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DESCRIPTION: | Proposed two-storey extension of an existing care home to
increase the number of bedrooms by 18, internal and external
building alterations, associated landscaping, car and cycle
parking, plant, and new access arrangements. As amended on
08/11/2023, 29/11/2023 23/02/2024, 06/03/2024 and on 07/03/2024

All plans in this report have been reproduced, are not to scale, and are for
illustrative purposes only. The original plans should be viewed/referenced for
detail.

This application is referred to Committee in accordance with the Constitution
as the application is for development which exceeds 250 sq. metres (gross
external floorspace).

SUMMARY

The existing property is currently used as a nursing home for the care of the elderly
(Bolters Corner Rest Home) and provides specialist dementia care of patients with
complex needs. The application seeks full planning permission for a two-storey
extension of the existing care home to increase the number of bedrooms by 18,
internal and external building alterations, associated landscaping, car and cycle
parking, plant, and new access arrangements.

The extension will create an additional 24 new bedrooms but due to the change to
the existing internal layout to allow the extension 6 existing beds will be lost, hence
the proposal results in an increase in the numbers of beds by 18. This will increase
the overall capacity of the care home from 35 to 53 beds. The applicant is seeking
to increase the capacity of the care home to help address the shortage of beds in
Surrey for specialist dementia and complex needs care.

The extension is proposed to the southern side and rear (west) of the existing care
home. The two-storey element which is located to the side of the existing locally
listed building has a traditional pitched roof design. The rear element of the
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extension is a flat roofed modular construction with a green roof. The scheme
proposes a new ground floor lounge area following the demolition of the existing
conservatory. The rear garden area will also be updated with a new outdoor patio
area and landscaped garden for the existing and future residents. A new access is
proposed at the southern end of the frontage with the existing access stopped up.
The parking layout is also proposed to be amended to provide 17 parking space, an
increase of 5 spaces over the existing 12 parking spaces.

The existing building is a large, two storey arts and crafts detached locally listed
building set in a generous plot and open setting. The front of the site is hard
surfaced and set to car parking. The application site is located on the western side
of Bolters Lane on the south-western corner of the junction with Winkworth Road.
The surrounding area is one of mixed character. Immediately adjoining the north of
the site is metropolitan green belt and to the south is urban open space. Both of
these areas contain a high level of open space. Trees protected by a Tree
Preservation Order are located along the boundary of Bolters Lane immediately to
the south of the site. To the rear of the site and slightly to the south is residential
development in Lower Sawley Wood. Opposite the site to the southeast is
residential development in Winkworth Place and Ashley Drive. The ground levels
are relatively flat with the exception of the rear of the site where the land rises up. To
the south of the application site is field and then a single detached dwellings known
as Amberley. This land is designated as Urban Open Space.

There is no in principle objection to the scheme. The site is not in the green belt or
designated Urban Open Space. Therefore, policy OSR1 does not apply and there is
no requirement to consider the impact on the green belt or green belt policies.
Therefore, it is within the Urban Area and there is a presumption in favour of
sustainable development, which means approving development proposals that
accord with an up-to-date development plan without delay. Such a scheme would
accord with the ‘urban areas first' approach of the Core Strategy help to meet the
aims of Core Strategy Policies CS12 and CS13 which seek to secure the adequate
provision of health and community facilities

The applicant has also advised that there is significant need to increase the capacity
at the existing care home due to the shortage of specialist dementia care provision
within the County. The Planning Statement advises that the existing care home has
operated at full capacity since 1996 with, at the time of submission, 46 residents
currently on their waiting list. The Planning Statement advises that both the Surrey
Heartlands Health and Care Partnership and Surrey County Council have
approached the applicant to provide contracted services for additional beds to meet
an identifiable demand. As set out above both of these organisations support the
expansion of the care home. During the course of the application the Applicant has
also provided a list of referrals they have had from Surrey County Council's referrals
and Brokerage Team since February 2023. This amounted to 166 referrals in 8
months and due to the existing waiting list for the care home, only 2 residents were
able to be accommodated. This number does not include referrals from other
boroughs such as Sutton, Croydon and other neighbouring London Boroughs, which
also have a lack of beds for residents that have complex needs. It is therefore clear
that there is a significant demand for specialist dementia care and this should be
weighed in any subsequent planning balance.
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The proposed scheme has undergone a number of amendments as set out at
paragraph 6.7 of the report. Following the amendments the Conservation Officer no
longer objects to the scheme in relation to impact on the locally listed building. The
proposed extension to the building is large however it is considered that the
proposal would adequately respect the character and appearance of the site and
surrounding area, would still provide an adequate transition to the rural areas to the
north, and would not result in harm to the significance of the locally listed building.

The proposal has been considered by Surrey County Council as the County
Highway Authority (CHA) in relation to the proposed new access, level of parking
being provided and traffic generation and has raised no objection to the scheme on
highway safety, capacity or parking grounds subject to a number of conditions.

Subject to conditions the proposal is also considered to be acceptable with regard to
neighbouring amenity, trees, ecology and sustainable construction.

This proposal is therefore considered to provide an important expansion of the
existing dementia care facilities to meet an identified need and is acceptable in
planning terms so is recommended for approval.

RECOMMENDATION(S)

Planning permission is GRANTED subject to conditions.
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Consultations:

Highway Authority:

No objection subject to conditions to secure access works, car parking, bike storage,
Construction Transport Management Plan (CTMP), Travel Pack information,
Delivery and Servicing Management Plan and electric charging points.

Requlatory Support Services (RSS):
Following review of the submitted noise report raises no objection subject to
condition in relation to noise from plant.

Surrey County Council Senior Commissioning Manager:

Advised that more capacity in nursing care could be appropriate over the long term
and that there is currently not capacity within the County to accommodate the
demand for dementia and complex needs which this scheme will help to meet.

Surrey Heartlands Health and Care Partnership (NHS) Surrey Continuing
Healthcare Team:
Supports the proposal advising that there is a significant shortfall of beds in Surrey.

Surrey Wildlife Trust:
No objection subject to conditions.

Banstead Village Residents’ Association (BVRA):

“This latest set of plans submitted in November 2023 have only just come to the
notice of BVRA. We note the changes to include the recently erected staff quarters
in the NW corner of the site and the fact that the ‘no man’s land’ plot between
Bolters Corner and Amberley is now an officially designated part of the site and
other changes concerning the carpark etcetera. As you know we view these
proposals as seriously to the detriment of the appearance and character of the area.

However, we would also like to voice our concerns with relation to the actual
building works, should RBBC be minded to allow the latest version of the plans.
Bolters Lane B2219 is a bus route, it is joined at the northern end roundabout by the
A2022 Winkworth Road, known by Surrey County Council as one of the busiest
roads in the county. Both roads serve as a rat run, Bolters Lane between junction 7
of the M25 and Winkworth Road and Winkworth Road between the A240 (Kingston
to Epsom) and Purley, Croydon and Sutton. Before 10 am the tail back in Bolters
Lane can and does reach to the High Street, the same in reverse in the afternoon
between 3pm and 5.30 pm. We would like the construction plans to acknowledge
their awareness of this, in their daily start and finish time and how they propose to
manage deliveries to the site. The site will not be large enough to accommodate
several lorries and it would not be possible for them to wait in Bolters Lane for the
reasons above. It will also not be possible for workmen to park on site and would
appreciate arrangements being made for the workmen to limit parking in any of the
adjacent roads, i.e Ashley Drive, Castleton Drive and Basing Road. These roads
cannot take a lot of off-site parking for builders as they already have their own
residents on-street parking to manage, especially if ambulances and refuse vehicles
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are to carry out their obligations. Ashley Drive being a cul-de-sac is particularly
vulnerable.

We are also aware of the most recent comments made by the Preservation Officer
and would concur with these.

We are also aware of the latest comments made by a local resident with regard to
the increase in number of proposed bedrooms, the noise from the plant room
24771365, the height of the green roof which will affect the height and scale of the
project, the night time illuminations as well as the loss of light due to trees being
planted near the Sawley wood boundary.

We are aware of the shortage of this type of accommodation but would say that
perhaps too much is being crammed onto an already nearly full site to the significant
increased detriment to the character of the area both during and after construction,
and especially the gross lack of off-street parking in this outstandingly traffic
dangerous location.”

Representations:
26 responses have been received, 3 representations, 12 objections and 11 in
support.

The following concerns have been raised:

Issue Response

Alternative location/ proposal Each case must be considered

preferred on its own merits. See
paragraph 6.2-6.4

Drainage/sewerage capacity See paragraph 6.31

Harm to Conservation Area The site is not within a

Conservation Area

Harm to Green Belt/countryside The site is within the
designated urban area, not
countryside or green belt

Harm to Listed Building See paragraph 6.5-6.10
Harm to wildlife habitat See paragraph 6.24-6.26
Hazard to highway safety See paragraph 6.17-6.21
Inadequate parking See paragraph 6.17-6.21
Inconvenience during construction See paragraph 6.11-6.16
Increase in traffic and congestion See paragraph 6.17-6.21
Loss of buildings See paragraph 6.5-6.10

Loss of private view This is not a material planning

consideration
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Loss of/harm to trees

No need for the development

Noise & disturbance

Out of character with surrounding
area

Overbearing relationship
Overdevelopment

Overlooking and loss of privacy
Overshadowing

Poor design
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See paragraph 6.22-6.23

Each case must be considered
on its own merits. See
paragraph 6.2-6.4

See paragraph 6.11-6.16
See paragraph 6.5-6.10

See paragraph 6.11-6.16
See paragraph 6.5-6.10
See paragraph 6.11-6.16
See paragraph 6.11-6.16
See paragraph 6.5-6.10

The following comments in support have been made:
- Benefit to care home need

- Community/regeneration benefit

- Economic growth / jobs

- Visual amenity benefits

The building is a large, two storey arts and crafts detached locally listed
building set in a generous plot and open setting. The property is currently
used as a nursing home for the care of the elderly (Bolters Corner Rest
Home) and has been subject to numerous planning applications historically.

The front of the site is hard surfaced and set to car parking. To the rear is an
established garden area laid primarily to lawn, with limited shrubbery and
planting to the boundaries. The site is bounded to the north by a brick wall
and to the rear with fencing beyond which are mature trees. To the south of
the existing care home and garden there is a mix of brick wall and wire
fencing to the adjoining strip of land which is also in the applicant's ownership
and forms part of the application site. This strip of land currently has its own
vehicular access with some hardstanding at the eastern end. The rest of the
land is undeveloped. To the south of the application site is field and then a
single detached dwellings known as Amberley. This land is designated as

1.0 Site and Character Appraisal
1.1
1.2
Urban Open Space.
1.3

The application site is located on the western side of Bolters Lane on the
south-western corner of the junction with Winkworth Road. The surrounding
area is one of mixed character. Immediately adjoining the north of the site is
metropolitan green belt and to the south is urban open space. Both of these
areas contain a high level of open space. Trees protected by a Tree
Preservation Order are located along the boundary of Bolters Lane
immediately to the south of the site. To the rear of the site and slightly to the
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2.1

2.2
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3.0

3.1

3.2

3.3

34

3.5

3.6
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south is residential development in Lower Sawley Wood. Opposite the site to
the southeast is residential development in Winkworth Place and Ashley
Drive. The ground levels are relatively flat with the exception of the rear of the
site where the land rises up.

Added Value

Improvements secured at the pre-application stage: A pre-application
submission had been made to the Council regarding this development
(PAM/21/00319). This has given the Council the opportunity to set out the
key areas of consideration and areas where further information would be
required.

Improvements secured during the course of the application: Reduction in
scale and quantum of development with 18 additional beds proposed down
from 20. Additional and amended information submitted in relation to trees,
landscaping, visual impact assessment, ecology, energy and highways.

Further improvements to be secured through conditions or legal agreement:
Further details in relation to highway matters, ecology, materials, hard and
soft landscaping, drainage and noise

Relevant Planning and Enforcement History
There is extensive history at this site. The most relevant history is:

19/01580/F Erection of detached single storey Granted
building to provide accommodation 05.03.2020
for 4 members of social care staff.

As amended on 09/09/2019,
20/09/2019, 14/10/2019 and on
08/11/2019

19/00634/F Proposed building to provide Refused
accommodation for 9 members of 05.07.2019
social care staff -

18/00212/0UT To provide 10 bedded Nursing Refused
home for residents with dementia 18.05.2018
and challenging behaviour. As
amended on 23/03/2018

10/00316/F Proposed vehicular crossing Refused

18.05.2010

08/02433/F Extension to car park and relocation Refused
of access and erection of new 14.04.2009
entrance piers

07/00212/F Erection of a two storey side Granted
extension to existing nursing home 19.04.2007
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3.7

3.8

4.0

4.1

42

43

44

4.4

05/02148/F Erection of a two storey side Refused
extension to existing nursing home 03.02.2006

03/00736/F Extension of car park Granted
20.05.2003

Proposal and design approach

This is a full application seeking permission for the two-storey extension of an
existing care home to increase the number of bedrooms by 18, internal and
external building alterations, associated landscaping, car and cycle parking,
plant, and new access arrangements.

The extension will create an additional 24 new bedrooms but due to the
change to the existing internal layout to allow the extension 6 existing beds
will be lost, hence the proposal results in an increase in the numbers of beds
by 18. This will increase the overall capacity of the care home from 35 to 53
beds. The applicant is seeking to increase the capacity of the care home to
help address the shortage of beds in Surrey for specialist dementia and
complex needs care.

The extension is proposed to the southern side and rear (west) of the existing
care home. It should be noted that the plans also show a separate detached
staff accommodation block. This has already been granted under application
19/01580/F and it is understood that this has been implemented, hence it is
shown on the existing and proposed drawings.

The two-storey element which is located to the side of the existing locally
listed building has a traditional pitched roof design. The rear element of the
extension is a flat roofed modular construction with a green roof. The
scheme proposes a new ground floor lounge area following the demolition of
the existing conservatory. The rear garden area will also be updated with a
new outdoor patio area and landscaped garden for the existing and future
residents. A new access is proposed at the southern end of the frontage with
the existing access stopped up. The parking layout is also proposed to be
amended to provide 17 parking spaces, an increase of 5 spaces over the
existing 12 parking spaces.

A design and access statement should illustrate the process that has led to
the development proposal, and justify the proposal in a structured way, by
demonstrating the steps taken to appraise the context of the proposed
development. It expects applicants to follow a four-stage design process
comprising:

Assessment;

Involvement;

Evaluation; and

Design.
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Evidence of the applicant’s design approach is set out below:

Assessment

The character of the site and surrounding area is
assessed at pages 01-13 of the DAS including site history
and local context, constraints, opportunities, policy
context and site photographs/visuals.

Involvement

Consultation was undertaken with the Planning
Department under pre-application PAM/21/00319

Evaluation

The proposed design has been led by the needs of the
organisation, pre-application discussion, advice from the
heritage and tree officer, highway officers at Surrey
County Council and Regulations/Standards for this type
of care provision.

Design

Page 14 to 32 of the DAS sets out the proposed design
approach including schedule of accommodation and
deliveries, design imagery, proposed floor and elevation
drawings and site plans, visuals and details of the
modular element of the extension. Note — the submitted
DAS wasn’t updated to reflect the amended proposal but
the principles and overall design approach remains the
same.

Further details of the development are as follows:

Site area 0.3 Hectares

Existing use Existing care home
Proposed use No change

Existing parking spaces 12

Proposed parking spaces 17

Existing floor area (GIA) 882 m2

Proposed floor area (GIA) 1703 m2 (net gain 821m2)

Policy Context

Designation

- Urban area,

- Local listed building

- TPO adjacent

Reigate and Banstead Core Strateqy
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5.3

5.4

6.0

6.1

CS1 (Sustainable Development)

CS2 (Valued landscapes and the natural environment)
CS4 (Valued Townscapes and Historic Environment)
CS10 (Sustainable Development)

CS11 (Sustainable Construction)

CS12 (Infrastructure Delivery)

CS13 (Housing Delivery)

CS14 (Housing needs of the community)

CS17 (Travel options and accessibility)

Reigate and Banstead Local Plan: Development Management Plan

DES1 (Design of New Development)
DES5 (Delivering high quality homes)
DES7 (Specialist accommodation)
DES8 (Construction Management)
DES9 (Pollution and contaminated
land)

NHE2 (Protecting and enhancing
biodiversity)

NHE3 (Protecting trees)

NHE9 (Heritage assets)

TAP1 (Access, parking and Servicing)
INF1 (Infrastructure)

INF2 (Community facilities)

CCF1 (Climate change mitigation)
CCF2 (Flood Risk)

Other Material Considerations

National Planning Policy Framework
National Planning Practice Guidance

Supplementary Planning Guidance Local Character and Distinctiveness

Design Guide SPD

Climate Change and Sustainable

Construction SPD

Other Human Rights Act 1998
Community Infrastructure Levy
Regulations 2010
The List of Historic Parks and
Gardens

Assessment

The main issues to consider are:

° Principle of development
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6.2

6.3

6.4

Design and heritage considerations

Neighbour amenity and amenity of future occupants
Access, parking and traffic generation

Trees

Ecology

Sustainable construction

Flooding and Drainage matters

Principle of development

The development site is within the designated urban area and the proposal
seeks to extend an existing care home facility. The site is not in the green
belt or designated Urban Open Space. Therefore there is no need to
consider policy OSR1 and there is no requirement to consider green belt
policies or the impact on the openness of the green belt. The site is located
in the urban area and as such there is a presumption in favour of sustainable
development, which means approving development proposals that accord
with an up-to-date development plan without delay. Such a scheme would
accord with the ‘urban areas first’ approach of the Core Strategy helps to
meet the aims of Core Strategy Policies CS12 and CS13 which seek to
secure the adequate provision of health and community facilities. There is
therefore no in principle objection to such a proposal.

Policy DES7 relates to Specialist accommodation and states that "The
Council will support proposals that are easily accessible to shops, public
transport, community facilities and services appropriate to the needs of the
intended occupiers”. In this case the site is an existing care home facility
within the urban area, at the edge of Banstead and located on a main road
with nearby bus stops. Given the nature of the service being provided it is
considered that the proposed applications are suitably located to serve the
intended occupants. Policy INF2 relates to Community Facilities which
supports new facilities as long as it is accessible and would have no adverse
impact on residential amenity or character of the area.

The applicant has also advised that there is significant need to increase the
capacity at the existing care home due to the shortage of specialist dementia
care provision within the County. The Planning Statement advises that the
existing care home has operated at full capacity since 1996 with, at the time
of submission, 46 residents currently on their waiting list. The Planning
Statement advises that both the Surrey Heartlands Health and Care
Partnership and Surrey County Council have approached the applicant to
provide contracted services for additional beds to meet an identifiable
demand. As set out above both of these organisations support the expansion
of the care home. During the course of the application the Applicant has also
provided a list of referrals they have had from Surrey County Council's
referrals and Brokerage Team since February 2023. This amounted to 166
referrals in 8 months and due to the existing waiting list for the care home,
only 2 residents were able to be accommodated. This number does not
include referrals from other boroughs such as Sutton, Croydon and other
neighbouring London Boroughs, which also have a lack of beds for residents
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6.5

6.6

6.7

6.8

that have complex needs. it is therefore clear that there is a significant
demand for specialist dementia care and this should be weighed in any
subsequent planning balance.

Design and heritage considerations

The existing care home is a locally listed building, which is a non-designated
heritage asset (NDHA). Policy NHE9 of the DMP ‘In considering proposals
that directly or indirectly affect other non-designated heritage assets, the
Council will give weight to the conservation of the asset and will take a
balanced judgement having regard to the extent of harm or loss and the
significance of the asset.’

Initially the Conservation Officer raised concerns regarding the position of the
extension and lack of spacing to the boundaries and landscaping around the
development which he felt resulted in a lack of effective landscape buffer to
the urban open land to the south and green belt to the north. He also
requested that the front boundary wall be amended back to a flint wall to
complement the locally listed building and that the hardstanding to the front of
the site be broken up with landscaping. The Conservation Officer also raised
concerns regarding the design of the roof to the north elevation of the
proposed side element of the extension and its large element of flat roof. The
Conservation Officer has however never raised a concern with regard to the
modern rear extension.

The scheme has been significantly amended since the original submission
and Conservation Officer’s initial comments. As well as the reduction in the
number of bedrooms by two the depth of the extension has been reduced by
approximately 8m. The front traditional element of the extension has been
amended so that the roof form is now fully hipped. The front part of the
extension, the traditional element, has also been re-aligned so that it is not
angled but parallel to the existing locally listed property. The whole extension
has also been brought in slightly further from the side boundary. Additional
landscaping has also been provided to the front of the site, in front of the
proposed car park and additional parking along the southern boundary,
including planting proposed on the land immediately to the south of the
application site. Whilst this is outside of the application boundary the
applicant has provided a letter of comfort from this landowner advising that
they have agreed to this and such planting can therefore be secured by
condition.

Based on the above changes the Conservation Officer is no longer raising an
objection subject to conditions to secure materials and window details, works
to the front boundary wall and landscaping. The proposed front element of
the extension is of a design which compliments the form and design of the
locally listed building and due to the changes in design it will not appear
dominant in the site or result in a cramped appearance. To the rear the flat
roofed timber extension is clearly a departure from the design of the locally
listed building. However, its position to the rear, its flat roof nature which
limits its bulk, and the fact that it is set in from the front element of the
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6.9

6.10

6.11

6.12

6.13

extension and the proposed landscaping along the southern boundary means
that the rear extension will not appear prominent or obtrusive within the site
and will not be readily visible from the surrounding area (as demonstrated in
the submitted visuals). Indeed, the rear extension will not be visible from the
front of the site or from the north due to the existing screening. There is the
possibility for some views of the scheme from the south but due to the TPO
trees along the main road, the proposed landscaping and the proposed
timber finish of the extension, which will soften its appearance, it is
considered that the extension will not appear prominent of obtrusive when
viewed from the south. The works to the site frontage would result in an
increase in hardstanding across the site however the parking has been set
back from the front boundary to allow for tree planting and additional soft
landscaping. The existing openings along the front boundary wall are to be
infilled with brick and flint wall to ensure that the boundary wall matches the
appearance of the existing wall.

Therefore whilst the scale of the development is large when compared to the
size of the site and taking in to account the above factors it is considered that
the proposed extension would adequately respect the character and
appearance of the site and surrounding area, would still provide an adequate
transition to the rural areas to the north, and would not result in harm to the
significance of the locally listed building.

Conditions are recommended in line with Conservation Officer to secure
improvements to the front boundary wall, finalised details of windows and
materials and finalised details of landscaping.

Neighbour amenity and amenity of future occupants

Development Management Policy DES1 expects all new development to
provide an appropriate environment for future occupants whilst not adversely
impacting upon the amenity of occupants of existing nearby buildings,
including by way of overbearing, obtrusiveness, overshadowing, overlooking
and loss of privacy.

There are no immediately adjoining residential properties to the north, east or
south of the site and due to the distances to the nearest residential properties
to the east and south there would be no material impact to the occupants of
these dwellings by way of overbearing impact, loss of light and overlooking.

The nearest properties to the application site are to the west in Lower Sawley
Wood. Whilst the extension would result in the care home being much closer
to these dwellings following the amendment to the scheme the rear most part
of the extension would be 20m from the western boundary. The only west
facing windows would be to serve the corridor. There is also a roof area at
the south-western end of the extension, but this is not shown to be used as
any sort of terrace and therefore a condition could restrict the use of it for
amenity purposes. There is also a significant change in levels with the
properties in Lower Sawley Wood at a higher level. Therefore, as is apparent
from the submitted cross section the first floor of the extension would
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6.14

6.15

6.16

essentially match the height of the ground floor of these dwellings and
therefore the relationship is therefore effectively that of a proposed single
storey building. The majority of the development would therefore be
screened by the existing boundary treatment and proposed tree planting.
Taking all these factors in to account the relationship is acceptable and would
not have an adverse impact by way or overbearing impact, obtrusiveness,
overshadowing, overlooking and loss of privacy.

In terms of potential noise issues the application is accompanied by a noise
assessment. This has considered the existing background noise and potential
impact from proposed plant, which in this case is primarily the addition of an
air source heat pump. The report identifies several criteria that any new plant
must meet to ensure no impact on future occupants and neighbouring
occupants. The Council's noise consultants, Regulatory Support Services,
has advised that “the noise report has proposed an appropriate noise rating
level for plant noise emissions from the development. This recommendation
should be secured through condition.” They have also advised that no vents,
arills or flue terminals are located on the western elevation of the plant rooms.
Therefore, subject to the recommended conditions the noise levels are
considered acceptable.

In terms of inconvenience during the construction period. Whilst it is
acknowledged there may be a degree of disruption during the construction
phase, the proposal would not warrant refusal on this basis and statutory
nuisance legislation exists to control any significant disturbance caused
during the construction of the proposal. To ensure that the impacts of
construction are reduced a condition is recommended to secure a method of
construction statement. As set out in the below transport section a condition
it is also recommended to secure further details of construction traffic, parking
and storage management through a Construction Transport Management
Plan (CTMP).

In terms of the quality of accommodation for future residents this is primarily
controlled by other regulator bodies due to the nature of the proposed use.
The applicant advises that the development is required to meet the National
Minimum Standards for Care Homes for Older People as set out in the Care
Standards Act 2000. They advise that each new room, and required
communal facilities will be above these minimum standards. The new rooms
will have outlook into the existing garden or views out across the open field to
the south. The level of light to these rooms will also be adequate. The
lounge area for existing and future residents will be improved as part of the
application and the quality of the outdoor area and garden area will also be
improved as a result of the works. The new extension will also have a
courtyard around it to provide additional amenity space for the new and
existing residents. The garden area is smaller as a result of the extension
and erection of the staff accommodation under the 2019 application however
given the nature of the patients it is considered that the garden area proposed
is adequate. Therefore, the proposal will provide an acceptable standard of
accommodation for the future occupants.
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6.17

6.18

6.19

6.20

Access, parking and traffic generation

Development Management Plan Policy TAP1 requires all types of
development to provide safe and convenient access for all road users taking
account of cumulative impacts, which would not unnecessarily impede the
free flow of traffic, or compromise pedestrians or other transport modes.
Traffic resulting from a development must not materially impede traffic
congestion on the highway network or increase the risk of accidents.

The National Planning Policy Framework at paragraph 109 confirms that
“Development should only be prevented or refused on highways grounds if
there would be an unacceptable impact on highway safety, or the residual
cumulative impacts on the road network would be severe.”

The scheme provides 17 parking spaces, an increase in 5 spaces, and
proposes to close up the existing access and move it to the southern part of
the site. The DMP, Annex 4, does not set a specific minimum parking
standard instead it is considered on a case-by-case basis. To justify the level
of parking the application is accompanied by a Transport Statement. This
sets out that the extension combined with the existing building will result in a
parking demand of circa 13 vehicles (8 staff members and 5 visitors) during
the peak period. Noting that this is based on an increase in 20 beds, not the
18 now proposed. In terms of traffic generation, the Transport Statement
advises that the scheme has the potential to generate an additional 2 to 3
vehicle movements within the morning an evening peaks hours.

Surrey County Council as the County Highway Authority (CHA) has
considered the submitted information in relation to highway safety, capacity
and parking and has raised no objection to the scheme subject to conditions.
The CHA has provided the following comments:

“The site currently includes accommodation for 4 members of staff within the
existing building. The applicant has obtained planning permission
(19/01580/F) for a separate building at the rear of the site which has not yet
been conslructed, to provide accommodation for 4 members of staff. It is
intended to maintain staff accommodation for 2 members of staff within the
existing building once the proposed staff building is constructed. As such, a
total of 6 staff members will be provided with accommodation on site in the
future. They will not have any car parking, but under the decision notice for
19/01580/F the condition numbered 7 requires the developer to provide travel
information packs.

At present, the nursing home accommodates 35 residents and 47 staff
members on rotation, with 33 full-time equivalent staff. During the busiest shift
(08:00-14:00 hours), there are 13 staff members on site including nurses,
carers, domestic, administration, and kitchen staff There are 11 staff
members on site during the 14:00 to 20:00 hours shift and 4 staff members
overnight (who sleep on site).

Vehicular access to the nursing home is currently taken from the B2217
Bolters Lane along the eastern boundary of the site. This access point allows
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vehicular access to the existing 12 parking spaces, however under the
proposed development the developer is proposing to move the access point
into the site, to a point further south where there would be adequate sight
lines commensurate with the speed of traffic.

The most frequent bus service is every hour Monday to Saturday but there is
no service on a Sunday. The local rail service is with 450 metres of the site.
The proposed development would be able to take advantage of this public
transport provision.

As alluded to above the proposals inciude the relocation of the existing
access point onto the site from the B2217 Bolters Lane where the existing
gated access is currently located. The access includes gates that are set
back circa 7 metres from the carriageway edge.

The drawing included at Appendix C of the Motion Transport Planning
document submitted with the planning application demonstrates the proposed
access arrangements for the site. The proposals include the introduction of
‘Keep Clear’ markings along Bolters Lane adjacent to the site access. This
will restrict northbound queuing traffic from obstructing the proposed access.

Visibility splays are also illustrated on the drawing included at Appendix C.
Visibility splays of 2.4 metres by 59 metres are shown to the south. This
allows for drivers exceeding the 30 mph speed limit. Whilst to the north the
visibility spiay is shown to the exit of the Boiters Lane/Winkworth Road mini
roundabout, measuring 30 metres. According (o the formula contained within
MfS, 30 metre visibility splays relate to speeds of circa 23mph. This is
appropriate considering vehicle speeds approaching/exiting the roundabout to
the north will be low.

Pedestrian access to the site will also be achieved via the proposed gated
access, which includes a pedestrian gate to the north of the main gate to
allow vehicles to enter.

The most staff that would be on site will be 20 between 0800 and 1400 hours.
38% of staff drive to the site, so in the proposed development that would
mean 8 members of staff driving to the development. But if 67.5% of staff
were to drive to the site as per TRICs data then there would be parking
demand for 14 vehicle at most. The developer is proposing 17 spaces.

The proposed development could lead to an increase in visitors from 3 to 5. If
they all drive then there would be a total parking demand to park 19 vehicles.
Thus there would be a shortfall of 3 spaces. This is unlikely to lead to more
on street parking than is currently the case.

There is an existing parking ratio of 0.92 of a parking space per staff during
the busiest part of the day when 13 staff would be on site. Under the
proposed development there would be 20 staff during the busiest part of the
day so the parking ratio would be 0.85 so a slight reduction. However the
current car park has less than 6 metres of aisle space for each parking bay.
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6.21

6.22

6.23

6.24

As such some of those spaces would be become unusable if another car
were parked and so would reduce the ratio of parking per staff member to
less than 0.85 of a space. In comparison all of the proposed parking space
spaces would be usable.

I have recommend that a minimum of four of the parking spaces are provided
with a fast charge socket, and another four spaces are provided with an
electric supply to retrospectively fit a fast cage socket.

In terms of servicing, | have recommended a condition for a service delivery
management plan to prevent deliveries between 0800 and 1400 hours.
Outside of these hours there would be less staff parking demand.

The developer is proposing 10 bike parking space, | have recommended a
condition to provide shelter for those spaces.

In terms of traffic generation the proposed development would slightly
increase the quantum vehicle movements by 2 in the am peak and 3 in the
pm peak.”

In light of the above comments from the CHA the application is considered to
have an acceptable highways and parking impact and is therefore, subject to
the inclusion of the recommended conditions, considered to be compliant with
policy TAP1.

Impact on trees

There are no trees within the site of any quality identified by the submitted
tree report but there are a number of off-site trees close to the site boundary
and also trees located to the south-east of the site are protected by a Tree
Preservation Order. The submitted arboricultural report has surveyed these
trees and considered the potential impact from the development. There will
be no direct impact or works required to these trees and subject to tree
protection fencing would not be impacted by the proposal. The tree officer
was consulted on the application and following review of the submitted
arboricultural report has raised no objection subject to a condition securing
the tree protection measures.

The Tree Officer has not commented on the landscape strategy but as above
the proposed landscaping is considered appropriate from a design, and
heritage/landscape character point of view. A condition securing finalised
details of the proposed species and location of the planting is recommended
to ensure that the mix of species is appropriate for the site. The proposal is
therefore compliant with policy NHE3 of the Development Management Plan
2019.

Ecology

A number of reports have been submitted including a Preliminary Ecological
Appraisal (PEA) and a Preliminary Roost Assessment (PRA) and Biodiversity
Net Gain (BNG) report. The report considered that there would be no impact
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6.25
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6.27

6.28

6.29

6.30

upon designated sites or habitats of ecological significance. The report also
considered the potential impact on protected species including amphibians,
badgers, birds, hedgehogs, reptiles and other mammals and found that there
would be no impact on protected species but a number of mitigation
measures are set out in the report. In terms of net gain, the report has
identified that the scheme could result in a 15.17% net gain in biodiversity
from installation of a green roof and enhancement of existing habitats on site,
and a 100% net gain in linear habitat features through the installation of
hedging.

Surrey Wildlife Trust (SWT) have considered the submitted reports and have
advised that they are sufficient in scope to inform this planning application
and therefore raised no concerns subject to conditions to secure the
implementation of the mitigation measures, a sensitive lighting management
plan and a Landscape and Ecological Management Plan (LEMP) to ensure
that the net gain can be achieved.

It is noted that the BNG report does not take in to account the 2019 staff
accommodation block in the north-west corner of the site. However on review
on the BNG report and taking in to account the remaining areas for planting |
consider that a biodiversity net gain is still achievable and therefore a
condition to secure an updated BNG report and LEMP is recommended. The
proposal would therefore, subject to conditions, comply with policy NHE2 of
the Development Management Plan 2019.

Sustainable Construction

DMP Policy CCF1 relates to climate change mitigation and requires new
development to meet the national water efficiency standard of
110litres/person/day and to achieve not less than a 19% improvement in the
Dwelling Emission Rate (DER) over the Target Emission Rate (TER) as
defined in Part L1A of the 2013 Building Regulations.

The application planning statement states that the development achieves an
a 50% reduction beyond Part L of the 2013 Building Regulations due to the
modular nature of the rear extension and use of sustainable construction
methods. This is well beyond the 19% requirement.

In any case following the recent changes to building regulations energy
efficiency measures are now more than the 19% requirement. Therefore, it is
not considered reasonable or necessary to include a condition requiring the
19% improvement. The water efficiency measures are still however required.
If planning permission is to be granted, a condition would be imposed to
secure further details of the water efficiency measures in order to comply with
this element of DMP Policy CCF1. The fact that the buildings go beyond
planning requirements represents a benefit of the scheme which must be
considered in the overall planning balance.

As above a condition is also recommended to secure the implementation of
electric car charging points throughout the site.
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Flooding and Drainage matters

6.31 The site is in Flood Zone 1 and is therefore at a low risk of fluvial flooding and
does not require a site-specific Flood Risk Assessment. As such no concern
is raised about fluvial flooding. in terms of surface water and foul drainage,
the proposed siting of the extension is not identified as being at medium or
high risk of surface water drainage and no comments have been provided by
the water companies to raise infrastructure concerns. The frontage of the site
is shown to have some risk of surface water flooding, No drainage information
has been provided at the application stage. Therefore, in order to meet the
requirements of policy CCF2 and ensure that the site does not result in an
increase is surface water run-off a condition is recommended to secure

further drainage details.

CONDITIONS

1. The development hereby permitted shall be carried out in accordance with
the following approved plans:

Plan Type Reference Version Date
Received
Floor Plan 2255-IDL-NA-GF-DR-A-1000 [3-11] 07.03.2024
Site Layout Plan ~ 2255-IDL-NA-NA-DR-A-10001  [3-10] 07.03.2024
Location Plan 2255-IDL-NA-GF-DR-A-00001  [3-05] 29.11.2023
Site Layout Plan  2255-IDL-NA-ZZ-DR-A-01001  [3-05] 29.11.2023
Floor Plan 2255-IDL-NA-1F-DR-A-01003  [3-03] 29.11.2023
Roof Plan 2255-IDL-NA-RF-DR-A-010 [3-03] 29.11.2023
Section Plan 2255-IDL-NA-SZ-DR-A-04001  [3-03] 29.11.2023
Elevation Plan 2255-IDL-NA-EZ-DR-A-06001  [3-03] 29.11.2023
Floor Plan 2255-IDL-NA-GF-DR-A-05001  [3-04] 29.11.2023
Floor Plan 2255-IDL-NA-1F-DR-A-05002  [3-03] 29.11.2023
Roof Plan 2255-IDL-NA-RF-DR-A-05004  [3-03] 29.11.2023
Section Plan 2255-IDL-NA-SZ-DR-A-05005  [3-03] 29.11.2023
Elevation Plan 2255-IDL-NA-EZ-DR-A-05006  [3-03] 29.11.2023
Floor Plan 2255-IDL-NA-GF-DR-A-10002  [3-09] 29.11.2023
Floor Plan 2255-IDL-NA-1F-DR-A-10003  [3-08] 29.11.2023
Roof Plan 2255-IDL-NA-RF-DR-A-10005  [3-09] 29.11.2023
Elevation Plan 2255-IDL-NA-EZ-DR-A-16001  [3-09] 29.11.2023
Section Plan 2255-IDL-NA-SZ-DR-A-14001  [3-08] 29.11.2023
Site Layout Plan ~ 2255-IDL-NA-ZZ-DR-A-12001  [3-09] 29.11.2023
Elevation Plan 2255-IDL-NA-EZ-DR-A-84002  [3-07] 29.11.2023

Reason: To define the permission and ensure the development is carried out

in accord with the approved plans and in accordance with National Planning
Practice Guidance.

The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.
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Reason: To comply with Section 91(1) of the Town and Country Planning Act
1990 as amended by Section 51 (1) of the Planning and Compulsory
Purchase Act 2004.

3. No development shall commence untii a Construction Management
Statement (CMS), to include details of:
a) Prediction of potential impacts with regard to water, waste, noise and
vibration, dust, emissions and odours, wildlife. Where potential impacts are
identified, mitigation measures should be identified to address these impacts.
b) Information about the measures that will be used to protect privacy and
the amenity of surrounding sensitive uses; including provision of appropriate
boundary protection.
c) Means of communication and liaison with neighbouring residents and
businesses.
d) Hours of work.
Has been submitted to and improved in writing by the Local Planning
Authority.  Only the approved details shall be implemented during the
construction of the development.

Reason: The condition above is required in order that the development is
managed in a safe and considerate manner to help mitigate potential impact
on the amenity and safety of neighbours and to accord with Reigate and
Banstead Development Management Plan 2019 policy DES8.

4. The development shall be carried out in accordance with proposed ground
levels and finished floor levels set out within the approved plans.

Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and its relationship with adjoining buildings and to safeguard
the visual amenities of the locality including heritage assets with regard to
Reigate and Banstead Development Management Plan DES1 and NHES9.

5. No development shall commence including groundworks preparation and
demolition until all related arboricultural matters, including arboricultural
supervision, monitoring and tree protection measures are implemented in
strict accordance with the approved details contained in the arboricultural
report compiled by SouthOaks Arboricultural Consultancy.

Reason: To ensure good arboricultural practice in the interests of the
maintenance of the character and appearance of the area and to comply with
British Standard 5837:2012 'Trees in Relation to Design, demolition and
Construction - Recommendations' and policies NHE3 and DES1 of the
Reigate and Banstead Development Management Plan 2019.

6. No development, other than demolition and site clearance, shall commence
until a strategy for the disposal of surface and foul water (surface water
drainage scheme) is submitted to and approved in writing by the Local
Planning Authority. The design must satisfy the SuDS Hierarchy and be
compliant with the national Non-Statutory Technical Standards for SuDs,
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NPPF and Ministerial Statement on SuDs. Details of drainage management
responsibilities and maintenance regimes for the drainage system must also
be included. The works shall be carried out in accordance with the approved
details.

Reason: To ensure that the site is satisfactorily drained and in order to
protect water and environmental quality with regard to Policy CS10 of the
Core Strategy 2014, Policy CCF2 of the Development Management Plan
2019 and the NPPF.

7. Prior to the first occupation of the development, a verification report carried
out by a qualified drainage engineer must be submitted to and approved by
the Local Planning Authority. This must demonstrate that the surface water
drainage system has been constructed as per the agreed scheme (or detail
any minor variations), provide the details of any management company and
state the national grid reference of any key drainage elements (surface water
attenuation devices/areas, flow restriction devices and outfalls), and confirm
any defects have been rectified.

The drainage system shall therefore be retained and maintained in
accordance with the agreed details.

Reason: To ensure the drainage system is constructed to the national Non-
Statutory Technical Standards for SuDs in order to mitigate against the risk of
surface water flooding with regard to policy INF1 and CCF2 of the Reigate
and Banstead Development Management Plan 2019.

8. a) The cumulative noise and vibration operation of all fixed mechanical
equipment and building services plant hereby approved shall not exceed the
noise rating level as detailed in the Quinn Ross Consultants Noise
Assessment Report, dated 2nd November 2021, reference Project
CPT/010721/010 Rev01. Within 6 weeks of the date of commissioning all
equipment and plant, a noise assessment including measurements shall be
carried out to confirm the noise target has been met for both day and
nighttime operation.

Within 3 months of operation commencing any additional steps required to
mitigate the noise impact shall be identified and implemented AND the post
installation noise assessment shall be submitted to and approved in writing
by the local planning authority.

The approved details and attenuation measures shaill therefore be
permanently retained and maintained in working order for the duration of the
use and their operation.

b) No vents, grills, or flues terminals shall be located on the western
elevations of the proposed plant rooms.

Reason: To ensure that the proposed development does not prejudice the
amenities of the properties in the surrounding area with regard Reigate and
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Banstead Borough Council Core Strategy 2014 policy CS10 and
Development Management Plan 2019 policy DES9.

. No development shall take place above slab level until written details of the

materials to be used in the construction of the external surfaces, including
extension walls and roof, and details of the proposed windows, have been
submitted to and approved in writing by the Local Pianning Authority, and on
development shall be carried out in accordance with the approved details.

Reason: To ensure that a satisfactory external appearance is achieved of the
development and to ensure that the finalised details are appropriate to the
locally listed building with regard to Reigate and Banstead Development
Management Plan 2019 policy DES1 and NHES.

10. No development shall take place above slab level until:

11.

a) a plan showing the positions, design, materials and type of boundary
treatment to be erected within the site and to the rear and side
boundaries; and

b) a plan and method statement detailing the repair, replacement and new
elements of the front boundary wall [Note: It is expected that the existing
rendered front wall and any new or repaired elements is provided as a
knapped flint wall],

has been submitted to and approved in writing by the Local Planning

Authority. The new boundary treatment and agreed details in relation to the

front boundary wall shall be compieted hefore the occupation of the

development hereby permitted.

Reason: In the interest of maintaining the historic and architectural character
of the listed building, historic gardens and the visual amenities of the area
with regard to Reigate and Banstead Development Management Plan 2019
policies DES1 and NHEO.

No development above slab level shall commence on site until a scheme for
the soft and hard landscaping and replacement tree planting of the site
including the retention of existing landscape features has been submitted and
approved in writing by the local planning authority. The Landscaping scheme
shall be based on the Landscape Strategy (drawing 01 Rev G) and Darwin
Ecology Biodiversity Net Gain Assessment dated November 2021 and shall
include details of hard landscaping (materials and finish), planting plans,
written specifications (including cultivation and other operations associated
with tree, shrub, and hedge or grass establishment), schedules of plants,
noting species, plant sizes and proposed numbers/densities and an
implementation programme. The scheme shall also take in to account the
recommendations of the submitted ecology reports.

All hard and soft landscaping work shall be completed in full accordance with
the approved scheme, prior to occupation or use of the approved
development or in accordance with a programme agreed in writing with the
local planning authority.
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All new tree planting shall be positioned in accordance with guidelines and
advice contained in the current British Standard 5837. Trees in relation to
construction.

Any trees shrubs or plants planted in accordance with this condition which
are removed, die or become damaged or become diseased within five years
of planting shall be replaced within the next planting season by trees, and
shrubs of the same size and species.

Reason: To ensure good arboricultural and landscape practice in the
interests of the maintenance of the character and appearance of the area and
to comply with policies NHE3 and DES1 of the Reigate and Banstead
Borough Development Management Plan 2019, British Standards including
BS8545:2014 and British Standard 5837:2012.

12.No development shall commence until an updated Biodiversity Net Gain and
Ecological Enhancement Plan has been submitted to and approved in writing
by the Local Planning Authority (LPA). The Plan shall be based on the
recommendations of the Darwin Ecology Preliminary Ecological Appraisal
and Preliminary Roost Assessment Report dated October 2021 and
Biodiversity Net Gain Assessment dated November 2021 and shall detail the
finalised on-site biodiversity enhancement measures to achieve a net gain in
biodiversity and details of proposed onsite ecological enhancement
measures. The Plan shall also include details of the management and
monitoring of the proposed net gain enhancement measures.

The agreed details shall be implemented before occupation of this
development, unless otherwise agreed in writing by the LPA, and
maintained/monitored in accordance with the agreed details.

Reason: To provide enhancements to the biodiversity of the site in
accordance with the provisions of the National Planning Policy Framework
and Reigate and Banstead Development Management Plan 2019 policy
NHE2.

13.The development shall be carried out in accordance with the mitigation
measures set out within the Darwin Ecology Preliminary Ecological Appraisal
and Preliminary Roost Assessment Report dated October 2021.

Reason: To ensure that any potential impact to protected species is
adequately mitigated in accordance with the provisions of the National
Planning Policy Framework and policy NHE2 of the Development
Management Plan 2019.

14. Notwithstanding the approved plans no external lighting shall be installed on
the buildings hereby approved or within the site until:
a) an external lighting scheme, which shall include indication of the location,
height, direction, angle and cowling of lights, and the strength of illumination,
accompanied by a light coverage diagram; and
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b) a sensitive lighting management plan to demonstrate that the lighting
meets the recommendations set out within the submitted Darwin Ecology
Preliminary Ecological Appraisal and Preliminary Roost Assessment Report
dated October 2021,

has been submitted to and agreed in writing by the local planning authority.

The external lighting shall be implemented in accordance with the approved
scheme and be retained thereafter and maintained in accordance with the
manufacturer's instructions.

Reason: To protect the visual amenity of the area and neighbouring
residential amenities with regard to Reigate and Banstead Core Strategy
2014 Policy CS10 and policy DES1, DES5, DES9 and NHE9 of the Reigate
and Banstead Development Management Plan 2019 and to protect protected
bats in accordance with the provisions of the National Planning Policy
Framework and Reigate and Banstead Development Management Plan 2019
policy NHE2.

15.No development shall commence until a Construction Transport Management
Plan, to include details of:
(a) parking for vehicles of site personnel, operatives and visitors
(b) loading and unloading of plant and materials
(c) storage of plant and materials
(d) programme of works (including measures for traffic management)
(e) provision of any boundary hoarding behind visibility zones
(f) HGV deliveries and hours of operation
(g) vehicle routing
(h) measures to prevent the deposit of materials on the highway
(i) before and after construction condition surveys of the highway and a
commitment to fund the repair of any damage caused
(j) on-site turning for construction vehicles
has been submitted to and approved in writing by the Local Planning
Authority. Only the approved details shall be implemented during the
construction of the development.

Reason: The condition above is required in order that the development
should not prejudice highway safety, nor cause inconvenience to other
highway users, and to accord with the National Planning Policy Framework
and Policy DES8 Construction Management of the Reigate and Banstead
Local Plan Development Management Plan September 2019.

16.No part of the development shall be occupied unless and until the existing
southern most vehicular access to Bolters Lane has been provided with sight
lines and carriageway markings in accordance with the plan numbered
2103063 01 Rev C at appendix C of the Motion Transport Planning Transport
Statement dated 05 11 21, and the visibility zones shall be kept permanently
clear of any obstruction above 0.6 metres high above the ground and hanging
lower than 2.0 metres high above the ground.
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Reason: The condition above is required in order that the development
should not prejudice highway safety, nor cause inconvenience to other
highway users, and to accord with the National Planning Policy Framework
and Policy TAP1 of the Reigate and Banstead Development Management
Plan 2019.

17. The development hereby approved shall not be first occupied unless and until
the existing access from the site to Bolters Lane has been permanently
closed and any kerbs, verge, footway, fully reinstated in accordance with a
scheme to be submitted to and approved in writing with the Local Planning
Authority.

Reason: The condition above is required in order that the development
should not prejudice highway safety, nor cause inconvenience to other
highway users, and to accord with the National Planning Policy Framework
and Policy TAP1 of the Reigate and Banstead Development Management
Plan 2019.

18. Notwithstanding the approved plans the development hereby approved shall
not be first occupied unless and until space has been laid out within the site
in accordance with a revised scheme to be submitted to and approved in
writing with the Local Planning Authority for shelter to be provided to stands
that can accommodate 10 bicycles.

Thereafter the shelter and bike stands shall be retained and maintained for
their designated purposes.

Reason: The condition above is required in order that the development
should not prejudice highway safety, nor cause inconvenience to other
highway users, and to promote sustainable forms of transport in accordance
with the National Planning Policy Framework and Reigate and Banstead Core
Strategy 2014 Policy CS17 (Travel Options and Accessibility).

19. The development hereby approved shall not be first occupied unless and until
space has been laid out within the site in accordance with the approved plans
for vehicles to be parked and for vehicles to turn so that they may enter and
leave the site in forward gear. Thereafter the parking and turning areas shall
be retained and maintained for their designated purposes.

Reason: The condition above is required in order that the development
should not prejudice highway safety, nor cause inconvenience to other
highway users, and to accord with the National Planning Policy Framework
and Policy TAP1 of the Reigate and Banstead Development Management
Plan 2019.

20. The submitted Travel Information Pack dated March 2022 shall be distributed
to staff and visitors upon first occupation and for each and every subsequent
occupation of the development, thereafter maintain and develop the Travel
Information Pack to the satisfaction of the Local Planning Authority
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21.

Reason: The condition above is required Iin order that the development
should not prejudice highway safety, nor cause inconvenience to other
highway users, and to promote sustainable forms of transport in accordance
with the National Planning Policy Framework and Reigate and Banstead Core
Strategy 2014 Policy CS17 (Travel Options and Accessibility).

Details of a Delivery and Servicing Management Plan to include preventing
deliveries between 0800 and 1400 hours shall be submitted to and agreed in
writing by the Local Planning Authority prior to the first occupation of the
development hereby approved. The approved Delivery and Servicing
Management Plan shall be implemented upon first occupation and the care
home use shall therefore be carried out in accordance with the approved
plan.

Reason: The condition above is required in order that the development
should not prejudice highway safety, nor cause inconvenience to other
highway users, and to accord with the National Planning Policy Framework
and Policy TAP1 of the Reigate and Banstead Development Management
Plan 2019

22.The development hereby approved shall not be occupied unless and until a

minimum of 4 of the available parking spaces are provided with a fast charge
socket (current minimum requirement: 7kw Mode 3 with Type 2 connector -
230 v AC 32 amp single phase dedicated supply) and a minimum of 4 of the
available spaces are provided with an electric supply in accordance with a
scheme to be submitted to and approved in writing by the Local Planning
Authority.

Reason: In order that the development promotes more sustainable forms of
transport, and to accord with the National Planning Policy Framework 2019
and Reigate and Banstead Core Strategy 2014 Policy CS17.

23.The development hereby approved shall not be first occupied unless and until

a Water Efficiency Statement has been submitted to and approved in writing

by the Local Planning Authority. The Statement shall detail how the

development will:

a) Ensure that the potential water consumption by occupants of each new
dwelling does not exceed 110 litres per person per day

The development shall be carried out in accordance with the approved details
and any measures specific to an individual dwelling(s) shall be implemented,
installed and operational prior to its occupation.

Reason: To ensure that the development supports the efficient use of
resources and minimises carbon emissions with regard to Policy CS10 of the
Reigate & Banstead Core Strategy 2014 and Policy CCF1 of the Reigate &
Banstead Development Management Plan 2019.

24.The roof area shown at the first floor in the north-west corner of the rear

extension hereby permitted shall not be used as a balcony, roof garden or
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similar amenity area without the grant of further specific permission from the
Local Planning Authority.

Reason: To ensure that the development does not affect the amenity of
existing properties by overlooking, with regard to Reigate & Banstead
Borough Council's Development Management Plan 2019 policy DES1.

INFORMATIVES

1.

Your attention is drawn to the safety benefits of installing sprinkler systems as
an integral part of new development. Further information is available at
www firesprinklers.info.

. The applicant is encouraged to provide renewable technology within the

development hereby permitted in order to reduce greenhouse gas emissions.
Further information can be found on the Council website at : Climate Change
Information.

You are advised that the Council will expect the following measures to be
included in the above CMS condition to control noise, pollution and parking:
(a) Work that is audible beyond the site boundary should only be carried out
between 08:00hrs to 18:00hrs Monday to Friday, 08:00hrs to 13:00hrs
Saturday and not at all on Sundays or any Public and/or Bank Holidays;

(b)  The quietest available items of plant and machinery should be used on
site. Where permanently sited equipment such as generators are necessary,
they should be enclosed to reduce noise levels;

(c) Deliveries should only be received within the hours detailed in (a)
above,

(d)  Adequate steps should be taken to prevent dust-causing nuisance
beyond the site boundary. Such uses include the use of hoses to damp down
stockpiles of materials, which are likely to generate airborne dust, to damp
down during stone/slab cutting; and the use of bowsers and wheel washes:
()  There should be no burning on site;

H Only minimal security lighting should be used outside the hours stated
above; and

(@) Building materials and machinery should not be stored on the highway
and contractors’ vehicles should be parked with care so as not to cause an
obstruction or block visibility on the highway.

Further details of these noise and pollution measures can be obtained from
the Council’'s Environmental Health Services Unit.

In order to meet these requirements and to promote good neighbourliness,
the Council recommends that this site is registered with the Considerate
Constructors Scheme - www.ccscheme.org.uk/index.php/site-registration.

The applicant is advised that the essential requirements for an acceptable
communication plan forming part of the CMS are viewed as: (i) how those
likely to be affected by the site's activities are identified and how they will be
informed about the project, site activities and programme; (ii) how neighbours
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will be notified prior to any noisy/disruptive work or of any significant changes
to site activity that may affect them; (iii) the arrangements that will be in place
to ensure a reasonable telephone response during working hours; (iv) the
name and contact details of the site manager who will be able to deal with
complaints; and (v) how those who are interested in or affected will be
routinely advised regarding the progress of the work. Registration and
operation of the site to the standards set by the Considerate Constructors
Scheme (http://www.ccscheme.org.uk/) would help fulfil these requirements.

5. The permission hereby granted shali not be construed as authority to carry
out any works on the highway or any works that may affect a drainage
channel/culvert or water course. The applicant is advised that a permit and,
potentially, a Section 278 agreement must be obtained from the Highway
Authority before any works are carried out on any footway, footpath,
carriageway, verge or other land forming part of the highway. All works on the
highway will require a permit and an application will need to submitted to the
County Council's Street Works Team up to 3 months in advance of the
intended start date, depending on the scale of the works proposed and the
classification of the road. Please see http://www.surreycc.qov.uk/roads-and-
transport/road-permits-and-licences/the-traffic-management -permit-scheme.
The applicant is also advised that Consent may be required under Section 23
of the Land Drainage Act 1991. Please see www.surreycc.qov.uk/people-
and-community/emergency-planning-and-community-safety/floodingadvice.

6 When a temporary access is approved or an access is to be closed as a
condition of planning permission an agreement with, or licence issued by, the
Highway Authority Local Highways Service will require that the redundant
dropped kerb be raised and any verge or footway crossing be reinstated to
conform with the existing adjoining surfaces at the developers expense.

7. Section 59 of the Highways Act permits the Highway Authority to charge
developers for damage caused by excessive weight and movements of
vehicles to and from a site. The Highway Authority will pass on the cost of
any excess repairs compared to normal maintenance costs to the
applicant/organisation responsible for the damage.

8. The developer is reminded that it is an offence to allow materials to be carried
from the site and deposited on or damage the highway from uncleaned
wheels or badly loaded vehicles. The Highway Authority will seek, wherever
possible, to recover any expenses incurred in clearing, cleaning or repairing
highway surfaces and prosecutes persistent offenders. (Highways Act 1980
Sections 131, 148, 149).

9. The use of a suitably qualified arboricultural consultant is essential to provide
acceptable supervision and monitoring and submissions in respect of the
above arboricultural tree protection condition and landscaping condition. All
works shall comply with the recommendations and guidelines contained
within British Standard 5837.
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REASON FOR PERMISSION

The development hereby permitted has been assessed against development plan
policies CS1, CS2, CS4, CS10, CS11, CS12, CS13, CS14, CS17 and DES1, DESS5,
DES7, DES8, DES9, NHE2, NHE3, NHES, TAP1, INF1, INF2, CCF1, CCF2 and
material considerations, including third party representations. It has been concluded
that the development is in accordance with the development plan and there are no
material considerations that justify refusal in the public interest.

Proactive and Positive Statements

The Local Planning Authority has acted positively and proactively in determining this
application by assessing the proposal against all material considerations, including
planning policies and any representations that may have been received and
subsequently determining to grant planning permission in accordance with the
presumption in favour of sustainable development where possible, as set out within
the National Planning Policy Framework.



21/02938/F - Bolters Corner Rest Home, Bolters Lane,
Banstead

Crown Copyright Reserved. Reigate and Banstead Borough Council. Scale 1:1,250
Licence No - AC0000816807
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