of an appropriate scale.  The previous refusal was on the basis of 
the bulk and massing of the proposed dwelling, and its appearance, particularly in relation 
to the amount of obscure glazing at first floor level in the front elevation. This obscure 
glazing was incorporated because it was required by a condition on the original outline 
permission but the current outline permission does not require this. This amended design is 
considered to address this concern, and would provide a traditional style chalet bungalow, 
in keeping with the character of the area, which has dwellings of a variety of ages and 
designs.  It is noted that whilst there are 26 representation of objection almost all the 
comments relate to the principle of the development and not to the design details which this 
application is seeking permission for.

The site is on a hill with some significant changes of levels.  Levels are required to be 
agreed by a condition on the outline permission and subject to this being satisfactorily 
addressed, the dwelling would not adversely affect the street-scene or character of the area 
and would be in accordance with EHDLP:JCS Policy CP29.

3. Impact on the amenity of adjoining properties

Policy CP27 of the EHCLP: JCS requires that the amenities of neighbours are protected in 
terms of loss of light and loss of privacy.  Paragraph 17 of the NPPF requires that new 
development should provide for good standards of amenity for existing and proposed 
occupants.

The application site has been visited in order to assess the impact on amenities of 
occupiers of the existing and proposed dwellings.

The dwelling most directly affected would be that to the west on the opposite side of Stoney 
Bottom.  The original outline permission required that the first floor windows in the front 
elevation be obscure glazed.  However, that condition was not carried over into the current 
outline permission so the windows in the front elevation do not have to be obscure glazed.  



There would be two dormer windows which would serve bedrooms, and would be some 
22m away from the dwelling opposite.  The landing window set in the front gable would be 
slightly closer (2.5m) to the dwelling opposite, but is stated to be high level to avoid loss of 
privacy.  At the proposed distances, this front to front relationship is considered to be 
acceptable in terms of impact on privacy.

To the south, there are allotments and the donor property is located to the north.  There 
would be no first floor windows in the side elevation looking towards the donor property.

The proposal would be in accordance with EHDLP:JCS Policy CP27 and Paragraph 17 of 
the NPPF.

4. Arboricultural implications and landscaping

The site is cultivated garden land with no protected trees.  The Landscape Officer indicated 
that she was satisfied with the landscaping proposals on the previous outline application, 
but requested a condition in relation to species and numbers of plants.  Since landscaping 
was a detailed matter for future consideration which was not included as part of the outline 
permission, therefore this condition is recommended, to be included as part of any approval 
for this amended scheme. The proposal would be in accordance with EHDLP: JCS Policy 
CP20.

5. Highway issues

The use of the access to the site via the public bridleway of Stoney Bottom has been 
established as a detailed matter in the most recent outline permission.  Therefore, despite 
the concerns raised by the Hampshire County Rights of Way Officer about further vehicular 
use of Stoney Bottom and the objections of neighbouring residents about this matter, the 
application cannot be refused permission for reasons relating to the access.  The applicants 
would need to establish that they have a vehicular right of way for access to the property 
but this would be a civil matter separate from the planning process.  The outline permission 
sets out the requirements for visibility splays of 2.4m by 11m and these are shown on the 
application drawings.  The requirements for parking and turning space are also included as 
conditions forming part of the outline permission.  It is not appropriate to repeat these 
conditions.

6. Drainage

There is a condition on the outline permission requiring the agreement of surface water 
drainage details.  

Response to Parish/Town Council Comments

Grayshott Parish Council has raised a number of objections relating mainly to issues of 
principle, which has already been accepted in the outline permission.  The footprint of the 
proposed dwelling has already been established, and the design is considered by officers to 
be appropriate and not to adversely affect neighbours' amenities.  It is not agreed that the 
appearance and scale would be out of character with the area - this would be a chalet 
bungalow of 7 in height on a footprint that has already been agreed.



Issues relating to the impact on users of the bridleway and the bridleway itself have been 
addressed in the outline permission.

Conclusion

It is concluded that the proposal for the detailed appearance, landscaping and scale of the 
approved dwelling are acceptable and would not adversely affect the character of the area 
or amenities of neighbours and would be in accordance with the relevant policies of the 
EHDLP: Second Review and EHDLP:JCS and Government advice in the NPPF Policies.

RECOMMENDATION  APPROVAL subject to the following conditions:

1 No development shall start on site until a fully detailed planting 
scheme in accordance with the approved landscape plan for the site has 
been submitted to and approved in writing by the 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 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 Planning Authority.
Reason - In the interests of the visual amenities of the locality and to 
ensure that this is fully considered before works begin.

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

Application form
Design and access statement
Bat survey
270 008 - proposed location plan
270 009 - block plan
270 001 - existing and proposed site plans
270 002 - plans & elevations
270 003 - site section looking north
270 004 - perspective looking south east
270 005 - proposed site plan

Reason - To ensure provision of a satisfactory development



Informative Notes to Applicant:

1 In accordance with paragraphs 186 and 187 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 applications/agents of any issues that may arise in the 
processing of their application and where possible suggesting 
solutions, and,

 by adhering to the requirements of the Planning Charter.

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

CASE OFFICER: Nicky Powis 01730 234226
———————————————————————————————————————
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Block plan

Front elevation
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Perspective plan


