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1.

Minutes

(Pages 5 - 8)

To confirm as a correct record the Minutes of the previous
meeting.
2.

Apologies for absence
To receive any apologies for absence.

3.

Declarations of interest
To receive any declarations of interest.

4.

Addendum to the agenda

(To Be Tabled)

To note the addendum tabled at the meeting which provides an
update on the agenda of planning applications before the
Committee.
PLANNING APPLICATIONS:
NOTES:
1. The order in which the applications will be considered at
the meeting may be subject to change.
2. Plans are reproduced in the agenda for reference
purposes only and are not reproduced to scale.
Accordingly dimensions should not be taken from these
plans and the originals should be viewed for detailed
information. Most drawings in the agenda have been
scanned, and reproduced smaller than the original, thus
affecting image quality.
To consider the following applications :
5.

19/0986/F - Land at The Croft, Meath Green Lane Horley, RH6 (Pages 9 - 54)
8HZ
Erection of 10 dwellings with site access, private amenity space,
garaging, parking and access to neighbouring development. As
amended on 12/07/2019, 21/04/2020, 01/12/2020, 22/12/2020
and on 11/03/2021.

6.

20/00487/F - 25 Brighton Road, Hooley, CR5 3EJ
The erection of a two-storey detached building consisting of 2 no
1 bedroom maisonettes. As amended on 26/03/2020,
20/07/2020, 28/08/2020 and on 20/10/2020.

(Pages 55 - 118)

7.

20/02799/F & 20/02800/LBC - Banstead Place, Park Road, (Pages 119 - 192)
Banstead, SM7 3EE
A - External alterations including partial demolition to Banstead
Place for extra care assisted living accommodation (Class C2).
Demolition of modern additions within site boundary and
construction of part one and part two storey buildings for extra
care assisted living accommodation (Class C2), and new car
parking layout, and landscaping alterations within site boundary.
As amended on 16/02/2021 and on 24/02/2021.
B - The application seeks listed building consent for internal and
external alterations to enable conversion and refurbishment of
Banstead Place for extra care assisted living accommodation,
demolition of modern extensions to Banstead Place and
replacement with extra care residential accommodation and new
landscaping, internal and external alterations to enable
conversion and refurbishment of the Lodge for extra care
residential accommodation and ancillary buildings for associated
uses, demolition of modern buildings and ancillary structures
within the former walled garden and replacement with extra care
residential accommodation and new landscaping, and restoration
of existing Ha-Ha, reinstatement of woodland path and
associated landscape improvements. As amended on 16/02/2021
and on 24/02/2021.

8.

21/00328/F - 136 Brighton Road, Hooley, CR5 3EF

(Pages 193 - 220)

Demolition of the existing dwelling and attached garage; erection
of a development of six flats in a two storey building with roof
accommodation together with the provision of refuse and
recycling stores, seven car parking spaces and new access. As
amended on 04/03/2021.
9.

20/01876/F - Land to the rear of 1-3 West Avenue, Salfords, (Pages 221 - 246)
Redhill RH1 5BA
Erection of 2x3 bed semi-detached dwellings. As amended on
18/12/2020,
15/01/2021,
22/02/2021,
26/02/2021
and
31/03/2021.

10.

21/00569/HHOLD - Horley Mill, 83 Lee Street, Horley

(Pages 247 - 260)

First floor extension with balcony over existing ground floor and
new single storey plant room.
11.

Development Management Q4 2020-21 Performance
To inform members of the 2020/21 Q4 Development
Management performance against a range of indicators.

(Pages 261 - 264)

12.

Any other urgent business
To consider any item(s) which, in the opinion of the Chairman,
should be considered as a matter of urgency.

Our meetings
As we would all appreciate, our meetings will be conducted in a
spirit of mutual respect and trust, working together for the
benefit of our Community and the Council, and in accordance
with our Member Code of Conduct. Courtesy will be shown to
all those taking part.
Streaming of meetings
Meetings are broadcast live on the internet and are available to
view online for six months. A recording is retained for six years
after the meeting. In attending any meeting, you are recognising
that you may be filmed and consent to the live stream being
broadcast online, and available for others to view.
Accessibility
The Council’s agenda and minutes are provided in English.
However, the Council also embraces its duty to anticipate the
need to provide documents in different formats, such as audio,
large print or in other languages. The Council will provide such
formats where a need is identified prior to publication or on
request.
Notice is given of the intention to hold any part of this meeting
in private for consideration of any reports containing “exempt”
information, which will be marked accordingly.
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Minutes

BOROUGH OF REIGATE AND BANSTEAD
PLANNING COMMITTEE

Minutes of a meeting of the Planning Committee held virtually on 14 April 2021 at 7.30 pm.
Present: Councillors S. Parnall (Chairman), M. S. Blacker (Vice-Chair), J. S. Bray, P. Harp,
J. Hudson,
J. P. King,
S. A. Kulka,
K. Sachdeva,
C. Stevens,
R. S. Turner,
C. T. H. Whinney, J. C. S. Essex (Substitute) and C. M. Neame (Substitute).

125.

MINUTE SILENCE
Following the sad passing of His Royal Highness The Duke of Edinburgh on Friday
9 April 2021, the Committee held a minute’s silence as a mark of respect.

126.

MINUTES
RESOLVED that the minutes of the previous meeting held on 17 March 2021 be
approved as a correct record.

127.

APOLOGIES FOR ABSENCE
Apologies for absence had been received from Councillors McKenna and Walsh.
Councillors Essex and Neame attended as their respective substitutes. An apology
for absence had also been received from Councillor Kelly.

128.

DECLARATIONS OF INTEREST
Councillor Blacker declared a pecuniary interest in item 10, 129 and 131
Bletchingley Road, as he was the agent for this application and item 11, 20 Cheyne
Walk, as this property belonged to his daughter. Councillor Blacker was not present
at the meeting for the duration of these items.

129.

ADDENDUM TO THE AGENDA
RESOLVED that the addendum be noted.

130.

20/02581/F - 94 BRIGHTON ROAD HORLEY SURREY RH6 7JQ
The Committee considered an application at 94 Brighton Road, Horley for the
extension, alteration and addition of residential accommodation to the existing
building on 94 Brighton Road to provide 6 self-contained flats.
Reasons for refusal were proposed by Councillor Stevens and seconded by
Councillor Sachdeva, whereupon the Committee voted and RESOLVED that
planning permission be REFUSED on the grounds that:
1. The proposed additional 1 bedroom studio, by virtue of its proximity and
outlook onto the proposed covered parking area, combined with the
restrictions to daylighting to its main windows would result in an
unacceptable living environment for future occupiers, contrary to policies
DES1 and DES5 of the Reigate and Banstead Development Management
Plan 2019 and advice contained within the Local Distinctiveness Design
Guide SPG and the NPPF 2019.
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2. The proposed development would be located in an area of medium
accessibility and would provide insufficient off street parking to meet the
parking standards as set out in Annex 4 of the Development Management
plan 2019 This would result in additional pressures for on street parking in
the local area to the detriment of the amenities of existing residents, contrary
to the provisions of Policies CS1 and CS10 of the Reigate and Banstead
Local Plan Core Strategy and Policies DES1, TAP1 and Annexe 4 of the
Reigate and Banstead Development Management Plan 2019.
131.

20/02840/HHOLD - 9 GARDEN CLOSE, BANSTEAD, SM7 2QB
The Committee considered an application at 9 Garden Close, Banstead for a
proposed two-storey side extension.
RESOLVED that planning permission be GRANTED subject to conditions as per
the recommendation.

132.

19/02559/F - THE EPIPHANY HOUSE, MANSFIELD DRIVE, MERSTHAM,
REDHILL, RH1 3JP
The Committee considered an application at The Epiphany House, Mansfield Drive,
Merstham, Redhill for the demolition of the existing properties and the erection of
ten houses, comprising 2 x 2 bed and 4 x 3 bed terraced houses, 2 x 3 bed semidetached and 2 x 4 bed detached houses, with associated access and parking. As
amended on 20/01/2020,12/02/2020 and on 16/03/2020.
Aled Roderick Director of the U.K. Gospel Church, spoke in objection to the
application stating that when the application was determined last year significant
weight was placed on Part A of the DMP Policy which required reasonable attempts
to be made to sell the property under its existing use at a price that genuinely
reflected market value. The U.K. Gospel Church had since submitted a Red Book
valuation, which together with its earlier valuation came to a figure of £770,000. The
Council accepted a valuation of £1.2 million which they considered in excess of the
genuine market value and therefore INF2 had not been complied with due to the
site’s overvaluation during the marketing period.
When the application was considered by Members in November 2020, the Council
had not released key information regarding its valuation process. This meant the
U.K. Gospel Church did not have the opportunity to comment and this led to a
successful legal challenge which quashed the Council’s decision. On the eve of this
meeting, officers had advised that Part A of INF2 should be disregarded as there
were sufficient local facilities and because the U.K. Gospel Church did not make
representations to the DMP. This change in policy approach occurred after the
Church submitted its Red Book valuation, frustrating the ability for continued
community use. Furthermore, the U.K. Gospel Church had contacted the Diocese of
Southwark on a number of occasions in 2018 expressing interest in the site but did
not receive a response and this demand for the site was not properly considered at
the consultation stage of the DMP. Members were urged to refuse the application or
defer a decision to allow the site to be marketed at a genuine price.
Robert Turner, the agent, spoke in support of the application, stating that the it had
been approved in November 2020 however the U.K. Gospel Church sought a
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judicial review and the High Court quashed the Council’s original decision. The
Church’s main reason for carrying out this action was due to the Council not
disclosing background documents on its website. Turnbull agreed to the publication
of the documents, including its agreement to the quashing order.
A further Red Book valuation was carried out on behalf of the U.K. Gospel Church.
Turnbull provided a response to the Council and this included a rebuttal and there
were concerns with the new valuation report. A further rebuttal was provided by the
Gospel Church, but Turnbull were not aware of this or provided any details.
Turnbull have been fully compliant with the requirements of INF2, Annex 3, and
RED4 of the DMP. It was considered and accepted by the Council that the loss of
the community facility would not result in a shortfall of local provision, and there
were no requirements for a replacement community use. There was an Urban
Allocation for residential use, with up to 10 units. The U.K. Gospel Church had the
opportunity to submit a reasonable offer for the site and the reasons for it being
rejected were accepted by the Council. Given the considerable information provided
and steps taken, this application should be approved.
RESOLVED that, the application be GRANTED as per recommendation with
additional informative to state:
The applicant is encouraged to consider transplanting and replanting the trees
shown to be removed.
133.

19/0986/F - LAND AT THE CROFT, MEATH GREEN LANE, HORLEY, RH6
8HZ
Councillor Blacker Chaired this item due to Councillor Parnall momentarily losing
internet connection.
The Committee considered an application at land at The Croft, Meath Green Lane,
Horley, for the erection of 10 dwellings with site access, private amenity space,
garaging, parking and access to neighbouring development. As amended on
12/07/2019, 21/04/2020, 01/12/2020, 22/12/2020 and on 11/03/2021.
RESOLVED that the application be DEFERRED due to concerns about
overdevelopment, amenity space provision and biodiversity.

134.

20/02510/F - 10 WEST DRIVE, AND LAND TO THE REAR OF 9,11, AND 12,
WEST DRIVE, BURGH HEATH, KT20 5PA
The Committee considered an application at 10 West Drive, and land to the rear of
9,11, and 12, West Drive, Burgh Heath for the demolition of dwelling at 10 West
Drive, and erection of 7 residential dwellings on land to the rear of 9-12 West Drive,
associated landscaping, parking, access onto West Drive, and associated ancillary
work. As amended on 05/02/2021.
RESOLVED that the application be GRANTED as per recommendation and
addendum changes.
Condition 8 relating to parking restrictions to be revised and agreed with ward
members and Chairman.
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Additional condition:
The applicant shall give 14 days written notice to the Surrey County Council
Archaeologist to advise them of the commencement of excavation works in order
that a voluntary watching brief may be undertaken if required.
Reason: To ensure any archaeological artefacts are recoded with regards policy
NHE9 of the Development Management Plan 2019.
135.

21/00050/F - 129 AND 131 BLETCHINGLEY ROAD, MERSTHAM
The Committee considered an application at 129 and 131 Bletchingley Road,
Merstham for proposed vehicle crossovers. As amended on 18/02/2021.
RESOLVED that planning permission be GRANTED subject to conditions as per
the recommendation and addendum.

136.

21/00388/HHOLD - 20 CHEYNE WALK, HORLEY, RH6 7PF
The Committee considered an application at 20 Cheyne Walk, Horley, RH6 7PF for
a single storey flat roof extension onto detached bungalow, extension will span the
whole width of the property and extend out to a maximum of 4 metres.
RESOLVED that planning permission is GRANTED subject to conditions.

137.

ANY OTHER URGENT BUSINESS
There was none.

The Meeting closed at 9.44 pm
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APPLICATION NUMBER:

TO:

PLANNING COMMITTEE

DATE:

19th May 2021

REPORT OF:

HEAD OF PLACES & PLANNING

AUTHOR:

Matthew Sheahan

TELEPHONE:

01737 276514

EMAIL:

Matthew.sheahan@reigate-banstead.gov.uk

WARD:

20/00487/F

Hooley, Merstham And Netherne

VALID:

12/03/2020

APPLICANT:

Mrs Alaa Neama

LOCATION:

25 BRIGHTON ROAD HOOLEY SURREY CR53EJ

DESCRIPTION:

The erection of a two storey detached building consisting of 2
no 1 bedroom maisonettes. As amended on 26/03/2020,
20/07/2020, 28/08/2020 and on 20/10/2020

AGENT:

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 was deferred from the 20th January 2021 planning committee
following concerns raised by members with regard to matters of highway
safety.
Following deferral from the 20th January meeting of the Planning Committee, GTA
Civils and Transport were instructed to review the proposal with regards to the
potential impact of the development on the safe operation of the A23 and whether
reasons for refusal on this ground could be advanced. This involved a review of
accident data available for the site and its vicinity, as well as a review of consultation
responses from Highways England. The report is appended. Within the report is
noted the following:
‘The proposed scheme creates a line of four parking spaces, where currently there
is a single driveway to a single garage. There are similar parking arrangements
along Brighton Road in the vicinity of the site and this report reviews the recorded
incidents within the most recent 5 years to identify if any incidents occurred resulting
from vehicles manoeuvring to or from the frontages of dwellings. 19 dwellings have
driveways along the A23 between the Star Lane / A23 junction and the Netherne
Drive / A23 junction, of which, 11 are perpendicular (same as proposals).’
It is noted that the site is located in the village of Hooley along the A23, in Reigate &
Banstead Borough Council and the county of Surrey. The existing site is a single
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dwelling with a single driveway to a garage and a footway along the frontage. The
A23 is subject to a 40mph speed limit with a speed camera located approximately
120m south of the site. Whilst acknowledging that 4 perpendicular parking spaces
would serve the site it should be noted that currently ‘up to 3 vehicles could be
stored within the space available i.e. one car in the garage and two cars on the
driveway space, which would require individual manoeuvring.
In reviewing accident data using crashmaps.co.uk, accident records for the local
highway network in a 250m vicinity of the site were reviewed for the 5 years (20162020). A review of this data found that there have been 0 recorded accidents at the
site access and 10 accidents recorded along the A23. The information relating to the
10 accidents is detailed in Table 3.1 and Table 3.2 and the locations of the incidents
can be seen in Figure 3.1 of the consultants’ report. This can be found in the
addendum.
The report concludes by stating:
‘Although there were 10 recorded accidents (9 slight and 1 serious) within 250m of
the site access, there were no incidents recorded on or within the immediate vicinity
of the access at 25 Brighton Road. There is no clear evidence that any of the
incidents were caused by access manoeuvring.
Overall, there is no evidence to suggest that the additional three independently
accessible spaces would lead to a disproportionate increase in the risk of accidents.
Accordingly, this corresponds with the requirements set out in the 20/10/2020
Highways England review of proposals.’
In light of this independent assessment of the highway implications associated with
the proposed development and in the absence of any technical assessment to the
contrary, it is considered that the proposal would not jeopardise highway safety and
should therefore be considered acceptable in this regard.
RECOMMENDATION(S)
Planning permission is GRANTED subject to conditions.
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APPLICATION NUMBER:

TO:

PLANNING COMMITTEE

DATE:

20th January 2021

REPORT OF:

HEAD OF PLACES & PLANNING

AUTHOR:

Matthew Sheahan

TELEPHONE:

01737 276514

EMAIL:

Matthew.sheahan@reigate-banstead.gov.uk

WARD:

20/00487/F

Hooley, Merstham And Netherne

VALID:

12/03/2020

APPLICANT:

Mrs Alaa Neama

LOCATION:

25 BRIGHTON ROAD HOOLEY SURREY CR53EJ

DESCRIPTION:

The erection of a two storey detached building consisting of 2
no 1 bedroom maisonettes. As amended on 26/03/2020,
20/07/2020, 28/08/2020 and on 20/10/2020

AGENT:

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.
SUMMARY
This is a full application for the erection of a two storey detached building located to
the north of 25 Brighton Road Hooley comprising of 2 one bedroom maisonettes. The
site is predominantly residential in character, though there is a small local shopping
parade to the south.
The proposed building would be of a simple hipped roof design, with a mix of brickwork
and render, which would be in keeping with the character of the donor property and
the wider area. There would be sufficient spacing around the building, which would
not be overly cramped within its’ plot.
The building would project modestly beyond the rear of the donor property, which
would occupy a higher ground level, ensuring there would not be undue harm to
amenity. Equally, by virtue of the separation distance and lack of first floor windows,
there would not be harm to the amenity of 23 Brighton Road to the south.
The proposal would provide one parking space for each of the maisonettes and two
for the donor property, which would comply with the Councils’ Parking Standards
contained within the DMP. Following detailed assessment, Highways England are
satisfied that these spaces can be accessed without causing a highway safety issue
on the A23, and that the construction process can be controlled by way of a suitably
worded condition.
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RECOMMENDATION(S)
Planning permission is GRANTED subject to conditions.
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Consultations:
Highway Authority: has undertaken an assessment in terms of safety, capacity and
policy grounds and have raised not objection. The site is located on the A23 which
falls within the jurisdiction of Highways England
Highways England: Following the submission of additional information during the
course of the application no objection has been raised subject to conditions and
informatives. This is discussed later in this report.
Network Rail: No objection subject to informatives.
Representations:
Letters were sent to neighbouring properties on 16th March 2020. No responses were
received.
1.0

Site and Character Appraisal

1.1

The site is currently occupied by a two storey semi-detached dwelling house
to the east side of Brighton Road in Hooley. It forms one of a pair of near
matching semi-detached dwellings, in an area that is pre-dominantly residential
in character, with the exception of a small parade of shops to the south. In
terms of property design the area comprises a mixture of architectural styles,
ranging from a characterful row of 19th Century cottages, which are locally
listed, to later less characterful 20th century houses.

1.2

The ground level along the road falls from south to north. The property is at an
elevated ground level to the road. There is currently a garden to the side and
rear, with an area of parking in front, as well as a garage.

1.3

The site is adjacent to the A23, a main road running north/south through the
borough, which forms part of the Strategic Road Network (SRN). The site is
located to the north of the of a bus stop and shelter.

2.0

Added Value

2.1

Improvements secured at the pre-application stage: Formal pre-application
advice was sought from the Local Planning Authority prior to the submission of
the application. The applicant was advised that, whilst there would not be an in
principle objection to residential development in this area, consideration would
need to be given to design. It was identified that the proposed units would not
comply with national space standards and would need to be addressed. The
applicant was also advised of the need to consider vehicular access to the site
given its location on the A23.

2.2

Improvements secured during the course of the application: Additional
information has been provided in response to comments made by Highways
England.
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2.3

Further improvements could be secured: Improvements to the scheme could
be secured by way of suitably worded conditions and the imposition of
informatives.

3.0

Relevant Planning and Enforcement History
There is no planning or enforcement history related to this property.

4.0 Proposal and Design Approach
4.1 This is a full application for the construction of a detached two storey building
that would comprise 2x1 bedroom maisonettes. The building would sit adjacent
to the donor property on what is currently the side garden area. The distance
between the two would be 2m. It would be of a hipped roof design, having
regard to the style and palette of materials of other dwellings in the vicinity,
although the character is noted as being quite mixed. It would be a mix of facing
brickwork and render to the elevations, with elements of brick detailing to the
sides.
4.2 The overall height would be 9.3m, sitting below the donor property, 7.6m in
width and 7.4m in depth. It would be sited 4.8m from the front boundary with
the footpath, allowing space for carparking to the front.
4.3 Each of the proposed units would provide one bedroom, providing 52 sq. m of
residential floor space. Each would be accessed from a separate entrance, one
on either side of the building. Externally the occupants would be provided with
a small area of garden area to the rear. To the front 4 parking spaces would be
provided, one for each of the proposed units, and one for the donor property.
These would be accessed by widening the dropped kerb and removing part of
the existing retaining wall along the front boundary. Adjacent to this would be
a refuse storage area to be used by occupants of all three properties.
4.4 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.
4.5

Evidence of the applicant’s design approach is set out below:
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An assessment of the character of the surrounding area
has not been carried out and identified within the Design
Statement. The application site is described as being
currently occupied by a two storey semi-detached
dwelling house to the east side of Brighton Road in
Hooley. It forms one of a pair of near matching semidetached dwellings, in an area that is pre-dominantly
residential in character, with the exception of a small
parade of shops to the south. The ground level along the
road falls from south to north. The property is at an
elevated ground level to the road. There is currently a
garden to the front, side and rear, with an area of parking
in front, as well as a garage.
No trees are identified as being within the site.

Involvement

No community consultation is identified as having taken
place.

Evaluation

It is not indicated that alternative development options
have been considered.

Design

The design, form and scale of the proposed dwellings
has been informed by the identified character of the
surrounding area, which would be reflected by the
proposed pitched roof, gabled form.

4.6 Further details of the development are as follows:
Site area
Site Density
Existing Use
Proposed Use
Existing Parking Space

0.0225 hectares
88.8 d.p.h
C3 Residential (single dwelling)
C3 Residential (2x1 bed dwellings)
1

Proposed parking spaces

4

Parking standard

1 car parking space per 1 bed flat
plus 1.5 spaces for the donor property

5.0

Policy Context

5.1

Designation
Urban area

5.2

Reigate and Banstead Core Strategy
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CS1(Sustainable Development)
CS10 (Sustainable Development),
5.3

Reigate & Banstead Development Management Plan 2019
Design
Access and Parking
Climate change resilience and
flooding
Natural and Historic Environment

5.4

DES1 DES2 DES4 DES5 DES6
DES8
TAP1 Annex 4 Parking Standards
CCF1
NHE3

Other Material Considerations
National Planning Policy Framework
2019
National Planning Practice Guidance
Supplementary Planning Guidance

Other

Surrey Design
Local Distinctiveness Design Guide
A Parking Strategy for Surrey
Parking Standards for Development
Human Rights Act 1998
Community Infrastructure Levy
Regulations 2010

6.0

Assessment

6.1

The application seeks permission for the erection of a two storey detached
building consisting of 2 no 1 bedroom maisonettes. The issues to consider are:
•
•
•
•
•
•
•
•

Principle of the development;
Design Assessment;
Amenity of future occupiers;
Impact on neighbouring amenity;
Trees and landscaping;
Highway Matters;
CIL;
Affordable Housing

Principle of Development
6.2

The site is located within the urban area where there is not an in principle
objection to the introduction of new residential development. Therefore the
acceptability of the proposal rests with consideration of the design of the
proposal and its impact on the character of the area, impact on the amenity of
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neighbouring properties, parking and highway implications, as well as any
impact on trees and existing landscaping.
Design Assessment
6.3

As described earlier in this report, the design of the dwellings has been
informed by the character of the area, which is considered to be mixed in terms
of architectural styles. The building has taken its ques from the style of the
donor property in terms of its form, fenestration and materials. It would appear
subservient to number 25 and not unduly prominent within the street scene on
account of its positioning at a lower ground level. It would be sufficiently set
back from the front boundary, conforming to the building line which is quite
uniform along the east side of this section of Brighton Road.

6.4

There would be sufficient spacing around the building, with a 2m gap left
between the proposed building and number 25, a further gap of 1m to the north
boundary, and approximately 4m from the side wall of number 23 Brighton
Road beyond.

6.5

There would be an increase in the level of hardstanding to the front of the site,
however the level of soft landscaping currently found to the front of the property
is quite scrappy and makes little contribution to character, and much of the
raised front garden area of the donor property would be retained. Larger areas
of hardstanding are not absent from this part of the A23, in particular between
27 and 29 Brighton Road.

6.6

In light of the above considerations, the proposed building would be acceptable
with regards to its’ design and the impact of this on the character of the street
and wider area. The proposal would therefore accord with Policies DES1 and
DES2 of the Councils’ Development Management Plan in this regard.
Amenity for future occupants

6.7

It is a fundamental objective of planning policy and stated within the National
Planning Policy Framework that we provide high quality housing that is well
designed and built to a high standard. The advice is amplified further by policies
DES2 and DES5 of the Development Management Plan, which requires
developments to demonstrate that dwellings have been designed to ensure
that a good standard of amenity for all existing and future occupants and meet
the minimum relevant nationally described space standards and be arranged
to ensure that habitable rooms are arranged to have an acceptable outlook and
where possible receive direct sunlight.

6.8

The proposal is for 2x1bed units. Nationally Described Space Standards
require a 1 bedroom flat to provide a minimum of 39sq. metres. Each would
have a floor area of 52sq. m. The proposal would therefore comply with the
requirements of Policy DES5 in this regard. Bedrooms and living areas would
be well served by windows, providing adequate light and outlook for occupants.
The rooms are of such a size that they would allow for a convenient layout for
future occupants, with no awkward or impractically shaped rooms.
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6.9

Externally each property would have access to a garden at the rear. Whilst
these would be quite small, there would not be an objection to this. The spaces
would be useable, and would be sufficient enough for sitting in or the drying of
close etc. There are a number of flats within the immediate vicinity of the site,
such as above the ground floor retail units along the nearby shopping parade,
that do not benefit from access to private outdoor amenity space. It is noted
that there is convenient access to the recreation ground to the north which can
be used for a range of recreational activities.

6.3

It is considered that the living environment for future occupants would be
acceptable. Each dwelling would also have access to appropriate levels of
communal amenity space and would accord with provide a level of amenity
space that would accord with National Space Standards. In this regards the
proposal would accord with DMP Policy DES5.
Impact on neighbouring amenity

6.4

The proposed building would project 2m beyond the rear elevation of 25
Brighton Road. There would be a gap of 2m between the two flank walls. The
proposed building would be at a lower ground level. Whilst the building would
have a physical presence, it would not be particularly overbearing in nature.
The quite minimal depth would not intersect a 45 degree line as measured in
the horizontal and vertical planes from the neighbouring rear windows, in
accordance with the Council Supplementary Planning Guidance. It is not
considered that there would be significant impact on light entering the
neighbouring windows, nor would there be significant overshadowing.

6.5

There would be a separation distance of approximately 4m between the
proposed building and 23 Brighton Road to the north. This property has
recently been extended and features 2 upper floor windows, one of which
serves a landing the other a bedroom. This bedroom window is secondary,
being further served to the rear elevation. The distance between the two would
be sufficient to avoid any harm to the amenity of this property. There are no
side facing windows proposed that would result in mutual overlooking. The
distance between the two would be sufficient to ensure that an overbearing
relationship would not occur.

6.6

On the basis of the above it is considered that the proposed development would
not result in harm to the amenity of neighbouring dwellings, in compliance with
Policy DES1 of the DMP in this regard.
Trees and Landscaping

6.7

There are no trees within the site, with the rear being mainly laid to lawn, with
a small number of shrubs and some soft landscaping to the front. In order to
secure some additional planting the submission of a landscaping scheme
would be required prior to commencement of development, along with details
of boundary treatments. Subject to these conditions the development would be
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acceptable and would comply with Policy NHE3 of the Development
Management Plan.
Highway Matters
6.8

The site is located within an area of low accessibility as defined within Annex
4 of the Development Management Plan. The proposal is for two 1 bedroom
properties. On this basis 1 parking space would be required for each property.
The development proposes one space for each of the maisonettes and two
spaces for the donor property. This would comply with the requirements of the
Development Management Plan.

6.9

The application site is to the east of the A23, which forms part of the Strategic
Road Network (SRN). As such Highways England have been consulted
throughout the course of the application. The A23 is a busy part of the road
network and, particularly in the area around 25 Brighton Road, has a narrow
footway which is well used. It is of great importance that that no one’s safety is
compromised when using the footway.

6.10 The proposal would involve creating parking spaces for four vehicles, which
would be required to enter and exit the site on to a particularly busy road via a
widened dropped kerb. The access is also in relatively close proximity to a bus
stop and bus shelter. Initial concern was raised by Highways England, who
requested further information from the applicant in the form of a swept path
analysis to demonstrate how the parking arrangement would work for four
vehicles and how they would enter and exit the site, and the effect that this
would have on the bus stop, particularly if a bus has stopped to let passengers
on and off. Information on how construction vehicles would access the site,
along with delivery vehicles, was also requested, and how the construction
process would be managed.
6.11 Swept path analysis were submitted showing different sizes of car entering and
exiting the site. A further swept path plan showing a delivery vehicle entering
and parking on the site during the construction process was submitted. These
were deemed to be acceptable. The depth of the parking spaces was increased
by 0.5m to ensure that vehicles would not overhang on to the footpath when
parked. It has been satisfactorily demonstrated that vehicles will be able to
reverse park in to the spaces while a bus is stopped at the shelter, and will
need to wait if the bus stops before the shelter.
6.12 A Construction Method Statement has been submitted to Highways England
which states the following:
•
•

Demolish existing garage by hand and move all waste to the rear of the site
using a small excavator (1.0t Diesel-Wacker).
Break existing concrete driveway using handheld machinery to flatten the
area. Move all waste to the rear of the site using a small excavator (1.0t DieselWacker).
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Flatten the front 10m of the site and remove the waste to the rear of the site
using a small excavator (1.0t Diesel-Wacker).
• A grab lorry to be used to remove waste from site (6 wheeler small grab 8.2m
long) which can reverse into site as described in the “Delivery SPA Drawing”
submitted earlier. This will be repeated until all waste has been removed from
site.
• All large building materials to be delivered to site (delivery lorry e.g. Mercedes
2628LL Econic Double Drive 8.6 long). This vehicle can reverse into site as
described in the “Delivery SPA Drawing” submitted.
• Ready mix concrete to be used for the side and back foundations using 18
Tonnes concrete truck (7.4m long). Front foundation to be cast using an onsite
concrete mixer.
• No further large vehicles will be required for the remainder construction stages.
•

Highways England have confirmed that they are content with the Construction
Method Statement on the grounds that it states the number and types of
vehicles to be used and that they will be parked within the site.
6.13

In order for vehicles to access the site the existing dropped kerb would need
to be widened. The work to create the extension to the existing dropped kerb
will necessitate work within the highway, for which Highways England are the
highway authority. Work within the SRN may only be carried out through an
agreement under S278 of the Highways Act 1980. This will be needed to
ensure that the respective Highway Statutory Agreements and Orders are in
place before the commencement of the work and to ensure that the A23 trunk
road continues to be an effective part of the national system of routes for
through traffic in accordance with section 10 of the Highways Act 1980 and to
satisfy the reasonable requirements of road safety. Highways England would
need to be assured that safe provision would be made in respect of road worker
safety and also the safety of those people who would wish to use the footway,
which forms part of the highway. This would require traffic management to be
in place on the A23 for the duration of the work period. This temporary traffic
management (that would likely be a set of barriers and possibly temporary
traffic signals) would give a safe working space behind which works vehicles
could park and work could be carried out in a safe environment. Conditions 7
and 8 and informative 6 require this legal agreement to be in place before the
commencement of works, and for works to be carried out in accordance with
the submitted Construction Method Statement.

6.14 Comments have been received from Highways England confirming that they
are satisfied that vehicles can reverse safely from the highway in to the
proposed parking spaces. They have confirmed that the vehicle tracking plans
provided by the applicant during the course of the application adequately
demonstrate that these manoeuvres can be carried out safely when a bus is
stationary at the adjacent bus stop. The following comments have been made:
We would expect vehicles to reverse park in line with the Highways Code
paragraph 201 “When using a driveway, reverse in and drive out if you can.”
While we appreciate it’s not illegal to reverse out of a driveway onto a main
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road such as the A23, reversing into the driveway is a safer option as you can
control the traffic flow behind you on the main road. We will include a condition
in our formal response that parking is undertaken in line with the Highway Code
paragraph 201. We would also suggest that there is a visual reminder in the
parking area – for example reverse parking signs. In addition to this they have
stated: We have reviewed the tracking plans and are content that with a bus
stopped at the shelter, vehicles can access the parking spaces in reverse and
will wait if the bus stops before the shelter.
6.15 In light of the above it is considered that, subject to conditions and informatives,
the development would be acceptable with regards to matters of parking and
highway safety, in accordance with Policy TAP1 of the Development
Management Plan 2019.
CIL
6.16

The Community Infrastructure Levy (CIL) is a fixed charge which the Council
will be collecting from some new developments from 1 April 2016. It will raise
money to help pay for a wide range of infrastructure including schools, roads,
public transport and community facilities which are needed to support new
development. This development would be CIL liable although, the exact
amount would be determined and collected after the grant of planning
permission.
Affordable Housing

6.17 Policy CS15 of the Core Strategy states that the Council will negotiate to
achieve affordable housing taking account of the mix of affordable units
proposed and the overall viability of the proposed development at the time the
application is made.
6.18 DMP Policy DES6 relates to the provision of affordable housing. This states
that on all sites which provide 11 or more homes, 30% of the homes on the site
should be affordable housing. This proposal would not therefore qualify for the
provision of affordable housing.
CONDITIONS
1. The development hereby permitted shall be carried out in accordance with the
following approved plans:
Plan Type
Floor Plan
Floor Plan
Location Plan
Block Plan
Proposed Plans
Proposed Plans

Reference
DRG2
DRG3
UNNUMBERED
UNNUMBERED
JG03
JG01

69

Version
B
B

Date Received
20.10.2020
20.10.2020
10.03.2020
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20.07.2020
20.07.2020
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Elevation Plan
Elevation Plan
Elevation Plan
Elevation Plan
Elevation Plan
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UNNUMBERED
DRG8
DRG7
DRG6
DRG5
DRG4
DRG1

A
A
A
A
A
A

04.03.2020
04.03.2020
04.03.2020
04.03.2020
04.03.2020
04.03.2020
04.03.2020

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.
2. The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.
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 take place until samples of the materials to be used in
the construction of the external surfaces, including fenestration and roof, have
been submitted to and approved in writing by the Local Planning 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 with regard to Policies DES1 of the Development Management
Plan 2019 and the NPPF 2019.

4. No development shall commence until details of hard and soft landscaping is
submitted to and approved in writing by the Local Planning Authority (LPA).
These shall include frontage tree and hedge planting and any other existing
or proposed, soft or hard, landscaping in the front garden area, or adjacent to
boundaries where appropriate. The soft landscape details shall include an
establishment maintenance schedule for a minimum of 2 years, full planting
specifications, planting sizes & densities. Upon implementation of the
approved development all the landscaping works shall be carried out in strict
accordance with the landscape details as approved, and these shall be
completed, before building completion, occupation or use of the approved
development whichever is the earliest.
If any of the new or existing tree/s or hedge/s, detailed and approved under
this condition, are removed, die, or become significantly damaged or
diseased within 5 years of completion, it/they shall be replaced before the
expiry of one calendar year, to a planting specification agreed in writing by
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the Local Planning Authority. The hedges detailed shall be retained at a
minimum height of 1 metre, or if new, once grown to this height thereafter.
Reason: To ensure good landscape practice in the interests of the
maintenance of the character and appearance of the area and to comply with
policies NHE3, DES1 and DES3 of the Reigate and Banstead Development
Management Plan 2019.
5. The development hereby approved shall not be first occupied unless and until
an Energy and 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
b) 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 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.
6. All dwellings within the development hereby approved shall be provided with
the necessary infrastructure to facilitate connection to a high speed broadband.
Unless otherwise agreed in writing with the Local Planning Authority, this shall
include as a minimum:
a) A broadband connection accessed directly from the nearest exchange or
cabinet
b) Cabling and associated installations which enable easy access for future
repair, replacement or upgrading.
Reason: To ensure that the development promotes access to, and the
expansion of, a high quality electronic communications network in accordance
with Policy INF3 of the Reigate & Banstead Development Management Plan
2019.
7. The development hereby approved shall not be commenced until the applicant
has demonstrated that the works to the public highway can be carried out in a
manner so as to provide a safe working area for road workers, that suitable
arrangements can be made for non-motorised road users to be able to use the
footway on the A23 at the development site in a safe way, and that minimal
congestion will result on the A23 as a result of the works.
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Reason: To ensure that the A23 trunk road continues to be an effective part of
the national system of routes for through traffic in accordance with section 10
of the Highways Act 1980 and to satisfy the reasonable requirements of road
safety.
8. The development hereby consented shall be carried out in accordance with
DMRB standards, in this instance document CD123 ‘Geometric design of atgrade priority and signal-controlled junctions’ as well as the Construction
Method Statement (28/10/20), Drawing 2 25 Brighton Road_Drg2_RevbProposed Gd Floor Plan.
Reason: To ensure that the A23 trunk road continues to be an effective part
of the national system of routes for through traffic in accordance with section
10 of the Highways Act 1980 and to satisfy the reasonable requirements of
road safety.
9. The development hereby permitted shall be carried out in strict accordance to
the submitted Construction Method Statement
Reason: To ensure that the A23 trunk road continues to be an effective part
of the national system of routes for through traffic in accordance with section
10 of the Highways Act 1980 and to satisfy the reasonable requirements of
road safety.
10. The development hereby approved shall not be occupied unless and until
each of the proposed dwellings are provided with a fast charge socket
(current minimum requirements - 7 kw Mode 3 with Type 2 connector - 230v
AC 32 Amp single phase dedicated supply) in accordance with a scheme to
be submitted and approved in writing by the Local Planning Authority and
thereafter retained and maintained to the satisfaction of the Local Planning
Authority. The sockets shall be sited to minimise the visual impact and of a
dark colour and minimal illumination to conserve the green belt character.
Reason: In order that the development should not prejudice highway safety
nor cause inconvenience to other highway users and in recognition of Section
9 'Promoting Sustainable Transport' in the National Planning Policy
Framework 2019 and to meet the objectives of the NPPF (2019), and to
satisfy policies DES8 and TAP1 of the Reigate and Banstead Development
Management Plan (2019).
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.

2.

The applicant is encouraged to provide renewable technology within the
development hereby permitted in order to reduce greenhouse gas emissions.
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3.

The applicant is advised that prior to the initial occupation of any individual
dwelling hereby permitted, a 140 litre wheeled bin conforming to British
Standard BSEN840 and a 60 litre recycling box should be provided for the
exclusive use of the occupants of that dwelling. Prior to the initial occupation
of any communal dwellings or flats, wheeled refuse bins conforming to British
Standard BSEN840, separate recycling bins for paper/card and mixed cans,
and storage facilities for the bins should be installed by the developer prior to
the initial occupation of any dwelling hereby permitted. Further details on the
required number and specification of wheeled bins and recycling boxes is
available from the Council’s Neighbourhood Services on 01737 276501 or
01737 276097, or on the Council’s website at www.reigate-banstead.gov.uk.
Bins and boxes meeting the specification may be purchased from any
appropriate source, including the Council’s Neighbourhood Services Unit on
01737 276775.

4.

You are advised that the Council will expect the following measures to be taken
during any building operations 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;
(e) There should be no burning on site;
(f) Only minimal security lighting should be used outside the hours stated
above; and
(g) 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.
5. The use of landscape/arboricultural consultant is considered essential to

provide acceptable submissions in respect of the above relevant conditions.
Replacement planting of trees and shrubs shall be in keeping with the
character and appearance of the locality. There is an opportunity to incorporate
substantial sized trees into the scheme to provide for future amenity and long
term continued structural tree cover in this area. It is expected that the
replacement structural landscape trees will be of Semi- Extra Heavy Standard
size with initial planting heights of not less than 4m with girth measurements at
1m above ground level in excess of 14/16cm.
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Informative relating to condition 7:
6. This development involves work to the public highway (strategic road network)
that can only be undertaken within the scope of a legal Agreement between
the applicant and Highways England (as the strategic highway company
appointed by the Secretary of State for Transport). Planning permission in itself
does not permit these works.
It is the applicant’s responsibility to ensure that before commencement of any
works to the public highway, any necessary Agreements under the Highways
Act 1980 are also obtained (and at no cost to Highways England). Works to the
public highway will normally require an agreement, under Section 278 of the
Highways Act, with Highways England. The agreement will also cover any
requirements for Traffic Management in order to carry out any works.
Advice on this matter can be obtained from the Spatial Planning Team,
Highways England, Bridge House, Walnut Tree Close, Guildford, Surrey, GU1
4LZ. Email planningse@highwaysengland.co.uk Tel 0300 123 5000.
7. The developer must ensure that their proposal, both during construction and
after completion, does not:
•
•
•
•
•
•
•
•

Encroach on Network Rail Land;
Affect the safety, operation or integrity of the company’s railway and its’
infrastructure;
Undermine its support zone;
Damage the company’s’ infrastructure;
Place additional load on cuttings;
Adversely affect any railway land or structure;
Over-sail or encroach upon the airspace of any Network Rail Land;
Casuse to obstruct or interfere with any works or proposed works or
Network Rail development both now and in the future.

The applicant is advised to refer to Network Rails ‘Guidance for works in close
proximity to Network Rails Infrastructure.
REASON FOR PERMISSION
The development hereby permitted has been assessed against the NPPF 2019 and
Development Management Plan policies DES1 DES2 DES5 DES8 TAP1 NHE3 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
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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.
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1
1.1

Introduction
This report has been prepared for Reigate and Banstead Council in conjunction with the above
development and no responsibility is accepted to any third party for all or part of this study in
connection with this or any other development.

1.2

GTA Civils & Transport Limited has been commissioned by Reigate and Banstead Council to review
the personal injury accidents recorded on the public highway. The review is in connection with a
planning application at 25 Brighton Road, in Hooley, Surrey, planning reference 20/00487/F.

1.3

The proposed scheme creates a line of four parking spaces, where currently there is a single
driveway to a single garage. There are similar parking arrangements along Brighton Road in the
vicinity of the site and this report reviews the recorded incidents within the most recent 5 years to
identify if any incidents occurred resulting from vehicles manoeuvring to or from the frontages of
dwellings. 19 dwellings have driveways along the A23 between the Star Lane / A23 junction and the
Netherne Drive / A23 junction, of which, 11 are perpendicular (same as proposals).
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2

Site Details
Site Location

2.1

The site is located in the village of Hooley along the A23, in Reigate & Banstead Borough Council
and the county of Surrey. The existing site is a single dwelling with a single driveway to a garage
and a footway along the frontage.

2.2

The A23 is subject to a 40mph speed limit with a speed camera located approximately 120m south
of the site. The location of site can be seen in Figure 2.1 below.
Figure 2.1 – Aerial View of Existing Site
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Proposals
2.3

Proposed access to 25 Brighton Road is via the A23. The proposal is for 4 perpendicular parking
spaces to serve the site. The proposed parking layout plan and swept path drawing can be seen in
Appendix A. A caption of the proposed layout is shown below in Figure 2.2.
Figure 2.2 – Proposed Parking Layout

2.4

However, it should be noted that up to 3 vehicles could be stored within the space available i.e. one
car in the garage and two cars on the driveway space, which would require individual manoeuvring.

2.5

Highways England reviewed the proposals on 20/10/2020. Their comments are summarised below
and the full review can be seen in Appendix B:
• To ensure that there would not be any adverse highway safety implications on the A23 as a
result of the proposed development; and
• To ensure that there would not be any adverse impact upon the safety of those using the
existing footway along the frontage of the site;
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3
3.1

Accident Data
Accident records for the local highway network in a 250m vicinity of the site were reviewed for the
5 years (2016-2020) using Crashmaps.co.uk. There have been 0 recorded accidents at the site access
and 10 accidents recorded along the A23. The information relating to the 10 accidents is detailed
in Table 3.1 and Table 3.2 and the locations of the incidents can be seen below in Figure 3.1.
Figure 3.1 – Crash Accident Data (site in red)
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Figure 3.2 – Referenced Crashmap Accident Data (site in red)
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Table 3.1 – Recorded Traffic Incidents (2016-2020)
Reference

Date

Severity

1

25/01/2016

Slight

2

01/04/2016

Slight

3

21/08/2016

Slight

Location
50m south of site access
(northbound)
65m south of site access
(northbound)
180m north of site access
(northbound)

No. of Vehicles

No. Casualties

Involved

Involved

2

3

2

2

2

1

1

1

2

1

2

1

2

1

2

2

3

1

2

1

Star Lane / A23 junction
4

07/11/2016

Slight

(120m south of site
access)

5

22/11/2016

Slight

6

06/05/2017

Slight

130m north of site access
(northbound)
230m south of site access
(northbound)
Star Lane / A23 junction

7

16/05/2017

Slight

(120m south of site
access)

8

20/11/2017

Slight

9

05/10/2019

Slight

80m south of site access
(northbound)
50m south of the site
access (southbound)
Netherne Drive / A23

10

16/07/2019

Serious

junction (215m north of
site access) (northbound)

3.2

Crashmaps report data is detailed below in Table 3.2 regarding the incident information. More
information is detailed in Appendix C.
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Table 3.2 – Crashmaps Report Data
Reference

Date

Incident Details

Caused by Access
Manoeuvring?

Fine weather conditions and dry road surface. Vehicle
1

25/01/2016

no.1 performing a U-turn, offside collision from

Unclear

vehicle no.2 proceeding normally along carriageway.
2

01/04/2016

Fine weather conditions and dry road surface. Rearend collision.

No

Fine weather conditions and dry road surface.
3

21/08/2016

Motorcycle and car collision. First point of impact

No

back and back for both vehicles.
Fine weather conditions and dry road surface. Vehicle
4

07/11/2016

moving off and collision with pedestrian in

No

carriageway on pedestrian crossing facility.
Fine weather conditions and wet and damp road
5

22/11/2016

conditions. Vehicle no.1 moving off, vehicle no.2

Unclear

offside collision.
6

06/05/2017

7

16/05/2017

Fine weather conditions and dry road surface. Rearend collision.
Fine weather conditions and dry road surface. Rearend collision.

No

No

Raining and wet road conditions. Vehicle no.1
8

20/11/2017

proceeding normally along the carriageway, vehicle
no.2 passes another moving vehicle on its offside and

Unclear

collides with vehicle no.1 offside.
Fine weather conditions and dry road surface. Vehicle
9

05/10/2019

no.1 and no.2 proceeding normally along

No

carriageway, front collision with parked vehicle.
10

3.3

16/07/2019

Fine weather conditions and dry road surface. Rearend collision.

No

Although there were 10 recorded accidents (9 slight and 1 serious) within 250m of the site access,
there were no incidents recorded on or within the immediate vicinity of the access at 25 Brighton
Road. There is no clear evidence that any of the incidents were caused by access manoeuvring.

3.4

Overall, there is no evidence to suggest that the additional three independently accessible spaces
would lead to a disproportionate increase in the risk of accidents. Accordingly, this corresponds
with the requirements set out in the 20/10/2020 Highways England review of proposals (see
Appendix B).

W:\Projects\11337 RBC 25 London Road Hooley\2.3
Assessments\Reports

Specifications & Reports\E. Transport

84

Job No: 11337
Date: May 2021

8

Agenda Item 6
Accident Review: 25 Brighton Road, Hooley, Surrey, CR5 3EJ

4
4.1

Conclusion
This Accident Review summarises the existing situation and the likely impact to highway safety that
the proposed development could have. The review concludes that there is no evidence to suggest
that the proposed development would lead to an increase in the risk of accidents.

- End of Report -
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Appendix A
Proposed Layout Plan
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ESTATE CAR: REVERSE MANOEUVRE TO PARKING BAYS

ESTATE CAR: REVERSE MANOEUVRE TO PARKING BAYS

Agenda Item 6

CLIENT:

ALAA NEAMA
PROJECT:

25 BRIGHTON ROAD,
HOOLEY, COULSDON,
SURREY
TITLE:

SWEPT PATH ANALYSIS
Bus stop sign

Bus stop sign
BUS SHELTER

DESCRIPTION:

BUS SHELTER

ESTATE CAR 4.85M PARKING MANOEUVRE

DATE:

27.08.20

JOB NO:

JG.49.20

REV:

1

DRAWN BY:

JG

CHECKED BY:

JG

SCALE:
DRAWING NO.

1:100 @ A1
JG01

NOTES
1. The contractor shall not scale off the drawing for
constructional purposes, only figured dimensions
shall be worked from.
2. All dimensions and levels to be checked on site by
the contractor before commencement of any work
and any discrepancies to be reported to the
transport & highways consultant.
3. The drawings/information used are to be cross
referenced where necessary with other relevant
consultants information. If in doubt please ask!
4. All drawings remain the copyright of JG Highway
Design.
5. Documents/drawings transferred electronically are
not to be altered without prior consent.
6. Printed drawings not valid in black and white.

ESTATE CAR: EXITING LEFT AND RIGHT IN FORWARD GEAR

88

AMENDMENTS
1. Bus outline added. parking and exiting manoeuvres
adjusted to accomodate.

Bus stop sign
BUS SHELTER

KEY TO VEHICLE ENVELOPES
CHASSIS
BODY
CHASSIS IN REVERSE GEAR
BODY IN REVERSE GEAR

Agenda Item 6
Accident Review: 25 Brighton Road, Hooley, Surrey, CR5 3EJ

Appendix B
Highways England Review of Proposals
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Appendix C
Crash Map Reports
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Crash Date:

Saturday, October 05, 2019

Time of Crash: 7:35:00 AM

Highest Injury Severity:

Slight

Road Number: A23

Highway Authority:

Surrey

Local Authority:

Reigate and Banstead Borough

Weather Description:

Fine without high winds

Road Surface Description:

Dry

96

Speed Limit:

40

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

Not at or within 20 metres of junction

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Not Applicable

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

04/05/2021 11:16 AM

Crash Reference: 2019450884763
Number of Casualties: 1
Number of Vehicles: 3
OS Grid Reference: 528832

156584

Agenda Item 6

Validated Data

Validated Data

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

Driver Driver Age Vehicle Maneouvre
Gender Band

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

1 Car (excluding private
hire)

16 Male

21 - 25

Vehicle proceeding normally along the
carriageway, not on a bend

Front

Commuting None
to/from work

None

2 Car (excluding private
hire)

2 Male

36 - 45

Vehicle proceeding normally along the
carriageway, not on a bend

Front

Journey as
None
part of work

None

Vehicle is parked in the carriageway

Did not impact Other

97

3 Car (excluding private
hire)

-1 Unknow Unknown
n

Parked vehicle

None

Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
1

1 Slight

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Male

21 - 25

Unknown or other

Unknown or other

Page 2 of 2

04/05/2021 11:16 AM
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For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services

Crash Date:

Tuesday, July 16, 2019

Time of Crash: 6:20:00 PM

Highest Injury Severity:

Serious

Road Number: A23

Highway Authority:

Surrey

Local Authority:

Reigate and Banstead Borough

Weather Description:

Fine without high winds

Road Surface Description:

Dry

98

Speed Limit:

40

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

T or staggered junction

Junction Pedestrian Crossing:

Pedestrian phase at traffic signal junction

Road Type:

Unknown

Junction Control:

Auto traffic signal

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

04/05/2021 11:18 AM

Crash Reference: 2019450858260
Number of Casualties: 1
Number of Vehicles: 2
OS Grid Reference: 528887

156824
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Validated Data

Validated Data

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

Driver Driver Age Vehicle Maneouvre
Gender Band

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

1 Motorcycle over 500cc

1 Male

36 - 45

Vehicle is slowing down or stopping

Front

Commuting None
to/from work

None

2 Car (excluding private
hire)

8 Male

26 - 35

Vehicle proceeding normally along the
carriageway, not on a bend

Back

Other

None

None
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Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
1

1 Serious

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Male

36 - 45

Unknown or other

Unknown or other

Page 2 of 2

04/05/2021 11:18 AM

Agenda Item 6

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services

Monday, November 20, 2017

Time of Crash: 4:20:00 PM

Highest Injury Severity:

Slight

Road Number: A23

Highway Authority:

Surrey

Local Authority:

Reigate and Banstead Borough

Weather Description:

Raining without high winds

Road Surface Description:

Wet or Damp

Speed Limit:

40

Light Conditions:

Darkness: street lights present and lit

Carriageway Hazards:

None

Junction Detail:

Not at or within 20 metres of junction

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Not Applicable

100

Crash Date:

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

04/05/2021 11:15 AM

Crash Reference: 2017450244027
Number of Casualties: 1
Number of Vehicles: 2
OS Grid Reference: 528810

156520
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Validated Data

Validated Data

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

Driver Driver Age Vehicle Maneouvre
Gender Band

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

1 Car (excluding private
hire)

3 Male

21 - 25

Vehicle proceeding normally along the
carriageway, not on a bend

Offside

Other

Kerb

None

2 Goods vehicle 7.5 tonnes
mgw and over

6 Male

46 - 55

Vehicle is passing another moving vehicle
on its offside

Nearside

Other

None

None
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Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
1

1 Slight

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Male

21 - 25

Unknown or other

Unknown or other

Page 2 of 2

04/05/2021 11:15 AM
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For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services

Tuesday, May 16, 2017

Time of Crash: 7:10:00 AM

Highest Injury Severity:

Slight

Road Number: U0

Highway Authority:

Surrey

Local Authority:

Reigate and Banstead Borough

Weather Description:

Fine without high winds

Road Surface Description:

Dry

Speed Limit:

40

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

Crossroads

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Auto traffic signal

102

Crash Date:

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

04/05/2021 11:13 AM

Crash Reference: 2017450182904
Number of Casualties: 1
Number of Vehicles: 2
OS Grid Reference: 528813

156502
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Validated Data

Validated Data

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

1 Car (excluding private
hire)
2 Car (excluding private
hire)

Driver Driver Age Vehicle Maneouvre
Gender Band

16 Male

26 - 35

9 Unknow 46 - 55
n

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

Vehicle is slowing down or stopping

Back

Other

None

None

Vehicle proceeding normally along the
carriageway, not on a bend

Front

Other

None

None
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Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
1

1 Slight

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Male

26 - 35

Unknown or other

Unknown or other

Page 2 of 2
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For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services

Saturday, May 06, 2017

Time of Crash: 5:50:00 PM

Highest Injury Severity:

Slight

Road Number: U0

Highway Authority:

Surrey

Local Authority:

Reigate and Banstead Borough

Weather Description:

Fine without high winds

Road Surface Description:

Dry

Speed Limit:

30

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

Not at or within 20 metres of junction

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Not Applicable

104

Crash Date:

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

04/05/2021 11:12 AM

Crash Reference: 2017450182332
Number of Casualties: 1
Number of Vehicles: 2
OS Grid Reference: 528787

156399
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Validated Data

Validated Data

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

Driver Driver Age Vehicle Maneouvre
Gender Band

1 Car (excluding private
hire)

8 Female 16 - 20

2 Car (excluding private
hire)

11 Female 26 - 35

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

Vehicle is waiting to proceed normally but
is held up

Back

Other

None

None

Vehicle proceeding normally along the
carriageway, not on a bend

Front

Other

None

None
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Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
1

1 Slight

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Female

16 - 20

Unknown or other

Unknown or other

Page 2 of 2
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For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services

Monday, November 07, 2016

Time of Crash: 6:30:00 PM

Highest Injury Severity:

Slight

Road Number: A23

Highway Authority:

Surrey

Local Authority:

Reigate and Banstead Borough

Weather Description:

Fine without high winds

Road Surface Description:

Dry

Speed Limit:

30

Light Conditions:

Darkness: street lights present and lit

Carriageway Hazards:

None

Junction Detail:

Crossroads

Junction Pedestrian Crossing:

Pedestrian phase at traffic signal junction

Road Type:

Dual carriageway

Junction Control:

Auto traffic signal
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Crash Date:

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

04/05/2021 11:09 AM

Crash Reference: 2016450134456
Number of Casualties: 1
Number of Vehicles: 1
OS Grid Reference: 528813

156504
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Validated Data

Validated Data

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

1 Car (excluding private
hire)

Driver Driver Age Vehicle Maneouvre
Gender Band
8 Male

26 - 35

Vehicle is moving off

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

Front

None

Other

None

Casualties

107

Vehicle Ref Casualty Ref Injury Severity Casualty Class
1

1 Slight

Pedestrian

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Female

16 - 20

In carriageway, crossing on
pedestrian crossing facility

Unknown or other

Page 2 of 2

04/05/2021 11:09 AM
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For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services

Tuesday, November 22, 2016

Time of Crash: 9:04:00 AM

Highest Injury Severity:

Slight

Road Number: A23

Highway Authority:

Surrey

Local Authority:

Reigate and Banstead Borough

Weather Description:

Fine without high winds

Road Surface Description:

Wet or Damp

Speed Limit:

40

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

Using private drive or entrance

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Give way or uncontrolled
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Crash Date:

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

04/05/2021 11:11 AM

Crash Reference: 2016450130061
Number of Casualties: 1
Number of Vehicles: 2
OS Grid Reference: 528861

156736
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Validated Data

Validated Data

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

1 Car (excluding private
hire)
2 Motorcycle over 500cc

Driver Driver Age Vehicle Maneouvre
Gender Band

10 Female 21 - 25

9 Male

56 - 65

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

Vehicle is moving off

Offside

Taking pupil None
to/from
school

None

Vehicle is passing another moving vehicle
on its offside

Front

Journey as
None
part of work

None
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Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
2

1 Slight

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Male

56 - 65

Unknown or other

Unknown or other

Page 2 of 2

04/05/2021 11:11 AM
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For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services

Sunday, August 21, 2016

Time of Crash: 10:20:00 AM

Highest Injury Severity:

Slight

Road Number: A23

Highway Authority:

Surrey

Local Authority:

Reigate and Banstead Borough

Weather Description:

Fine without high winds

Road Surface Description:

Dry

Speed Limit:

40

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

Not at or within 20 metres of junction

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Not Applicable
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Crash Date:

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

04/05/2021 11:01 AM

Crash Reference: 2016450099565
Number of Casualties: 1
Number of Vehicles: 2
OS Grid Reference: 528872

156786
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Validated Data

Validated Data

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

Driver Driver Age Vehicle Maneouvre
Gender Band

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

1 Car (excluding private
hire)

5 Male

Over 75

Vehicle proceeding normally along the
carriageway, not on a bend

Back

Other

None

None

2 0RWRUF\FOHRYHUFF
and up to 125cc

25 Male

46 - 55

Vehicle proceeding normally along the
carriageway, not on a bend

Back

Journey as
None
part of work

None
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Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
2

1 Slight

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Male

46 - 55

Unknown or other

Unknown or other

Page 2 of 2

04/05/2021 11:01 AM
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For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services

Friday, April 01, 2016

Time of Crash: 1:27:00 PM

Highest Injury Severity:

Slight

Road Number: A23

Highway Authority:

Surrey

Local Authority:

Reigate and Banstead Borough

Weather Description:

Fine without high winds

Road Surface Description:

Dry

Speed Limit:

30

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

Not at or within 20 metres of junction

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Not Applicable
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Crash Date:

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

04/05/2021 11:00 AM

Crash Reference: 2016450062009
Number of Casualties: 2
Number of Vehicles: 2
OS Grid Reference: 528819

156543
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Validated Data

Validated Data

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

Driver Driver Age Vehicle Maneouvre
Gender Band

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

1 Car (excluding private
hire)

8 Male

36 - 45

Vehicle is slowing down or stopping

Front

Other

None

None

2 Car (excluding private
hire)

1 Female 36 - 45

Vehicle is slowing down or stopping

Back

Journey as
None
part of work

None
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Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class

Gender

Age Band

Pedestrian Location

Pedestrian Movement

1

1 Slight

Driver or rider

Male

36 - 45

Unknown or other

Unknown or other

2

2 Slight

Driver or rider

Female

36 - 45

Unknown or other

Unknown or other

Page 2 of 2

04/05/2021 11:00 AM
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For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
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GTA Civils & Transport, Gloucester House, 66a Church Walk, Burgess Hill, West Sussex, RH15 9AS
T: 01444 871444 E: enquiries@gtacivils.co.uk www: gtacivils.co.uk
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GTA Civils & Transport Limited, Registered in England No. 11917461. VAT Registration No. 319 2609 02
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AGENDA ITEM:

Agenda Item: 7
20/02799/F and 20/02800/LBC
TO:

PLANNING COMMITTEE

DATE:

14th April 2020

REPORT OF:

HEAD OF PLACES & PLANNING

AUTHOR:

James Amos

TELEPHONE:

01737 276188

EMAIL:

james.amos@reigate-banstead.gov.uk

7A – 20/02799/F
7B – 20/02800/LBC

APPLICATION NUMBER:

WARD:

20/02799/F &
20/02800/LBC

Banstead Village

VALID:

05/01/2021

AGENT:

Montagu Evans LLP

APPLICANT:

Birchgrove (Banstead) LLP

LOCATION:

BANSTEAD PLACE, PARK ROAD, BANSTEAD, SURREY, SM7 3EE

DESCRIPTION:

A - External alterations including partial demolition to Banstead
Place for extra care assisted living accommodation (Class C2).
Demolition of modern additions within site boundary and
construction of part one and part two storey buildings for extra
care assisted living accommodation (Class C2), and new car
parking layout, and landscaping alterations within site boundary.
As amended on 16/02/2021 and on 24/02/2021.
B - The application seeks listed building consent for internal and
external alterations to enable conversion and refurbishment of
Banstead Place for extra care assisted living accommodation,
demolition of modern extensions to Banstead Place and
replacement with extra care residential accommodation and new
landscaping, internal and external alterations to enable
conversion and refurbishment of the Lodge for extra care
residential accommodation and ancillary buildings for associated
uses, demolition of modern buildings and ancillary structures
within the former walled garden and replacement with extra care
residential accommodation and new landscaping, and restoration
of existing Ha-Ha, reinstatement of woodland path and associated
landscape improvements. As amended on 16/02/2021 and on
24/02/2021.

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.
SUMMARY
These are applications for full planning permission (7A) and listed building consent
(7B) respectively.
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Banstead Place was formerly a charitable institution operating as a specialist
rehabilitation centre for young adults suffering from brain injuries. The site is now
vacant following the relocation of the Foundation to new premises in Leatherhead.
The proposal is for the use of the site for extra care assisted living accommodation,
and the provision of 54 units of accommodation on the site. The main building on
the site would be converted to the communal hub and 1 apartments. The modern
extensions to the east of the main building within the walled garden would be
demolished and two buildings would be erected to contain 22 one and two bedroom
apartments, each unit accessed externally with their own front door and private
garden area. Within the kitchen garden area, the modern buildings would be
demolished, and 3 x two storey buildings erected providing 18 one and two
bedroom apartments.
In addition, the Lodge and the stables located to the south-west of the main building
would be converted to dwelling units. A total of 44 car parking spaces would be
provided in various locations around the site, including 11 within an overflow car
park. The existing access to the site is to be re-used.
The main building occupying the site is a grade II* statutory listed building.
Sensitive internal and external alterations and extensions are proposed to facilitate
the conversion of the building. An application for listed building consent is also
included on this agenda.
The proposals also include the restoration of an existing Ha-Ha, the reinstatement of
woodland path and associated landscape improvements, including the re-provision
of an arboretum, a pear orchard and historic woodland management.
The proposals have been the subject of pre-application consultation with both the
Council and with Historic England. Negotiations with the applicants over the course
of both the pre-application consultation and the planning and listed building consent
applications has been undertaken and has resulted in a proposal which both the
Council and Historic England are able to support.
A key issue for the new proposal has been the size, scale and form of development
in the kitchen garden, though there have been a considerable number of smaller
issues, due to the size of the listed building and the number of features and
buildings within its grounds.
There are a number of positive elements in the scheme as well as neutral elements,
and it is concluded that the proposals are acceptable from a conservation viewpoint
as they preserve the Listed Building, its setting and the Conservation Area. The
demolition of the flat roof extensions is welcome, as well as the opening up of
circulation within the site. The demolition of the northern single storey extension to
the Banstead Place will be particularly welcome. Residential subdivision of a
Georgian house is always a challenging process, but subdivision of principal rooms
has been minimised, and there is the opportunity for greater clarity, from the
research process, of the former country house uses becoming more legible, such as
the library, billiard room and kitchen, subject to submission of suitable details.
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New development has been kept to the rear of the property and discussions have
focused on reducing the scale of the proposals. There has been commitment to
managing the arboretum to the north, though a Historic Garden Management Plan
will be required to gradually bring this wooded area back into good management.
There is a need for repairs to the kitchen garden walls and the ha-ha ditch which
has been committed to by the applicant and secured as part of the development.
In conclusion the development has preserved the heritage asset and enhanced
certain elements.
The site is located in the Green Belt and Core Strategy Policy CS3 and DMP Policy
NHE5, in line with the NPPF (2019), state the construction of new buildings will be
regarded as inappropriate in the Green Belt unless they fall within one of the listed
exceptions. It is considered that the site comprises previously developed land and
could therefore benefit from the exception set out in part G of NPPF para 145.
The proposals have been assessed with regards to their impact on the openness of
the Green Belt and it has been concluded that the proposals would have no greater
impact on openness than existing development and would not conflict with the
purposes of including land within the Green belt. Accordingly, it is considered that
the proposals would not constitute inappropriate development within the Green Belt.
The use of the site for extra care assisted living falls within the same use class, C2,
as the existing use of the site and is considered acceptable. The site is located
approximately 1km south of Banstead Village. However, the applicants state that
the average age of the residents is 83 and many are infirm and less mobile. As part
of the proposals significant levels of care would be provided to each residents and
other services provided including a shared vehicle for the use of residents.
The design of the new build elements has been carefully considered and
amendments to the finish of the proposed buildings are welcome and have resulted
in a form of development which is appropriate in terms of its scale and design.
The existing access into the site would be re-used. A total of 51 car parking spaces
(including 18 in an overflow car park) are proposed which is considered acceptable
and would provide sufficient parking for residents, staff and visitors.
A mix of dwelling sizes is proposed which would accord with adopted Policy. Each
unit would be designed to meet the relevant standards set out in the Nationally
Described Space Standards. Appropriate levels of cycle parking, buggy parking and
refuse storage would also be provided.
The Landscape Strategy submitted with the application is considered acceptable as
is the impact of the proposals on trees on the site. Further improvements would be
provided through an Historic Woodland Management Plan.
The proposals have been assessed with regards to their impact on bio-diversity,
energy and sustainability and are considered acceptable.
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Accordingly, planning permission and listed building consent are recommended
subject to conditions.
RECOMMENDATIONS
Subject to the completion of all documentation required to create a planning
obligation under Section 106 of the Town and Country Planning Act 1990 (as
amended to secure:
(i)

Occupancy Restrictions to Ensure Class C2 Use Classification. The
Use Class of the proposed development is Class C2. The Heads of
Terms to relate to occupancy restrictions to ensure that the land use
is such that it can be classified as Class C2 Use, and that it remains so
in perpetuity. The Operator will not permit any Extra Care Apartment to
be occupied by anyone who does not meet the definition of a
Qualifying Person, as set out by the S106 Definitions.

(ii)

A scheme for the operation of a development transport service
comprising a minimum of two vehicles which shall include the
destinations the service will travel to and from the site, hours of
operations, an operational time table, the terms on which the service
will be made available to the occupants of the development, their
families, visitors and staff.

(iii)

Contribution of £10,000 towards the provision of VAS, speed surveys
and improvements to existing static signs.

(iv)

The Council’s legal costs in preparing the agreement

8A – 20/02799/F - Planning permission is GRANTED subject to conditions.
8B – 20/02800/LBC - Listed building consent is GRANTED subject to conditions.
In the event that a satisfactorily completed obligation is not received by 31st October
2021 or such longer period as may be agreed, the Head of Places and Planning be
authorised to refuse permission for the following reason:
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Consultations:
Highway Authority: The County Highway Authority has assessed the application on
safety, capacity and policy grounds and is satisfied that the application would not
have a material impact on the safety and operation of the adjoining public highway
with respect of access, net additional traffic generation and parking. The County
Highway Authority therefore has no highway requirements subject to conditions
relating to the provision of the modified vehicular access and the parking spaces
and turning areas prior to occupation, the provision of electric vehicle charging
points to 11 spaces and the provision of cables to a further 11 spaces to enable
them to be fitted with charging points in the future, the provision of 14 cycle parking
spaces, the provision of a Travel Statement, the provision of pedestrian visibility
splays, and the provision of a Construction Transport Management Plan.
Conservation Officer – Banstead Place is a grade II* statutory Listed Building in
Banstead Conservation Area. There are a number of curtilage structures that have
the same protection as the listed building, including the ha-ha ditch, kitchen garden,
outbuildings, lodge etc. There is also a locally listed historic garden designation,
which covers much of the site and associated parkland.
Banstead Place is a house of mid-18th century appearance. The first reference to
Banstead Place is in 1702. By 1783 it is described as an “excellent modern built
brick dwelling house of 6 genteel rooms on a floor, adequate domestic offices,
coach house, stabling, shrubbery and gardens with a detached farm-house, large
barns and outbuildings.”
It worth noting the historic uses of the rooms in terms of the spatial order of
Banstead Place. The core of the house around the central entrance is where the
principal rooms for the owners were situated. The historic use of the house consists
of on the north side of the entrance hall and staircase, a double drawing room, with
later conservatory to the north and on the south side of the entrance hall and
staircase, a panelled library at the front and the dining room to the rear. Further to
the south side were the Georgian kitchen with Venetian window and ancillary
offices including towards the south east end, including the Servant’s Hall with the
bell to exterior. Around 1900 a billiard room was added on the south west corner.
The main Georgian features in terms of joinery are the staircase and the panelled
library, though skirting, dado rails and two fireplaces date from this period. The mid
18th century staircase was extended to the attic in the Regency period at which time
the southern garden bay was added to the south of the original Georgian garden
bay. In the 19th century the attic floor was added over the southern wing and
connected to the existing Georgian attic over the centre of the house. A large
nursery room was added on the south east side of this Victorian addition. There is a
quantity of Victorian plasterwork in the main rooms, some of which appears to have
been embellished from earlier plasterwork. A few fireplaces have survived, and the
doors are currently boarded over.
In the grounds is the walled garden, the lodge( a former filtration plant and
underground water reservoir, a rare feature, to reduce the chalkiness of the water),
the Georgian coach house and flint outbuilding. The historic garden to the north
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consists of an 18th century wilderness consisting of a Yew woodland to the west
side with Portuguese laurel and holly shrubbery boundary screen, a Victorian lawn
with ornamental trees on the east, and former orchard and pond to the north, but
suffering from self-seeded invasive sycamore and ash and in need of management,
and to the east of the house is former parkland and ha ha ditch. Sycamore is not a
native Surrey species and does not appear in records of the County before the early
19th century and problematic as a wind-blown species resulting in crowded or poorly
formed structure. To the south is a walled garden and site of John Motteux’s pear
orchard, who was a vice president of the (now Royal) Horticultural Society (and
responsible for the unusual reservoir).
From the 1950’s a number of single storey flat roof buildings were added, of a prefabricated nature as part of the current Queen Elizabeth Foundation use. In the
1990’s the walled garden was development with accommodation in a classical
style.
The current proposal follows roughly the same format as the recent extent
permission but with an increase in the size of the garden walk buildings. A key issue
for the previous proposal was the size, scale and form of development in the kitchen
garden, though there had been a considerable number of smaller issues, due to the
size of the listed building and the number of features and buildings within its
grounds.
Current discussions on other parts of the site had included the conversion of the
house in terms of detailing and subdivision, the car park locations, general historic
garden issues, which will need to be covered by a Historic Garden Management
Plan (the notes within the arboricultural report are insufficient for this purpose), the
form of the Garden walk housing to east of Banstead Place and the courtyard
buildings.
In what is now referred to as the arboretum, was historically the 18th century yew
wilderness woodland to the west, the Victorian lawn with specimen trees to the east,
an Edwardian orchard to north and associated features such as the ice house and
pond. The area has suffered from neglect and colonisation of sycamore, and a
Historic Garden Management Plan is needed to ensure how the garden will be
managed and pruned back in to a reasonable condition. This may take 10 to 20
years of routine maintenance for lawns and ground cover to return as light
conditions are improved with the woodland garden. The garden has suffered from
encroachment of self-seeded Sycamore, a tree did not occur in Surrey before the
19th century and the Ash will need to be monitored in terms of safety issue in
connection with Ash Dieback fungal infection. There is also a need to remove waste
and litter associated with the existing use that has accumulated in woodland
adjacent to the existing buildings.
The following heritage policies apply. The Planning (Listed Buildings & Conservation
Areas) Act 1990 requires a local planning authority to have special regard to the
desirability of preserving a listed building or its setting or any features of special
architectural or historic interest which it possesses. It also requires a local planning
authority to have special regard to the desirability of preserving or enhancing the
character or appearance of that area. The NPPF Part 16. “Conserving and
enhancing the historic environment” considers Statutory Listed Buildings and
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Conservation Areas to be designated heritage assets, and the grade II* status of the
listed building affords a higher level of protection. Whilst the historic garden listings
are generally local, in this case the designation is within the Conservation Area, and
curtilage and setting of the statutory listed buildings so would fall within these
designated heritage asset considerations.
There is a need to minimise harm to the Heritage Asset, irrespective of the level of
harm and any harm requires clear and convincing justification. Paragraph 194 of
NPPF notes that any harm to, or loss of, the significance of a designated heritage
asset (from its alteration or destruction, or from development within its setting),
should require clear and convincing justification.
The applicant has described the significance of the heritage assets as required
under NPPF paragraph 189 and the local planning authority has identified the
particular significance of the heritage asset. In considering the impact of a proposed
development, under paragraph 193, on the significance of a designated heritage
asset, great weight has been given to the asset’s conservation and harm has been
considered under paragraph 194 to 196. It is considered that the any harm is less
than substantial harm to the significance of a designated heritage asset, and this
harm has been weighed against the public benefits of the proposal. In accordance
with paragraph 200, the Local planning authority has looked at the opportunities for
the development to enhance or better reveal the significance of the Conservation
Area and setting of the heritage asset. Reigate and Banstead Policy CS4 : Valued
townscapes and the historic environment and Policy NHE9: Heritage assets have
similar considerations to the NPPF and the Act.
The negotiations have been complex due to the large size of the listed building and
its important II* listing. There are also a large number of curtilage features in the
grounds including the kitchen garden wall, the ha-ha ditch, the former coach house
and former lodge and underground reservoir, as well as the wilderness garden to
the north, now known as an arboretum.
There are positive elements in the scheme as well as neutral elements, which
balance any negative aspects of increase in built mass and height and combined
with having regard to an extent consent for a similar scheme, I would conclude the
proposals are acceptable from a conservation viewpoint as they preserve the Listed
Building, its setting and the Conservation Area. Positive elements include the
demolition of the flat roof extensions, as well as the opening up of circulation within
the site. The demolition of the northern single storey extension to the Banstead
Place will be particularly welcome. Residential subdivision of a Georgian house is
always a challenging process, but subdivision of principal rooms has been
minimised, and there is the benefit of the former country house uses becoming more
legible, such as the library, billiard room and kitchen, including restoration of
features and fireplaces.
New development has been kept to the rear of the property and discussions have
focused on reducing impact of new development. There has been commitment to
managing the arboretum to the north, though a Historic Garden Management Plan
will be required to gradually bring this wooded area back into good management.
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There is a need for repairs to the main house, kitchen garden walls and the ha ha
ditch which would be secured by condition.
In conclusion the development has preserved the heritage asset and enhanced
certain elements. The Council has given the required great weight to the
conservation of the heritage assets, and it is considered that harm has been
minimised by careful consideration of the impact on the historic fabric and reduction
of the scale of the proposed development, which has removed initial concerns about
the impact on the setting on the listed building and conservation area. The use of
appropriate high quality materials, design and detailing will be further ensured by
condition. It is hoped that the development will help to secure the long term viable
use and sustainable future of Banstead Place, in a manner consistent with its
conservation, and that the associated development now has an acceptable
relationship to Banstead Place as a heritage asset, and character of the surrounding
area.
Historic England – The current applications are for listed building consent and
planning permission to provide 54 one and two bedroom care assisted living units
(C2) both within the existing Grade II* listed building and constructed within new
dwellings within the Garden Walk and Kitchen Garden; conversion and
refurbishment of the Coach House, Stables and Lodge for accommodation; new car
parking and landscaping; the restoration of the existing Ha-Ha, reinstatement of
woodland paths and associated landscape improvements.
Historic England previously provided extensive advice on the recently consented
applications for listed building consent and planning permission (ref nos:19/00990/F
and 19/00991/LBC) at this site. The current proposals follow the main principles and
are broadly comparable with the extant scheme in terms of their scale and general
arrangement of development. Our response below therefore summarises our
previous position as well as providing advice on some of the changes to the
scheme.
In summary, we were generally supportive of the previous scheme, which we
considered delivered positive improvements to this site, by better revealing the
significance of the grade II* listed Banstead Place. We felt that there would be some
(less than substantial) harm caused by the proposed new development within the
setting of the main house, but the scheme represented a considerable improvement
on the current position. We advised that if the Local Authority was satisfied that the
harm had been avoided or minimised to the greatest extent possible by the design
of the development and the remaining harm is outweighed by public benefit, we
would support the application proceeding to determination.
Historic England Advice
Significance
Banstead Place is a grade II* listed mid-18th century Classical villa situated in the
Park Road/ Mint Road Conservation Area. Its landscaped grounds and historic
ancillary buildings and structures, though altered, also add to the significance of the
site. The grouping has aesthetic and historic value as a former country villa estate.
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There is also a locally listed historic garden designation, which covers much of the
woodland and associated parkland.
The site was up to very recently occupied by the Queen Elizabeth Foundation (QEF)
Neuro Rehabilitation Service, which offers support for adults following brain injury or
neurological illness. The facility was surplus to requirements and QEF have now
relocated the existing services at Banstead Place to a new consolidated facility with
wider services in Leatherhead.
The modern buildings associated with the use as a rehabilitation centre have
caused harm to the significance of the site. Although externally the former domestic
character of the house is still appreciable, the character of the setting is institutional
and the interior of the listed building shares that institutional character.
Policy
The National Planning Policy Framework provides the context for consideration of
development proposals that would affect designated heritage assets. Conservation
of heritage assets is given great weight in NPPF policies, commensurate with the
importance of the asset (para.193). Harm should be avoided, or minimised and any
remaining harm must be justified and weighed against the public benefits associated
with the proposal (paras.190, 194, 196). Local authorities are charged with looking
for opportunities for new development within the setting of heritage assets to
enhance or better reveal their significance (para.200).
Impact and Position
As with the extant permission, this scheme delivers enhancements to the
significance of the highly graded listed building; its setting and the character and
appearance of the Conservation Area. It proposes a layout and design that reestablishes a hierarchy of development within the site, with the prominence of the
main house reinstated and some former historic landscape features once again
being appreciable; removal of post war additions and extensions, reinstatement of a
formal arrangement of the landscaping more akin to its original character;
reinstatement of the conservatory, reinstatement of historic paths, increased
legibility of the estate, with key views reintroduced, and planting improvements to
the Arboretum to the north and orchard to the east.
The supporting documents state that the current scheme delivers some additional
benefits over the consented scheme by retaining more of the original plan form
through communal use of the principal rooms, removal of parking between Garden
Walk and the Walled Garden and removal of the consented single storey extension
to the rear of the Main House.
Overall, we consider that the proposals would enhance the significance of the highly
graded listed building, its setting and the character and appearance of the
Conservation Area.
However, from the landscape plans we can see that it is proposed to provide an
overflow car parking directly in front of the main house, whereas the extant scheme
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proposed a clear enhancement by removing parking from this location. In addition, it
is proposed to provide an additional 7 overflow car parking spaces between Garden
Walk and the Walled Garden.
Car parking to the front of the villa, introduced in the 1990s, obscures views of the
building detracting from its significance and the positive contribution it makes to the
Conservation Area. Historically the front of the building had a carriage sweep and
areas of landscaping softening the principal façade.
We therefore think that the provision of overflow parking in this area is a retrograde
step compared to the previous scheme, with the potential for cars to dominate the
frontage causing harm to the significance of the listed house and to the conservation
area. We recommend that alternative options to that along the frontage are explored
and a less harmful location identified.
We can also see that a buggy store is proposed at the front of the site which will add
to visual clutter and recommend that a more discrete location for this is found.
Further details on how the lifts are to be accommodated may also be required.
We are content to defer to the advice of the Local Authority with regards to suitability
of the precise details of this scheme and those that would need to be covered by
conditions, in order to ensure that any harm is avoided or minimised, as required by
the NPPF (190). We however highlight the following elements.
We appreciate that the submissions contain some details of the proposed
landscaping for the site and how areas are to be restored and treated. However, we
recommend the creation and implementation of a detailed landscape management
plan for the site which is informed by the historic planting arrangements. In line with
this we note from historic records that the woodland north of the site (which is a
locally listed historic garden) originally contained a Yew woodland garden, areas of
lawn, ornamental trees, an icehouse and pond. The landscape management plan
should therefore address the removal of invasive plant species, provide appropriate
replacement planting in the Arboretum, reinstatement or protection of historic
features and landscape character as well as reinstatement the orchard to the east of
the walled garden. The plan should also address how to control the introduction of
garden structures in the newly created landscape areas.
There is a need for repairs to the kitchen garden walls and the ha-ha ditch which
has been committed to by the applicant and will need to be secured as part of the
development.
In addition, the success of this scheme will rely on the use of high-quality materials
and detailing, re-instatement and repair of architectural features. Careful control will
be also required over the demolition of the modern extensions, so harm is not
caused to the listed building.
Conclusion
As with our advice on the extant scheme, whilst we think that the scheme will cause
some harm (less than substantial) as result of the proposed new development within
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the setting of the main house; the scheme represents a considerable improvement
on the current position.
Historic England would support the Local Authority in proceeding to determine the
application subject to the applicant addressing the issues identified above and any
that the Local Authority might have. This is to ensure that harm has been avoided or
minimised to the greatest extent possible by the design of the development. Any
remaining harm should then be outweighed by the public benefits.
Historic England supports the applications on heritage grounds subject to the issues
identified above being addressed.
In determining these applications you should bear in mind the statutory duty of
sections 16(2) and 66(1) of the Planning (Listed Buildings and Conservation Areas)
Act 1990 to have special regard to the desirability of preserving listed buildings or
their setting or any features of special architectural or historic interest which they
possess and section 72(1) of the Planning (Listed Buildings and Conservation
Areas) Act 1990 to pay special attention to the desirability of preserving or
enhancing the character or appearance of conservation areas.
Surrey CC Drainage and Flooding – The following documents submitted as part of
the above application have been reviewed and should be referred to as part of any
future submissions or discharge of planning conditions:
•

Flood Risk Assessment, SLR, February 2019, SLR Ref No: 425.08944.00002

We are satisfied that the proposed drainage scheme meets the requirements set out
in the aforementioned documents and are content with the development proposed,
subject to our advice below. Our advice would be that, should planning permission
be granted, suitably worded conditions are applied to ensure that the SuDS Scheme
is properly implemented and maintained throughout the lifetime of the development.
Thames Water – No objections
Environmental Health (Contaminated Land): There is some potential for asbestos
and ground contamination to be present on and or in close proximity to the
application site. As such, conditions to deal with the safe removal of asbestos,
contaminated land and an informative to provide additional guidance are
recommended.
Park Road Residents Association – Offer support for the proposals.
Representations:
Letters were sent to neighbouring properties on 14th January 2021, site notices were
posted on 12th March 2021 and both applications were advertised in the local press
on 28th January 2021.
No responses have been received.
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1.0

Site and Character Appraisal

1.1

The site comprises a vacant specialist rehabilitation centre offering
assessment, rehabilitation and education for young adults suffering from
brain injuries. The site was formerly occupied by the Queen Elizabeth’s
Foundation who have relocated to new premises near Leatherhead.

1.2

The site lies within countryside designated as metropolitan green belt.
Together with Place Farm, the Mint Public House and Mint Cottages, it forms
a small hamlet on Park Lane, otherwise surrounded by open farmland and
woodland. The hamlet is designated as part of Banstead Conservation Area.

1.3

Banstead Place is an early C18th grade II* listed mansion, but with a
courtyard of modern one storey buildings to the rear and further modern
single and two storey buildings in a former walled garden, which provide the
majority of accommodation on the site. An area of woodland screens the site
from the north, and farm buildings and the walled garden limit views from the
south. There are a number of mature trees on the site, forming part of the
grounds to Banstead Place.

1.4

To the front of the house is an unmarked surface car park which is bound by
a grass verge. There is a total of 36 car parking spaces in this location. To
the south of the car park is the Lodge building comprising of ground floor over
a vacant basement.

1.5

Banstead Place is a Grade II* listed building located within the Banstead
Conservation Area. A number of structures within the site a curtilage listed,
including the Lodge, a wall former kitchen garden to the south of the main
house and a flint ha-ha ditch to the east of the main house.

2.0

Added Value

2.1

The applicant entered into pre-application discussions with the Council
(PAM/20/00257). A scheme similar to the current application was proposed.
The Council’s response noted the previous planning permission and listed
building consent for the residential redevelopment of the site. The response
also noted that the proposal was for extra care housing and the accessibility
of the site for residents to local shops and services would need to be
addressed in any future submission.

2.2

It was noted that the site was within the Green Belt and advice was offered
on the need to demonstrate that the proposals would not have a greater
impact on openness than existing development, both in numerical terms and
through a visual appraisal. It was stated that a reduction in scale, bulk and
massing will be required to achieve an acceptable proposal. Further advice
on the scale bulk and design of the proposals was given.

2.3

It was also noted that the site was a Grade II* listed building within the
Banstead Conservation Area. Advice was given on the need for listed
building consent for all alterations to the main building as well as for works
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within the curtilage of the site. Further advice was also given in relation to the
extent of works proposed and to the form of the development. It was noted
that the site has significant tree interest and cover, with the site being located
within a conservation area and the Historic Park and Garden designation on
the site. Advice was given in relation to the location of parking and for the
restoration of woodland.
2.4

A second pre-application meeting was held in December 2018 to discuss
revised proposals for the site (PAM/20/00450). Specifically, detailed advice
was given on the internal conversion and restoration of the main building and
on the form of development proposed for the Garden Walk and for the
Kitchen Garden.

2.5

Improvements secured during the course of the application. The application
has been amended during the course of the application to respond to
comments made on the original submission by the Council’s Conservation
officer.

2.6

Further improvements could be secured through the use of conditions.

3.0

Relevant Planning and Enforcement History

3.1

19/00990/F and
19/00991/LBC

Change of use and external
alterations including partial
demolition to Banstead Place for
residential use; Demolition of
modern additions within site
boundary and construction of part
one and part two storey buildings for
residential use; and new access
created onto public highway, new
car parking layout, and landscaping
alterations within site boundary.
Internal and external alterations to
enable conversion and
refurbishment of Banstead Place for
residential use; Demolition of
modern extensions to Banstead
Place and replacement with
residential units and new
landscaping; Internal and external
alterations to enable conversion and
refurbishment of the Lodge for
residential use and ancillary
buildings for associated uses;
Demolition of modern buildings and
ancillary structures within the former
walled garden and replacement with
residential units and new
landscaping; and restoration of
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existing Ha-Ha, reinstatement of
woodland path and associated
landscape improvements. As
amended on 23/10/2019.
Confirmed lawful existing use of site
as a residential institution (Class
C2)
Single storey extension for
rehabilitation facility
Relocation and modification of
kitchen and dining facilities;
provision of welfare accommodation
with one new flat and the updating
of one existing flat

3.2

15/00871/CLE

3.3
3.4

07/02273/F &
07/02274/LBC
05/01896/LBC

4.0

Proposal and Design Approach

4.1

These are full and listed building applications for the use of Banstead Place
for extra care assisted living accommodation (Class C2). The applications
seek consent for the demolition of the modern additions to Banstead Place
within site boundary and the construction of part one and part two storey
buildings for extra care assisted living accommodation, a new car parking
layout, and landscaping alterations within site boundary. The proposals
comprise the provision of 54 one and two bedroom extra care apartments.

4.2

Internal and external alterations are proposed to the main building to enable
its conversion and refurbishment to create the communal hub and the
formation of 11 one and two bedroom extra care apartments. The original
orangery will be replaced in accordance with the extant permission, the
original household function rooms (the drawing room, dining room etc) would
be returned to similar use as part of the resident’s communal facilities.
Historic features, such as the fire places, the Georgian wardrobes and
cupboards would also be restored and retained.

4.3

To the east of the main building, the modern extensions to Banstead Place
would be demolished and it is proposed to erect two new buildings located
either side of the formal lawn with a ‘cloistered’ frontage. The two buildings
would contain 22 one and two bedroom apartments, each dwelling to be
accessed externally with their own front door and private garden. The first
floor dwellings would be accessed from an open terrace garden. Each
building would be identical and mirrored to create a formal focal garden and
view of the historic rear façade of the Main House. The buildings would be
finished using red brick to match the Main House with a slate pitched and
hipped roof.

4.4

Within the walled Kitchen Garden area to the south-east of the main building,
the modern buildings and ancillary structures would be demolished and
replaced with three using the footprint and massing of the extant approved
scheme as precedent for the design and siting. Each unit would have their
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own external front entrance, providing 18 one and two bedroom apartments.
The buildings would be designed using a combination of knapped flint and
red brick, in keeping with the predominant brick material used historically and
the use of flint within the stables. The roof would be finished with slate as was
approved in the previous permission.
4.5

Planning permission and listed building consent is also sought for the
conversion of the Lodge to a 2 bedroom unit with internal and external
alterations, and the conversion of the stables into separate one bedroom
units.

4.6

The landscaping proposals include the restoration of the existing ha-ha,
reinstatement of woodland path, a woodland management plan and
associated landscape improvement such as the restoration of the orchard
and opening up of the arboretum.

4.7

The existing access from Park Road will remain as the vehicular access to
the site. A total of 33 parking spaces would be provided, included 5
accessible spaces, together with another 18 overflow spaces. A dedicated
parking space for a minibus is provided along with a space for an ambulance.

4.8

The scheme would provide 14 cycle parking spaces of which 2 would be
visitor parking spaces provided as 2 Sheffield stands in the entrance of the
Main House. 10 secure cycle spaces would also be provided in the entrance
of the Kitchen Garden. Additionally, two mobility buggy / scooter parking
stores are proposed to be located adjacent to the Garden Walk entrance and
the entrance to the Walled Garden.

4.9

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.

4.10 Evidence of the applicant’s design approach is set out below:
Assessment

The character of the surrounding area is assessed as the
historic listed buildings on the site and the surrounding
historic garden and conservation area.
Site features meriting retention are listed as the heritage
assets including the Grade II* listed building, and other
heritage assets.

Involvement

The applicant has undertaken pre-application consultation
with the Council and with Historic England. Consultation
has also been undertaken with the local community.
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Evaluation

The other development options considered
alternative residential proposals for the site.

Design

The applicant’s reasons for choosing the proposal from
the available options were to ensure the retention and
restoration of the Grade II* listed building on the site, the
restoration of the historic garden and the retention and
restoration of other heritage assets, including the kitchen
garden wall.

Further details of the development are as follows:
Site area

2.2 ha

Existing use

Class C2 residential institution (Brain
Injury rehabilitation centre)]

Proposed use

Class C2 extra care housing

Existing parking spaces

36

Proposed parking spaces

33 (+ 18 overflow spaces)

5.0

Policy Context

5.1

Designation
Metropolitan Green Belt
Banstead Conservation Area
Grade II* listed building
Banstead Place Historic Park and Garden

5.2

Reigate and Banstead Core Strategy
CS1(Sustainable Development)
CS2 (Valued Landscapes and Natural Environment),
CS3 (Green Belt)
CS4 (Valued Townscapes and Historic Environment)
CS10 (Sustainable Development),
CS11 (Sustainable Construction),
CS14 (Housing Needs)
CS17 (Travel Options and accessibility)

5.3

were

Reigate and Banstead Development Management Plan 2019
DES1 (Design of New development)
DES7 (Specialist Accommodation)
DES8 (Construction Management)
TAP1 (Access, Parking and Servicing)
CCF1 (Climate Change Mitigation)
NHE1 (Landscape Protection)
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NHE2 (Protecting and enhancing biodiversity and areas of geological
importance)
NHE3 (Protecting trees, woodland areas and natural habitats)
NHE5 9 Development within the Green Belt)
NHE9 (Heritage Assets)
EMP5 (Local Skills and Training Opportunities)
INF3 (Electronic communication networks)
5.4

Other Material Considerations
National Planning Policy Framework
National Planning Practice Guidance
Supplementary Planning Guidance

Surrey Design
Local Distinctiveness Design Guide
Vehicle and Cycle Parking
Guidance 2018
Householder Extensions and
Alterations
Affordable Housing
Banstead Conservation Area
Appraisal

Other

Human Rights Act 1998
Community Infrastructure Levy
Regulations 2010

6.0

Assessment

6.1

The site was most recently used by the QEF Neuro Rehabilitation Service
which offered neuro-habilitation and transitional support for adults following
brain injury or neurological illness. The QEF have relocated to a new
consolidated facility with wider services in Leatherhead.

6.2

In 2015, a certificate of lawful existing use was granted which has confirmed
the existing use of the site as a rehabilitation clinic with residential stay
accommodation forms a residential institution (Planning Use Class C2). As
such it is not considered to form a community use such that DMP Policy INF2
is not relevant to the consideration of the proposal. Subject to the provision of
an acceptable replacement scheme, the principle of the use of the site for
assisted extra care accommodation, which also falls within use class C2
would be acceptable. In order to ensure that the site and buildings remain in
the Class C2 use, it is proposed that a clause be included within a proposed
section 106 agreement to restrict the use of the site to extra care
accommodation within use class C2.
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6.3

The site is located within the Metropolitan Green Belt. National and Local
Policy requires that in order to preserve the openness of the Green Belt,
planning permission should not be granted for development that is
inappropriate unless justified by very special circumstances.

6.4

The main issues to consider are:
•
•
•
•
•
•
•
•
•
•
•
•

The principle of new buildings in the Green Belt
Specialist Housing
Design appraisal
Heritage Impact
Highways
Trees
Landscape Strategy
Energy and Sustainability
Impact on bio-diversity
Neighbours amenity
Standard of Accommodation
Flooding and drainage

The principle of new buildings in the Green Belt
6.5

The site is located in the Green Belt and Core Strategy Policy CS3 and DMP
Policy NHE5, in line with the NPPF (2019), state the construction of new
buildings will be regarded as inappropriate in the Green Belt unless they fall
within one of the listed exceptions.

6.6

Para.143 of the NPPF states that inappropriate development is, by definition,
harmful to the Green Belt and should not be approved except in very special
circumstances. Para.145 sets out a number of exceptions to this, including as
section G, limited infilling or the partial or complete redevelopment of
previously developed land, whether redundant or in continuing use (excluding
temporary buildings), which would not have a greater impact on the openness
of the Green Belt than the existing development.

6.7

Core Strategy Policy CS3 states that planning permission will not be granted
for inappropriate development in the Green Belt, unless very special
circumstances exist which clearly outweigh the potential harm to the Green
Belt.

6.8

DMP Policy NHE5 part 2 relates to replacement buildings. The policy states
that replacement buildings in the Green Belt will be permitted where:
a. the existing building is lawful and permanent
b. the building proposed is for the same use as that which it is replacing
c. the design of the building and any associated landscaping proposals
respects the character of the area and openness of the Green Belt
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d. the proposed building is not materially larger than that which it is
replacing taking account of the footprint, floor area, massing, bulk and
height of the replacement building; and
e. the building would be sited on or close to the position of the original
building unless an alternative location within the curtilage materially
reduces impact on the openness of the Green Belt.
6.9

The applicants have put forward the argument that the site constitutes
‘previously developed land’ and could therefore benefit from the exception set
out in part G of NPPF para 145. The definition of previously developed land
is set out in Annex 2 of the NPPF and states as follows:
Land which is or was occupied by a permanent structure, including the
curtilage of the developed land (although it should not be assumed that
the whole of the curtilage should be developed) and any associated fixed
surface infrastructure. This excludes: land that is or was last occupied by
agricultural or forestry buildings; land that has been developed for
minerals extraction or waste disposal by landfill, where provision for
restoration has been made through development management
procedures; land in built-up areas such as residential gardens, parks,
recreation grounds and allotments; and land that was previously
developed but where the remains of the permanent structure or fixed
surface structure have blended into the landscape.

6.10 The site is occupied by permanent structures and does not fall into one of the
exclusions. It is therefore considered to comprise of previously developed
land. With regards to the impact on openness, the National Planning Practice
Guidance published advice on the assessment of openness in the Green Belt
in July 2019. It states that “assessing the impact of a proposal on
the openness of the Green Belt, where it is relevant to do so, requires a
judgment based on the circumstances of the case. By way of example, the
courts have identified a number of matters which may need to be taken into
account in making this assessment. These include, but are not limited to:
• openness is capable of having both spatial and visual aspects – in
other words, the visual impact of the proposal may be relevant, as
could its volume;
• the duration of the development, and its remediability – taking into
account any provisions to return land to its original state or to an
equivalent (or improved) state of openness; and
• the degree of activity likely to be generated, such as traffic generation.”
6.11

Each of these issues is discussed in turn below.

Spatial Impact
6.12 The proposed development would result in a reduction in the amount of built
development on the site, in terms of the footprint of development, the
floorspace of development and the volume of buildings. Existing buildings on
the site cover a footprint of 3,680sqm whilst the proposed development would
cover a footprint of 2,511sqm, a reduction of 1,169sqm. The gross internal
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floor area of existing buildings amounts to 4,022sqm, whilst the proposed
development would have a gross internal floor area of 3,597sqm, a reduction
of 425sqm. The volume of existing buildings on the site amounts to
14,832cu.m, whilst the volume of the proposed buildings would amount to
13,939cu.m, a reduction of 893cu.m. In spatial terms, therefore, the proposed
development would have no greater impact on the openness of the Green
Belt than existing development.
Visual Impact
6.13 In support of the proposals, the applicants have submitted a Landscape and
Visual Appraisal. The Appraisal provides an assessment of the visual impact
on the proposed development and identifies three main views, from Park
Road with views towards the main building and towards the walled garden
and from public footpath no 18 looking south west across open land towards
the rear of the main building.
6.14 With regards to the views of the main building from Park Road, the Appraisal
considers that the view from Park Road to the Mansion would be significantly
enhanced by the relocation of car parking away from the historic frontage, the
removal of trees that obstruct the view and the removal of insensitive 20th C
buildings. The mansion will once again be visible and a defining feature of the
character of the area. With regards to views of the walled garden from park
Road, the Appraisal notes that the walls of the Walled Garden would be
retained and made good, and new lower buildings will replace the existing
buildings within the Walled Garden, resulting in a moderately beneficial effect.
6.15 From the east, there are oblique rising views of the main building from public
footpath no. 18 with the main building flanked and backed by a woodland that
forms the skyline. The view of the building diminishes as the footpath
descends. The proposed residential buildings within the Garden Walk area
which would replace the existing modern buildings would be read as
contiguous with the walled garden and the main building. It is considered that
this would have a moderate visual impact on the character of the site.
6.16 In light of these comments, it is considered that the proposals would have an
acceptable visual impact on this Green Belt location.
Duration of Development
6.17 The PPG refers to the duration of the development, and its remediability –
taking into account any provisions to return land to its original state or to an
equivalent (or improved) state of openness. In this case, the proposed
development would comprise of permanent structures which in general terms
would be replacing existing permanent structures. It is considered that on
this point, the proposed development would have a neutral impact on the
Green Belt.
Degree of activity likely to be generated
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6.18 The existing site is in use as a Brain Injury Remediation centre. The
application is accompanied by a Transport Statement which provides an
assessment of the traffic generated by the existing use. Over a 12-hour
period it was found that there were some 129 movements vehicle movements
at the site entrance. The Transport Assessment goes on to state that trip
rates have been obtained for extra care housing and a net traffic impact
assessment has been undertaken. This demonstrates that over a 12-hour
period there will be some 29 fewer vehicles using the site entrance and
egress. Therefore, the proposed development would not have any additional
impact on the local highway network. The degree of activity is therefore
considered to be broadly similar between the existing and proposed uses.
Purposes of including land within the Green Belt
6.19 There are 5 purposes listed in paragraph 134 of the NPPF. Of the 5 listed, it
is considered that two are relevant, namely a) and c). Purpose (a) states that
land is included within the Green Belt to check the unrestricted sprawl of
large built-up areas. The built-up area of Banstead is location to the north of
the site. This site is separated from the built up area and is surrounded by
open Green belt protected land. There is a small pocket of residential
development to the west. The proposed development would be concentrated
on the footprint of exiting built development would not result in any spiral of
building form beyond the confines of the previously developed land. In this
regard, the proposals would not conflict with part (a).
6.20 Purpose (c) states that land is included within the Green Belt to assist in
safeguarding the countryside from encroachment. The development would
be contained on the existing footprint of development and would not encroach
onto open land. In this regard, the proposals would not conflict with part (c).
6.21 In light of these comments, it is considered that the proposals would qualify
as an exception under the terms of NPPF paragraph 145 (G) and would not
comprise inappropriate development within the Green Belt. The proposals
would therefore accord with Core Strategy Policy CS3 and with DMP Policy
NHE5.
Specialist Housing
6.22 DMP Policy DES7 states that the Council will support proposals for
accommodation suitable for the elderly that are easily accessible to shops,
public transport, community facilities and services appropriate to the needs of
the intended occupiers. Furthermore, Policy CS14 (Housing needs of the
community) of the Core Strategy states that the Council will encourage the
provision of housing for the elderly, and for people with social mobility,
accessibility, and support needs in sustainable locations where appropriate
whilst avoiding an undue concentration in any location. The policy also states
that the Council will work with partners such as Surrey County Council and
health providers to identify suitable sites for specialist housing.
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6.23 As stated earlier within this Statement, the site has most recently been used
as a rehabilitation centre (Use Class C2) for the QEF, which offers neurorehabilitation and transitional support for adults following brain injury or
neurological illness.
6.24 The proposed development would continue the existing C2 use on site in the
form of providing extra care assisted living accommodation. The proposed
accommodation would comprise of one and two bedroom apartments, with a
range of on-site services and communal facilities. The apartments would only
be available for rent to people over the age of 65. The applicants state that
they provide their services from a number of other sites and provide
integrated outsourced nursing care (registered with the Care Quality
Commission) and associated communal and support services 24 hours a
day. As part of their rental package, each resident is entitled to up to 84 hours
of care each week, including staff located on the premises at all times of the
day and night. On entry, the typical Birchgrove residential is on average 83
years of age. The applicants state that new residents will have taken the
decision to move in with to this type of facility because their mobility, health
needs and social circumstances to mean that it has become harder to live
independently in their previous home.
6.25 Banstead Place is situated approximately 0.4 miles south east of Banstead
town centre, which contains a range of shops, restaurants and community
uses, including Banstead Community Hall. Given the proximity to the town
centre, the future residents would be well served in terms of access to local
amenities, by private car, buggy / scooter, or on-site mini-bus for the less
mobile residents.
6.26 The applicants state that the average age of a resident is currently 83 years
old and the reality is that most residents are not sufficiently mobile such that
access on foot to local services is not a pre-requisite, even if the facility were
to be situated immediately adjacent to the main services and amenities of
Banstead High Street. As such, it is not considered that the Site’s location to
the south of Banstead should be a constraint on the development and at 0.4
miles distant from the village centre it is reasonably accessibly located.
6.27 In support of the proposals, and as part of the care package, the applicants
would provide a number of services and strategies to ensure that residents
would have access to amenities. This includes the provision of an on-site
dedicated shuttle vehicle which will provide a regular, on-demand service for
those wanting to use local services on Banstead High Street and further
afield. A parking space would be reserved for this vehicle.
6.28 In light of these comments it is considered that the site would be suitable for
the use proposed as extra care housing and would provide a high quality
living environment for residents. In this regard, the proposals would accord
with DMP Policy DES7.
6.29 In relation to the need for extra care accommodation in the borough, to inform
the DMP, the Policy team undertook two Housing for Older People evidence
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studies – Housing for Older People (June 2016) to inform Regulation 18
Consultation and Housing for Older People (October 2017) to inform
Regulation 19 Publication and submission.
-

-

The Housing for Older People (June 2016) report used the Housing
LIN model and two population projections (2014-based ONS
population projections and POPGROUP dwelling constrained
population projections reflecting the Core Strategy housing
requirement to deliver 460 dwellings per annum) to identify a need for
392-408 extra care units.
The Housing for Older People (October 2017) report does not
supersede the previous report but instead updates relevant parts of
this report taking into consideration conversations with Surrey County
Council and Surrey County Council’s Accommodation with Care and
Support – Older People Report (2016) which taking into consideration
Surrey specific circumstances identifies lower ratios of beds required
per population. Taking into consideration two scenarios (maintaining
the geographic variance and evening out the capacity across Surrey) it
identifies the need for 80 extra care units.

6.30 Surrey County Council published a Commissioning Statement in April 2019
entitled ‘Accommodation with care, residential and nursing care for older
people’. In this document, it identifies extra care accommodation being in
greatest shortage in the Borough. As a strategy, the County Council aims to
address this shortage “because the increasing availability of attractive extra
care options will reduce the likelihood of older people moving directly into a
care home as their care needs increase. This is because extra care gives
older people the opportunity to live in settings which are designed with
increasing needs in mind, with shared facilities which encourage community
living, and with care and support readily available should they need it” (page
4).
6.31 The future demand in the Borough for extra care accommodation is expected
to be for 410 units in 2025 and 507 units in 2035. At present, supply only
comprises 60 units at Anvil Court in Horley and therefore there is a significant
shortfall. The recent grant of planning permission at the former Legal and
General headquarters in Kingswood would provide a further 270 units which
will help meet an element of this identified demand, there would still be an
identified shortfall against the 2025 targets.
6.32 The proposed development will address the requirement for extra care
accommodation by providing a rental model extra care scheme to allow older
people more flexibility and choice when taking the decision to move into an
extra care development.
6.33 Further evidence on the need for extra care accommodation has been
provided by the applicants who have submitted a Needs Assessment. The
applicants assessment concurs with the findings of the Surrey County
Council Commissioning Statement but, in addition to quantifying a need in the
borough, it has identified a specific and far greater need for extra care
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accommodation with a five mile radius of the site. Indeed, within this radius, it
is estimated that there is a need for 950 extra care units by the time of the
year 2023.
6.34 In light of these comments, it is considered that the need for the extra care
accommodation has been demonstrated and that part of the need could be
satisfactorily met at Banstead Place.
Design appraisal
6.35 DMP Policy DES1 relates to the Design of New Development and requires
new development to be of a high quality design that makes a positive
contribution to the character and appearance of its surroundings. New
development should promote and reinforce local distinctiveness and should
respect the character of the surrounding area. The policy states that new
development will be expected to use high quality materials, landscaping and
building detailing and have due regard to the layout, density, plot sizes,
building siting, scale, massing, height, and roofscapes of the surrounding
area, the relationship to neighbouring buildings, and important views into and
out of the site.
6.36 The proposals also seek planning permission for the erection of 2 x two
storey buildings in the Garden Walk area to the east of the main building.
This would comprise of two blocks aligned perpendicular to the rear elevation
of the main house comprising 22 one and two bedroom apartments, each unit
to be accessed externally with their own front door and private garden. The
first floor dwellings would be accessed from an open terrace garden. Each
building would be identical and mirrored to create a formal focal garden and
view of the historic rear façade of the Main House. The buildings would be
finished using red brick to match the Main House with a slate pitched and
hipped roof.
6.37 The proposed location of the terraces reflects advice given at pre-application
stage by the Council and by English Heritage to ensure that the dwellings
frame a re-instated formal lawn to the rear of the main building and allow
views of the rear elevation. The scale of the buildings and the proposed use
of materials would be subservient to the main house and deferential to its
importance in the landscape. The proposals represent an improvement over
the existing relationship of modern and original buildings on the site.
6.38 Within the walled kitchen garden area, the existing single and two storey
buildings would be replaced by three x 2 storey buildings arranged in an Lshape, providing 18 one and two bedroom apartments. The proposed layout
takes on board the advice given at pre-application stage by the Council and
Historic England to reflect the historic layout of the former kitchen garden with
a proposed perimeter path within the walls, a layout which reveals the most
historic part of the garden walls and allows other paths to be reinstated and
linked to the restored historic landscape. The removal of the car parking
from the walled garden represents a positive benefit to the character and
appearance of this part of the site. The buildings would be designed using a
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combination of knapped flint and red brick, in keeping with the predominant
brick material used historically and the use of flint within the stables. The roof
would be finished with slate as was approved in the previous permission.
6.39 The proposed palette of materials, which includes knapped flint and slate tiles
to the roof, would be complementary to other buildings within and adjoining
the walled garden and would provide an acceptable external appearance to
the new buildings.
6.40 Within the stable yard, a number of outbuildings, including the Lodge and The
Stables are retained and converted to extra care units.
6.41 The main area for parking would be located on the northern and southern
sides of the main house and along the site access. The area proposed for
the main parking area was chosen a due to the limited impact on trees and in
order to reduce the amount of car parking in front of the main house. Areas
of overflow parking are also proposed in the landscaped area between the
Kitchen Garden and the Garden Walk, and in the southern part of the
woodland.
6.42 In conclusion, it is considered that the proposal would result in improvements
to the character and appearance of the site.
The removal of the
unsympathetic modern additions and their replacement with sensitively
designed dwellings, together with the careful restoration of the main building
would result in significant heritage benefits which would preserve its character
and the setting of an important building of special architectural and historic
interest.
Heritage Impact
6.43 Banstead Place is a grade II* Listed Building in Banstead Conservation Area.
There are a number of curtilage structures that have the same protection as
the listed building, including the ha-ha ditch, kitchen garden, outbuildings,
lodge etc. There is also a locally listed historic garden designation, which
covers much of the site and associated parkland. Banstead Place is a house
of mid-18th century appearance. The first reference to Banstead Place is in
1702. By 1783 it is described as an “excellent modern built brick dwelling
house of 6 genteel rooms on a floor, adequate domestic offices, coach house,
stabling, shrubbery and gardens with a detached farm-house, large barns and
outbuildings.”
6.44 The Council’s Conservation and Heritage Officer states that it is worth noting
the historic uses of the rooms in terms of the spatial order of Banstead Place.
He states that the core of the house around the central entrance is where the
principal rooms for the owners were situated. The historic use of the house
consists of on the north side of the entrance hall and staircase, a double
drawing room, with later conservatory to the north and on the south side of
the entrance hall and staircase, a panelled library at the front and the dining
room to the rear. Further to the south side were the Georgian kitchen with
Venetian window and ancillary offices including towards the south east end,
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including the Servant’s Hall with the bell to exterior. Around 1900 a billiard
room was added on the south west corner.
6.45 It is also noted that the main Georgian features in terms of joinery are the
staircase and the panelled library, though skirting, dado rails and two
fireplaces date from this period. The mid-18th century staircase was extended
to the attic in the Regency period at which time the southern garden bay was
added to the south of the original Georgian garden bay. In the 19th century
the attic floor was added over the southern wing and connected to the
existing Georgian attic over the centre of the house. A large nursery room
was added on the south east side of this Victorian addition. There is a
quantity of Victorian plasterwork in the main rooms, some of which appears to
have been embellished from earlier plasterwork. Fireplaces have generally
not survived. and the doors are currently boarded over.
6.46 In the grounds is the walled garden, the lodge (a former filtration plant and
underground water reservoir, a rare feature, to reduce the chalkiness of the
water), the Georgian coach house and flint outbuilding. The historic garden to
the north consists of an 18th century wilderness Yew woodland and Victorian
wooded garden in need of management, and to the east former parkland and
ha-ha ditch. To the south is a walled garden and site of John Motteux’s pear
orchard, who was a vice president of the (now Royal) Horticultural Society
(and responsible for the unusual reservoir).
6.47 From the 1950’s a number of single storey flat roof buildings were added, of a
pre-fabricated nature as part of the current Queen Elizabeth Foundation use.
In the 1990’s the walled garden was development with accommodation in a
classical style.
6.48 The key issue for the new proposal has been the size, scale and form of
development in the kitchen garden, though there have been a considerable
number of smaller issues, due to the size of the listed building and the
number of features and buildings within its grounds.
6.49 Officers have undertaken discussions with the applicants with regards to
other parts of the site which have included the conversion of the house in
terms of detailing and subdivision, the car park locations, which has now
been resolved and avoids the historic Yew trees, general historic garden
issues, which can be covered by a Historic Garden Management Plan, the
form of the Garden walk housing to east of Banstead Place, the conversion of
the front lodge and its unusual former underground reservoir, and the
retention of the Georgian roof above the south wing, which is now being
retained.
6.50 In what is now referred to as the arboretum, historically the 18th century yew
wilderness woodland, the Victorian wooded garden and associated features
such as the ice house and pond. The area has suffered from neglect and
colonisation of sycamore, and a Historic Garden Management Plan is needed
to ensure how the garden will be managed and pruned back in to a
reasonable condition. This may take 10 to 20 years of routine maintenance
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for lawns and ground cover to return as light conditions are improved with the
woodland garden.
6.51 The following heritage policies apply. The Planning (Listed Buildings &
Conservation Areas) Act 1990 requires a local planning authority to have
special regard to the desirability of preserving a listed building or its setting or
any features of special architectural or historic interest which it possesses. It
also requires a local planning authority to have special regard to the
desirability of preserving or enhancing the character or appearance of that
area. The NPPF Part 16. “Conserving and enhancing the historic
environment” considers Statutory Listed Buildings and Conservation Areas to
be designated heritage assets. Whilst the historic garden listings are
generally local, in this case the designation is within the Conservation Area,
and curtilage and setting of the statutory listed buildings so would fall within
these designated heritage asset considerations.
6.52 The applicant has described the significance of the heritage assets as
required under NPPF paragraph 189 and the local planning authority has
identified the particular significance of the heritage asset. In considering the
impact of a proposed development, under paragraph 193, on the significance
of a designated heritage asset, great weight has been given to the asset’s
conservation and harm has been considered under paragraph 194 to 196. It
is considered that the any harm is less than substantial harm to the
significance of a designated heritage asset, and this harm has been weighed
against the public benefits of the proposal. In accordance with paragraph 200,
the local planning authority has looked at the opportunities for the
development to enhance or better reveal the significance of the Conservation
Area and setting of the heritage asset. Reigate and Banstead Policy CS4:
Valued townscapes and the historic environment and Policy NHE9: Heritage
assets have similar considerations to the NPPF and the Act.
6.53 The negotiations have been complex due to the large size of the listed
building and its important II* listing. There are also a large number of curtilage
features in the grounds including the kitchen garden wall, the ha-ha ditch, the
former coach house and former lodge and underground reservoir, as well as
the wilderness garden to the north, now known as an arboretum.
6.54 There are a number of positive elements in the scheme as well as neutral
elements, and it is concluded the proposals are acceptable from a
conservation viewpoint as they preserve the Listed Building, its setting and
the Conservation Area. The demolition of the flat roof extensions is welcome,
as well as the opening up of circulation within the site. The demolition of the
northern single storey extension to the Banstead Place will be particularly
welcome.
Residential subdivision of a Georgian house is always a
challenging process, but subdivision of principal rooms has been minimised,
and there is the opportunity for greater clarity, from the research process, of
the former country house uses becoming more legible, such as the library,
billiard room and kitchen, subject to submission of suitable details.
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6.55 New development has been kept to the rear of the property and discussions
have focused on reducing the scale of the proposals. There has been
commitment to managing the arboretum to the north, though a Historic
Garden Management Plan will be required to gradually bring this wooded
area back into good management. There is a need for repairs to the kitchen
garden walls and the ha-ha ditch which has been committed to by the
applicant and secured as part of the development.
6.56 In conclusion the development has preserved the heritage asset and
enhanced certain elements. The Council has given the required great weight
to the conservation of the heritage assets, and it is considered that harm has
been minimised by careful consideration of the impact on the historic fabric
and reduction of the scale of the proposed development, which has removed
initial concerns about the impact on the setting on the listed building and
conservation area. The use of appropriate high quality materials, design and
detailing will be further ensured by condition. It is hoped that the development
will help to secure the long term viable use and sustainable future of
Banstead Place, in a manner consistent with its conservation, and that the
associated development now has an acceptable relationship to Banstead
Place as a heritage asset, and character of the surrounding area.
Highway matters
6.57 Policy TAP1 of the Development Management Plan 2019 requires new
development to demonstrate that it would not adversely affect highways
safety or the free flow of traffic, that it would provide sufficient off-street
parking in accordance with published standards and that it would constitute
development in a sustainable location.
6.58 The application proposes a total of 51 car parking spaces, which includes 18
spaces within an overflow car parking to the north of the main building. The
parking would be available for residents, staff and visitors.
6.59 In support of the proposals, it is stated by the applicants that they operate a
different model to other extra care developments as unlike other extra care
schemes, Birchgrove operates a 100% rental model. They state that this
model means that many of the residents who move in are a lot older than
those in a typical extra care scheme. Although Birchgrove developments are
available to those aged over 65, the average age of residents is 82-84 years
old and therefore the level of car ownership will be much lower than typical
extra care schemes.
6.60 The applicants have drawn attention to one of their other schemes in Sidcup
in Kent, which although slightly different in terms of the character of its
location currently has 41 residents, but that only 8 residents in total own and
keep a car, or approximately 20%. It should be noted however, that the site at
Sidcup is located approximately 0.5 miles to the south of Sidcup town centre
in a more sustainable location than Banstead Place.
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6.61 Notwithstanding the above, to take into account that the site is located in a
less sustainable area in comparison to Sidcup, it has been assumed that up
to 30% of residents are likely to own a car and require a parking space. This
would equate to 16 spaces being used by residents.
6.62

With regards to staff parking, the applicants have provided information on the
number of staff who would work at the site, both full time, part time and
visiting staff such as a hairdresser, cleaners, carers and catering staff. A total
of 17 staff are identified, but as a worse-case scenario, a total of 11 staff
members could be on site at any one time when considering the number of
peak staff. However, due to shift patterns and the frequency of visits, typically
it is expected that only 6-7 members of staff will be on shift at any one time.
The car park would provide a total of 33 spaces within an additional 18
spaces in the overflow car park. The amount of parking proposed would
therefore be able to accommodate the worst case scenario of the number of
staff which could be on site at one time.

6.63 With regards to visitor parking, the applicants state that it is their experience
that providing circa 0.1 spaces per apartment for visitors is an appropriate
provision. This allows for approximately 10% of residents to have visitors at
the same time. Based on 54 units, a total of 5-6 visitor spaces should be
provided.
6.64 Based on the information noted above, the following total parking provision
would be required:
•
•
•

Staff Parking – a maximum of 11 spaces at any one time
Residential Parking – 16 spaces based on a 30% uptake
Visitor Parking – 6 spaces based on 0.1 spaces per unit

6.65 Surrey County Council Highways team has reviewed the proposals and
commented on the originally submitted plans. The existing access into the
site is to be re-used but modified to provide pedestrian visibility splays.
6.66 They note that the proposal seeks to provide a total of 51 car parking spaces
and that it has been confirmed that the maximum number of staff expected to
be on site at any one time is 11. This would result in a remainder of 40 car
parking spaces being available for residents and visitors. They state that the
remaining car parking spaces would result in the equivalent of 0.74 car
parking spaces per unit. This is an increased provision of car parking spaces
in comparison to the initial 33 car parking spaces originally proposed, which
would have resulted in the equivalent of 0.61 of a parking space per unit
based on a similar site located within an urban location (Birchgrove Sidcup
Development). The increased car parking provision is likely to accommodate
all of the car parking demand expected, without resulting in the need for onstreet car parking to take place. The County Highway Authority (CHA) is
satisfied that the increase in parking and the anticipated age of occupants of
the site, along with the proposed mini bus service, would result in parking
demand being contained within the site.
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6.67 They go on to note that the NPPF 2019 states that local planning authorities
should support a pattern of development which, where reasonable to do so,
facilitates the use of sustainable modes of transport, and that developments
should be located where practical to give priority to pedestrian and cycle
movements, and have access to high quality public transport facilities. The
NPPF does, however, recognise that opportunities to maximise sustainable
transport solutions will vary from urban to rural areas.
6.68 The CHA considers that the application site is not an ideal location in
sustainable transport terms for new residential use, as it is not easily
accessible by modes of transport other than the private car. It is not located
within a reasonable walking distance from key services and facilities such as
jobs, shops, schools, health and leisure facilities. The nearest bus stop is
approximately 0.83km to the North, whilst the nearest Rail Station is
approximately 1.75km as the crow flies to the South.
6.69 Both of these distances exceed the desirable recommendations found within
the Chartered Institute of Highways and Transportation guidance, Providing
for Journeys on Foot (2000) which was developed to support the
government’s advice on Encouraging walking: advice to local authorities
(2000). While a further document, Planning for Walking (CIHT, 2015) has
been released this does not provide any indication of recommended,
desirable or acceptable distances by which the CHA can measure and as
such is used as a supporting information reference only.
6.70 Residents of the proposed residential use would therefore be heavily
dependent on the private car for access to normal day to day services and
facilities, hence the development would be contrary to the sustainable
transport objectives of the NPPF.
6.71 Notwithstanding this advice, however, the CHA acknowledges that there are
three
dimensions to sustainable development - economic, social and
environmental - hence the sustainability of the site should not be assessed
purely in terms of transport mode and distance. It is also acknowledged that
planning policy does permit the conversion and re-use of buildings in the
Green Belt and hence some developments will not be able to meet the
requirements of locational and transport policies. Therefore, it is for the Local
Planning Authority to weigh up the CHA's sustainable transport advice
against the other policies in the NPPF and the Core Strategy, particularly
those relating to rural areas, in order to determine whether or not the
proposed development would be sustainable in its wider sense.
6.72 However, to offset some of this concern, the developer has agreed to provide
a bespoke transportation service for residents to assist with day to day
journeys to and from the site. Whilst this does not fully mitigate the
sustainable transport concerns regarding the location of the development
site, it does overcome some of the locational issues of the development
relative to the sustainable transport aims of the NPPF.
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6.73 As noted above, the applicants state that the average age of a resident is
currently 83 years old and the reality is that most residents are not sufficiently
mobile such that access on foot to local services is not a pre-requisite, even if
the facility were to be situated immediately adjacent to the main services and
amenities of Banstead High Street. As such, it is not considered that the
Site’s location to the south of Banstead should be a constraint on the
development.
6.74 In light of these comments it is considered that the proposals would not have
harmful impact on the local highway network and would accord with DMP
policy TAP1.
Trees and Landscaping
6.75 Policy NHE3 advises that unprotected but important trees, woodland and
hedgerows with ecological or amenity value should be retained as an integral
part of the development.
6.76 The application is supported by a Tree Survey and an Arboricultural Report
which sets out the tree removal and other works to trees that would be
undertaken in order to facilitate the proposed development. The report
confirms that 2 Category B trees, 39 category C trees and 18 Category U
trees would be removed, together with 5 Category C groups and 1 Category
C group partially removed.
6.77 The tree officer was consulted on the proposal in order to assess the
proposed development against impact upon existing trees and vegetation. No
objection has been raised and subject to conditions relating to landscaping
and tree protection.
6.78

The tree officer has also confirmed his agreement with comments made by
the conservation officer regarding the information relating to historic garden
management plan (HGPM) in the arboricultural report, the information is basic
and requires input from a suitably qualified person. The HGPM will require
contribution from the retained arboricultural consultant who will provide
guidance on which trees should be removed and this may require the removal
of A and B grade trees over an agreed time to restore the garden back to its
original condition. As long as the conservation officer agrees with the HGPM
report, I would also be support it.

6.79

He also states that the use of woodchip on the woodland floor would be
harmful to the understorey and restoration of the lawn and should be
removed. Ash dieback will be a factor on the tree removal and where trees
pose a risk to pedestrians should be removed as a matter of urgency. The
tree officer has also states that the woodland management plan identified trees
to be removed that will enable the long term objectives to restore the garden
to be met. The report has identified the need for the location of the
underground services to be provided. In order to ensure this information is
secured a finalised tree protection condition is recommended in the event that
planning permission is to be granted.
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Landscape Strategy
6.80 The landscape proposals are intended to enhance the setting of the Grade II*
Listed Main House whilst meeting the needs of the proposed residential
development. Historic circulation routes would be reinstated, and the
character of the Walled Garden, Arboretum and Orchard would be enhanced.
Restoration of the Ha-ha will enable views from the Main across the wider
landscape, reintroducing the connection between the house and the
landscape setting. New landscaping and planting to reflect historic species
within the existing woodland and walled former kitchen garden. Works to the
Arboretum include the shrub layer planted to reflect Georgian and Victorian
species. In the event that planning permission is granted, a condition is
recommend requiring the further submission of fully detailed landscaping and
planting proposals.
Energy, Sustainability and Broadband
6.81 The application is supported by an Energy and Sustainability Statement. This
states that a feasibility study was carried out to determine the energy strategy
for the proposed development. It was considered that the provision of
renewable energy technologies such as photovoltaics, solar thermal, biomass
and wind turbines were not deemed feasible solutions due to their harmful
impact (visual and noise) on the landscape and that they would undermine
the intrinsic character and beauty of the area and listed building.
6.82 Accordingly, the proposals incorporate a range of sustainable design and
construction measures, primarily aimed at addressing the sustainable
management of resources, the protection and enhancement of the
environment and the effective adaptation and mitigation of the development
to climate change. The regulated CO2 savings for the site as a whole are
30.4% using SAP10 carbon factors.
6.83 Given the constraints of the site and the retained listed building, it is
considered that the provision of renewable energy technology could be
harmful to the character and historic interest of the site and the passive and
active measures proposed within the fabric and fittings of the dwellings would
be sufficient to meet the requirements of Core Strategy Policy CS11 and
DMP Policy CCF1.
Impact on bio-diversity
6.84 The application is supported by an Ecological Impact Assessment and by
follow up surveys. The Assessment notes that there are no statutory or nonstatutory designations on the site and that the site contains introduced
shrubs, dense shrub and woodland that had a high potential to support
breeding birds. There is tough semi-improved grassland, tall ruderals and
dense scrub within the walled garden which has a low potential to support
reptile species and hedgehogs.
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6.85 Bat surveys were carried out on the site and a number of trees were identified
as having the potential to support roosting bats. No bats were recorded
emerging from any buildings on the site and no badger setts or signs of
badgers were seen on the site.
6.86 Although there are no habitats of international, national, county or local
importance that would be directly affected by the proposals, the restricted
area of deciduous woodland noted to the north of the site will be retained and
protected. The site is of overall low ecological value, with the species
recorded described as common or abundant and are found in similar places
across much of Britain, with no evidence of protected species recorded. The
results of this follow-up survey support the previous findings, with no fresh
evidence of bats recorded within the various buildings.
6.87 The mitigation measures outlined in the original report produced by SIMLAW
(November 2018) are appropriate and deliverable, with no further surveys
considered necessary. In addition, there is also an opportunity to implement
some enhancement measures to increase the nature conservation value of
the site in the long term in accordance with Government guidance as set out
in National Planning Policy Framework (NPPF) 20194.
6.88 Overall, the findings of the previous and the updated ecological survey would
indicate that there are no overriding ecological constraints to the
redevelopment proposals that would preclude planning permission being
granted with no further investigations required. A range of standard controls
are available and deliverable to ensure that there would be no adverse
impact on local wildlife that are using the site with a series of controls to be
implemented to avoid contravention of current legislation.
6.89 In addition, a range of enhancement measures have been included as part of
the scheme, and if implemented effectively, would increase the nature
conservation value of the site in the long term in accordance with
Government guidance.
6.90 In the event that permission is granted, a condition is recommended to
ensure that the recommendations of the Ecological Assessment are
undertaken in full.
Neighbour amenity
6.91 In addition to the comments noted above DMP Policy DES1 also requires
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.
6.92 The nearest existing residential properties to the site are located to the west
of the walled garden. Adjoining the western boundary of the walled garden
are buildings associated with Place Farm, including small commercial
facilities. The proposed dwellings to be located within the walled garden
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would be closest to these properties. However, due to their careful design
and location, and the retention of the wall on the boundary and adjoining
buildings, the amenities of neighbouring properties would not be affected.
6.93 Further to the west on the opposite side of Park Road is The Mint Public
house and dwellings in Park Road and Mint Road. There would be good
separation to these properties resulting in a limited impact from the
development on their amenities. In this regard, the impact of the proposed
development on neighbouring properties is considered acceptable and would
not conflict with DMP Policy DES1.
Standard of Accommodation
6.94 Policy DES5 requires that all new residential development must provide high
quality adaptable accommodation and provide good living conditions for
future occupants. New accommodation must meet the relevant nationally
prescribed internal space standard for each individual unit unless the council
considers that an exception should be made. Sufficient space must be
included for storage, clothes drying and the provision of waste and recycling
bins in the home. Adequate outdoor amenity space including balconies and
terraces and /or communal outdoor space should be provided, and each flat
should be provided with an acceptable outlook and where possible receive
direct sunlight.
6.95 With regards to the quality of the accommodation proposed, the individual
dwelling units have been designed to comply with the nationally described
space standards. A Daylight and Sunlight study has been submitted which
confirms that sufficient daylight and sunlight will be received by all proposed
dwellings within the development. An overshadowing assessment has also
been carried out which indicated that overshadowing of outdoor space
associated with the proposals is minimal. Additionally, overshadowing at
existing dwellings is also minimal and does not occur as a result of the
proposals. As such, overshadowing is not considered to be significant.
6.96 Each dwelling would have access to either private or communal amenity
space. Adequate provision is made for refuse storage and collection and for
cycle parking.
Flooding and Drainage
6.97 The site is located within Flood Zone 1 and is at low risk from flooding. The
application is supported by a Flood Risk Assessment which confirms that
changes in flood risk as a result of climate change have been considered in
line with national guidance for the lifetime of the development. It is concluded
that climate change is not anticipated to significantly alter the risk of flooding
at this Site. Furthermore, an increase in the intensity of rainfall as a result of
climate change has been included in surface water drainage design.
6.98 Foul water from the Site will discharge to the Thames Water foul water
network via gravity, connecting to the existing network of sewers beneath
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Park Road. Surface water runoff will be managed within the site for up to and
including the 1 in 100 annual probability event including a 40% climate
change uplift. Based on the underlying geology, and the presence of existing
infiltration features at this Site, traditional infiltration techniques are deemed to
be viable. It is therefore proposed that surface water runoff from the site will
be infiltrated to ground via soakaways.
CONDITIONS – A – 20/02799/F
1.

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

2.

The development hereby permitted shall be carried out in accordance with
the following approved plans:
Drawing Title
Site Location Plan
Existing Site Plan (Topographical)
Existing Site Elevations and
Sections
Demolition Site Plan
Proposed Site Plan
Proposed Site Parking Plan
Proposed Site Elevations
Proposed Landscape Plan – Site
Wide
Proposed Planting Strategy- Site
Wide
Existing Basement Plan
Existing Ground Floor Plan
Existing First Floor Plan
Existing Second Floor Plan
Existing Roof Plan
Existing SW Elevations
Existing NE Elevations
Existing SE & NW Elevations
Demolition Basement Plan
Demolition Ground Floor Plan
Demolition First Floor Plan
Demolition Second Floor Plan
Demolition Roof Plan
Demolition SW Elevations
Demolition NE Elevations
Demolition SE & NW Elevations
Proposed Site Plan – Main House

Drawing No.
APL001
APL002
APL003

Revision
P1
P1
P1

Date
16/12/2020
16/12/2020
16/12/2020

APL004
APL005
APL006
APL007
APL072

P1
P5
P5
P1
P1

16/12/2020
20/04/2021
20/04/2021
16/12/2020
16/12/2020

APL073

P1

16/12/2020

APL008
APL009
APL010
APL011
APL012
APL013
APL014
APL015
APL016
APL017
APL018
APL019
APL020
APL021
APL022
APL023
APL024

P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P2

16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
11/05/2021
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Proposed Basement Plan (Main
House)
Proposed Ground Floor Plan
Proposed First Floor Plan
Proposed Second Floor Plan
Proposed Roof Plan
Proposed Sections
Proposed SW Elevations
Proposed NE Elevations
Proposed SE & NW Elevations
Proposed Site Plan - Garden
Walk
Proposed Ground Floor Plan
Proposed First Floor Plan
Proposed Roof Plan
Proposed Sections
Proposed Elevations
Detailed Elevation & Section
Proposed Site Plan - Walled
Garden
Proposed Ground Floor Plan 1
Proposed Ground Floor Plan 2
Proposed First Floor Plan 1
Proposed First Floor Plan 2
Proposed Roof Plan 1
Proposed Roof Plan 2
Proposed Sections AA BB CC
Proposed Sections Dd EE FF
Proposed Sections GG HH
Proposed South West Elevations
Proposed North West Elevations
Proposed North East Elevations
Proposed South East Elevations
Detailed Elevations & Sections
Existing Elevations – Stable Yard
Existing Sections – Stable Yard
Existing Plans – Stable Yard
Demolition Elevations – Stable
Yard
Demolition Sections – Stable
Yard
Demolition Plans – Stable Yard
Proposed Plans - The Lodge
Proposed Plans - The Stables
Proposed Sections
Proposed Elevations
Proposed Landscape Plan
Proposed Planting strategy
Arboricultural Plan

Agenda Item: 7
20/02799/F and 20/02800/LBC

APL025

P1

16/12/2020

APL026
APL027
APL028
APL029
APL030
APL031
APL032
APL033
APL035

P2
P1
P1
P1
P1
P2
P1
P1
P2

24/02/2021
16/12/2020
16/12/2020
16/12/2020
16/12/2020
24/02/2021
16/12/2020
16/12/2020
11/05/2021

APL036
APL037
APL038
APL039
APL040
APL041
APL042

P1
P1
P1
P1
P1
P1
P2

16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
11/05/2021

APL043
APL044
APL045
APL046
APL047
APL048
APL049
APL050
APL051
APL052
APL053
APL054
APL055
APL056
APL057
APL058
APL059
APL060

P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1

16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020

APL061

P1

16/12/2020

APL062
APL063
APL064
APL066
APL067
APL072
APL073
AR-3855-TSP02

P1
P1
P2
P1
P2
P3
P3

16/12/2020
16/12/2020
24/02/2021
16/12/2020
24/02/2021
20/04/2021
20/04/2021
16/12/2020
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AR-3835-TPP
210324

29/03/2021

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.
3.

No development shall take place above slab level until written details of the
materials, including paving, to be used in the construction of the external
surfaces, including fenestration and roof finishes, have been submitted to and
approved in writing by the Local Planning Authority, and the development
shall be carried out in accordance with the approved details.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and its relationship with adjoining development and to
safeguard the visual amenities of the locality with regard to Reigate and
Banstead Development Management Plan 2019 policy DES1.

4.

All brickwork shall be in handmade Flemish bond brick including
stringcourses. Soldier brick arches, headers or stringcourses are not
permitted. Brick arches or heads shall be of gauged brick or header on edge.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the visual amenities of the site and locality
with regard to Reigate and Banstead Development Management Plan 2019
policies DES1 and NHE9.

5.

All rooflights shall be black painted metal conservation rooflights with a single
vertical glazing bar. Metal on timber or plate glass rooflights are not
permitted.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the visual amenities of the site and locality
with regard to Reigate and Banstead Development Management Plan 2019
policies DES1 and NHE9.

6.

All hardstandings, drives and footpaths shall be of fixed flint peashingle,
natural yorkstone or granite setts and any marking out in granite setts or
brick.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the visual amenities of the site and locality
with regard to Reigate and Banstead Development Management Plan 2019
policies DES1 and NHE9.

7.

Details of the doors, vents and windows, including how they open, for the
new housing, including the Garden walk houses and the Kitchen Garden
houses, shall be submitted to and approved in writing before slab level is
reached. All windows shall be set back behind the reveal at one brick depth.
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Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the visual amenities of the site and locality
with regard to Reigate and Banstead Development Management Plan 2019
policies DES1 and NHE9.
8.

This permission does not purport to grant consent for the new refuse, wheelie
bin, garden sheds, cycle or buggy stores or their locations and landscape
screening Details of the new refuse, wheelie bin, garden sheds, buggy and
cycle stores shall be submitted to and approved in writing by the Local
Planning Authority before their installation to ensure they are appropriate to
the setting of the listed building.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the visual amenities of the site and locality
with regard to Reigate and Banstead Development Management Plan 2019
policies DES1 and NHE9.

9.

No development above ground floor slab level shall occur for the Kitchen
Garden housing until an on-site sample wall has been prepared for and
approved in writing by the Local Planning Authority showing how the corners
and window and door surrounds will be constructed for the Kitchen garden
houses. The flint shall be of naturally laid flint, not blocks, and of a mix of
knapped and knapped flint of ratio, colour and size to match existing flint work
on the site, with a brush mortar finish of mortar width to match existing.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the visual amenities of the site and locality
with regard to Reigate and Banstead Development Management Plan 2019
policies DES1 and NHE9.

10.

No development above ground floor slab level shall occur until details have
been submitted to and approved inwriting by the Local Planning Authority for
the entrance bollard, firepath and turning area treatment in terms of the
establishment of a natural lawn with geotextile reinforcement in the Kitchen
Garden area.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the visual amenities of the site and locality
with regard to Reigate and Banstead Development Management Plan 2019
policies DES1 and NHE9.

11.

No development shall take place until the developer obtains the Local
Planning Authority’s written approval of details of both existing and proposed
ground levels and the proposed finished ground floor levels of the buildings.
The development shall be carried out in accordance with the approved levels.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and its relationship with adjoining development and to
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safeguard the visual amenities of the locality with regard to Reigate and
Banstead Development Management Plan 2019 policy DES1.
12.

No development shall commence including demolition and or groundworks
preparation until a detailed, scaled Tree Protection Plan (TPP) and the
related Arboricultural Method Statement (AMS) is submitted to and approved
in writing by the Local Planning Authority (LPA). These shall include details of
the specification and location of exclusion fencing, ground protection and any
construction activity that may take place within the Root Protection Areas of
trees (RPA) shown to scale on the TPP, including the installation of service
routings. The AMS shall also include a pre-start meeting, supervisory regime
for their implementation & monitoring with an agreed reporting process to the
LPA. All works shall be carried out in strict accordance with these details
when approved.
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 DES1 and NHE3 of the
Reigate and Banstead Development Management Plan 2019.

13.

No development above slab level shall commence on site until a scheme for
the landscaping of the site including the retention of existing landscape
features has been submitted to and approved in writing by the LPA.
Landscaping schemes shall include details of hard and soft landscaping,
including any tree removal/retention, 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 and
management programme.
All hard and soft landscaping work shall be completed in full accordance with
the approved scheme, prior to occupation or within the first planting season
following completion of the development hereby approved or in accordance
with a programme agreed in writing with the local planning authority.
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, 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 Reigate and Banstead Development Management Plan 2019
policies DES1 and NHE3.

14.

The Historic Garden Management Plan submitted with the Arboricultural
Report is not considered sufficient. Before works commence (excluding site
clearance and demolition to ground level), a new Historic Garden
Management Plan prepared by a historic gardens consultant for the
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arboretum shall be submitted to and approved in writing by the Local
Planning Authority to consider how the western Yew wilderness garden, the
eastern wooded lawn, and the former northern orchard and pond shall be
managed including a phased management for a ten year period.
Arboricultural and ecological reports should be adjusted to reflect the findings
of the Historic Garden Management Plan to ensure consistency in approach.
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 Reigate and Banstead Development Management Plan 2019
policies DES1, NHE3 and NHE9.
15.

Before the pear orchard is planted in the south east corner of the site, details
shall be submitted to and approved of a Historic Garden Management Plan
for the pear orchard, including research into Motteux's orchards and
specification of English and French pear species appropriate to the period of
Motteux original pear orchard.
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 Reigate and Banstead Development Management Plan 2019
policies DES1, NHE3 and NHE9

16.

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) HGV deliveries and hours of operation
(f) measures to prevent the deposit of materials on the highway
(g) before and after construction condition surveys of the highway and a
commitment to fund the repair of any damage caused
(h) 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
2019 and Policies DES1 and TAP1 Parking, and Servicing of the Reigate and
Banstead Local Plan Development Management Plan September 2019.

17.

No part of the development shall be first occupied unless and until the
existing vehicular access has been modified in accordance with a scheme to
be submitted to and approved in writing by the Local Planning Authority.
Reason: In order that the development should not prejudice highway safety,
nor cause inconvenience to other highway users, and to accord with the
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National Planning Policy Framework 2019 and Policies DES1 and TAP1
Parking, and Servicing of the Reigate and Banstead Local Plan Development
Management Plan September 2019.
18.

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 plan
(APL006 Rev P5) 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: 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 2019 and Policies DES1 and TAP1
Parking, and Servicing of the Reigate and Banstead Local Plan Development
Management Plan September 2019.

19.

The development shall not be occupied until a plan indicating the positions,
design, materials and type of boundary treatment to be erected has been
submitted to and approved in writing by the Local Planning Authority. The
boundary treatment shall be completed before the occupation of the
development hereby permitted.
Reason: To preserve the visual amenity of the area and protect neighbouring
residential amenities with regard to the policy DES1 of the Reigate and
Banstead Development Management Plan 2019.

20.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015, (or any Order revoking and re-enacting
that Order with or without modification), no first floor windows, dormer
windows or rooflights other than those expressly authorised by this
permission shall be constructed.
Reason: To preserve the visual amenity of the area and protect neighbouring
residential amenities with regard to the policy DES1 of the Reigate and
Banstead Development Management Plan 2019.

21.

The development shall not be occupied until a plan indicating the positions,
design, materials and type of boundary treatment to be erected has been
submitted to and approved in writing by the Local Planning Authority. The
boundary treatment shall be completed before the occupation of the
development hereby permitted.
Reason: To preserve the visual amenity of the area and protect neighbouring
residential amenities with regard to the policy DES1 of the Reigate and
Banstead Development Management Plan 2019.

22.

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 a minimum of 14 cycles to be parked (10 of which are to be in a secure,
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covered and lit location). Thereafter the cycle parking areas shall be retained
and maintained for their designated purposes.
Reason: The condition above is required in recognition of Section 9
“Promoting Sustainable Transport” in the National Planning Policy Framework
2019 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 occupied unless and until
minimum of 11 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 further 11
spaces are provided with an electrical supply to be able to retrospectively
install electric charging points in the future, in accordance with a scheme to
be submitted to and approved in writing by the Local Planning Authority.
These shall be designed to have minimal visual impact on the setting of the
listed building including location, socket or post size, colour and minimal
display illumination.
Reason: The condition above is required in recognition of Section 9
“Promoting Sustainable Transport” in the National Planning Policy Framework
2019 to accord with the National Planning Policy Framework 2019 and
Reigate and Banstead Core Strategy 2014 Policy CS17.

24.

Notwithstanding the submitted Travel Plan, Prior to the occupation of the
development a Travel Statement shall be submitted for the written approval of
the Local Planning Authority in accordance with the sustainable development
aims and objectives of the National Planning Policy Framework and Surrey
County Council’s “Travel Plans Good Practice Guide", to include a travel
information pack for employees and visitors, detailing non-car modes of travel
information to and from the site. The approved Travel Statement shall be
implemented upon first occupation of the site and for each and every
subsequent occupation of the development, thereafter, maintain and develop
the Travel Statement to the satisfaction of the Local Planning Authority.
Reason: The condition above is required in recognition of Section 9
“Promoting Sustainable Transport” in the National Planning Policy Framework
2019 to accord with the National Planning Policy Framework 2019 and
Reigate and Banstead Core Strategy 2014 Policy CS17.

25.

The development hereby approved shall not be first occupied unless and until
a pedestrian inter-visibility splay measuring 2m by 2m has been provided on
each side of the access to Park Road, the depth measured from the back of
the footway (or verge) and the widths outwards from the edges of the access.
No obstruction to visibility between 0.6m and 2m in height above ground level
shall be erected within the area of such splays.
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Reason: 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 2019 and Policies DES1 and TAP1
Parking, and Servicing of the Reigate and Banstead Local Plan Development
Management Plan September 2019.

26.

The development hereby approved shall not be first occupied unless and until
an Energy and 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
b) b) 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
These shall be designed to have minimal visual impact on the setting of the
listed building including a preference for any solar or photovoltaic panels to
be located within hidden valleys or crown roofs or below flat roof parapets.
The development shall be carried out in accordance with the approved details
and any measures specific to an individual dwellings 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.

27.

All dwellings within the development hereby approved shall be provided with
the necessary infrastructure to facilitate connection to a high speed
broadband. Unless otherwise agreed in writing with the Local Planning
Authority, this shall include as a minimum:
a) A broadband connection accessed directly from the nearest exchange or
cabinet
b) Cabling and associated installations which enable easy access for future
repair, replacement or upgrading.
Reason: To ensure that the development promotes access to, and the
expansion of, a high quality electronic communications network in
accordance with Policy INF3 of the Reigate & Banstead Development
Management Plan 2019.

28.

The development shall not be occupied until the developer has provided
wheeled refuse bins conforming to British Standard BSEN840 and communal
paper/card and mixed can recycling bins are provided in addition to storage
facilities for the bins in accordance with the plans approved by the Local
Planning Authority.
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Reason: To provide adequate waste facilities in the interests of the amenities
of the area and to encourage the recycling of domestic refuse in accordance
with Reigate and Banstead Development Management Plan 2019 policy
DES5.
29.

The developer must either submit evidence that the building was built post
2000 or provide an intrusive pre-demolition and refurbishment asbestos
survey in accordance with HSG264 supported by an appropriate mitigation
scheme to control risks to future occupiers. The scheme must be written by a
suitably qualified person and shall be submitted to the LOA and must be
approved prior to commencement of the development. The scheme as
submitted shall identify potential sources of asbestos contamination and
detail removal or mitigation appropriate for the proposed end use. Detailed
working methods are not required by the scheme of mitigation shall be
independently verified to the satisfaction of the local planning authority prior
to occupation. The development shall then be undertaken in accordance with
the approved details.
Reason: To ensure that a satisfactory strategy is put in place for addressing
contaminated land before development commences and to make the land
suitable for the development without resulting in risk to construction workers,
future occupiers of the land, occupiers of nearby land and the environment
with regard to policy CS10 of the Reigate and Banstead Borough Core
Strategy and the provisions of the NPPF.

30.

If, prior to or during development, ground contamination is suspected or
manifests itself then no further development (unless otherwise agreed in
writing by the Local Planning Authority) shall be carried out until the
developer has submitted an appropriate remediation strategy to the Local
Planning Authority and the written approval of the Local Planning Authority
has been received. The strategy should detail how the contamination shall be
managed.
The remediation strategy shall be implemented in accordance with such
details as may be approved and a remediation validation report shall be
required to be submitted to Local Planning Authority to demonstrate the
agreed strategy has been complied with.
Should no ground contamination be readily identified during the development,
confirmation of this should be provided in writing to the Local Planning
Authority.’’
Reason: To comply with the Reigate and Banstead Local Plan Development
Management Plan 2019 Policy DES9 (Pollution and contaminated Land) and
the NPPF.

31.

The development hereby permitted shall not commence until details of the
design of a surface water drainage scheme has been submitted to and
approved in writing by the local planning authority. The design must satisfy
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the SuDS Hierarchy and be compliant with the national Non-Statutory
Technical Standards for SuDs, NPPF and Ministerial Statement on SuDs.
The required drainage details shall include:
a) The results of infiltration testing completed in accordance with BRE
Digest: 365 and confirmation of groundwater levels.
b) Evidence that the proposed final solution will effectively manage the 1 in
30 & 1 in 100 (+40% allowance for climate change) storm events, during
all stages of the development (Pre, Post and during), associated storage
volumes shall be provided using an infiltration based strategy. Evidence
shall be supplied which confirms that any re-used existing soakaways are
fit for purpose and to current design standards.
c) Detailed drainage design drawings and calculations to include: a finalised
drainage layout detailing the location of drainage elements, pipe
diameters, levels, and long and cross sections of each element including
details of any flow restrictions and maintenance/risk reducing features (silt
traps, inspection chambers etc.).
d) A plan showing exceedance flows (i.e. during rainfall greater than design
events or during blockage) and how property on and off site will be
protected.
e) Details of drainage management responsibilities and maintenance
regimes for the drainage system.
f) Details of how the drainage system will be protected during construction
and how runoff (including any pollutants) from the development site will be
managed before the drainage system is operational.
Reason: To ensure the design meets the technical standards for SuDs and
the final drainage design does not increase flood risk on or off site in
accordance with Policy Ut4 of the Borough Local Plan 2005, policy CS10 of
the Core Strategy 2014, policies DES9 and CCF2 of the Development
Management Plan 2019 and the 2019 NPPF.
32.

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 drainage
system has been constructed as per the agreed scheme (or detail any minor
variations), provide the details of the management company and state the
national grid reference of any key drainage elements (surface water
attenuation devices / areas, flow restriction devices and outfalls).
Reason: To ensure that the Sustainable Drainage System has been
constructed as agreed to the National Non-Statutory Technical Standards for
SuDS and to prevent flooding with regards to policy Ut4 of the Reigate and
Banstead Borough Local Plan 2005, policy CS10 of the Core Strategy 2014
and policy CCF2 of the Development Management Plan 2019.

33.

The development hereby permitted shall be implemented in accordance with
the recommendations, avoidance and mitigation measures identified in the
Ecological Impact Assessment by Simlaw Ecology (dated November 2018) at
section 5. Any variation shall be agreed in writing by the Local Planning
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Authority before such change is made. All ecological enhancement shall be
completed prior to first occupation of the development. This condition will be
discharged on receipt of a letter from the project ecologist stating that the
mitigation has been completed according to the recommendations.
Reason: To ensure that the development would not harm wildlife or protected
species and deliver a biodiversity enhancement in accordance with Policy
NHE2 of the Development Management Plan, Natural England standing
advice and the provisions of the NPPF.
34.

No development shall commence until an Employment and Skills Plan has
been submitted to and approved in writing by the Local Planning Authority.
The Plan shall detail how the development will promote local training and
employment opportunities during construction and include:
- Measures to ensure the developer and contractors work directly with
local employment and training agencies;
- Targets for employment of local labour
- Targets for work experience and apprenticeships
- Measures for monitoring and reporting outcomes against the plan to
the Local Planning Authority at appropriate intervals during the
development.
The development shall be carried out in accordance with the approved plan
unless otherwise agreed in writing with the Local Planning Authority.
Reason: To ensure the development promotes local training and employment
opportunities with regard to Policy CS5 of the Reigate & Banstead Core
Strategy 2014 and Policy EMP5 of the Reigate & Banstead Development
Management Plan 2019.
Informative: In accordance with Policy EMP5 of the Development
Management Plan, it is expected that the Employment and Skills Plan will
seek to achieve at least 20% of the jobs and apprenticeship opportunities
created by the construction of the development for local residents of the
borough of Reigate & Banstead.

35.

Prior to the installation of any external lighting on the site, full details shall be
submitted to and approved in writing by the Local Planning Authority. Only the
approved details shall be implemented on the site and maintained as such
thereafter.
Reason: To ensure that any bio-diversity interest is protected and promoted
to accord with Reigate and Banstead Local Plan Development Management
Plan 2019 policy NHE2.

36.

No development shall take place, until the applicant, or their agents or
successors in title, has secured the implementation of a programme of
archaeological work in accordance with a written scheme of investigation
which has been submitted to and approved in writing by the Local Planning
Authority.
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Reason: The site covers an area in which it is considered necessary to
preserve for future reference any archaeological information before it is
destroyed by the development with regard to the Reigate and Banstead
Development Management Plan 2019 policy NHE9.
37.

Before works commence, a Historic Garden Management Plan for the
arboretum shall be submitted to and approved in writing by the Local
Planning Authority to consider how the western Yew wilderness garden, the
eastern wooded lawn, and the former northern orchard and pond shall be
managed including a phased management for a ten year period.
Arboricultural and ecological reports should be adjusted to reflect the findings
of the Historic Garden Management Plan to ensure consistency in approach.
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 Reigate and Banstead Development Management Plan 2019
policies DES1, NHE3 and NHE9.

38.

Before the pear orchard is planted in the south east corner of the site, details
shall be submitted to and approved of a Historic Garden Management Plan
for the pear orchard, including research into Motteux's orchards and
specification of English and French pear species appropriate to the period of
Motteux original pear orchard.
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 Reigate and Banstead Development Management Plan 2019
policies DES1, NHE3 and NHE9

INFORMATIVES – A – 20/02799/F
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.

2.

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.

3.

The applicant is advised that prior to the initial occupation of any individual
dwelling hereby permitted, to contact the Council’s Neighbourhood Services
team to confirm the number and specification of recycling and refuse bins that
are required to be supplied by the developer. The Council’s Neighbourhood
Services team can be contacted on 01737 276292 or via the Council’s
website
at
http://www.reigatebanstead.gov.uk/info/20085/planning_applications/147/recycling_and_waste_
developers_guidance
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You are advised that the Council will expect the following measures to be
taken during any building operations 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;
(e) There should be no burning on site;
(f) Only minimal security lighting should be used outside the hours stated
above; and
(g) 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.

5.

The applicant is advised that the essential requirements for an acceptable
communication plan forming part of a Method of Construction Statement 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 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.

6.

The applicant is advised that the Borough Council is the street naming and
numbering authority and you will need to apply for addresses. This can be
done by contacting the Address and Gazetteer Officer prior to construction
commencing. You will need to complete the relevant application form and
upload supporting documents such as site and floor layout plans in order that
official street naming and numbering can be allocated as appropriate. If no
application is received the Council has the authority to allocate an address.
This also applies to replacement dwellings. If you are building a scheme of
more than 5 units please also supply a CAD file (back saved to 2010) of the
development based on OS Grid References. Full details of how to apply for

168

Agenda Item 7

Planning Committee
19th May 2021

Agenda Item: 7
20/02799/F and 20/02800/LBC

addresses
can
be
found
http://www.reigatebanstead.gov.uk/info/20277/street_naming_and_numberin
g.
7.

If proposed site works affect an Ordinary Watercourse, Surrey County
Council as the Lead Local Flood Authority should be contacted to obtain prior
written Consent. More details are available on our website.

8.

If proposed works result in infiltration of surface water to ground within a
Source Protection Zone the Environment Agency will require proof of surface
water treatment to achieve water quality standards.

9.

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

10.

The use of a landscape/arboricultural consultant is considered essential to
provide acceptable submissions in respect of the above relevant condition.
The planting of trees and shrubs shall be in keeping with the character and
appearance of the locality.

11.

The permission hereby granted shall 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 be 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.gov.uk/roads-andtransport/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.gov.uk/peopleand-community/emergency-planning-and-community-safety/floodingadvice.

12.

The developer is advised that as part of the detailed design of the highway
works required by the above conditions, the County Highway Authority may
require necessary accommodation works to street lights, road signs, road
markings, highway drainage, surface covers, street trees, highway verges,
highway surfaces, surface edge restraints and any other street
furniture/equipment.

13.

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
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14.

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).

15.

It is the responsibility of the developer to ensure that the electricity supply is
sufficient to meet future demands and that any power balancing technology is
in
place
if
required.
Please
refer
to:
http://www.beama.org.uk/resourceLibrary/beama-guide-to-electric-vehicleinfrastructure.html for guidance and further information on charging modes
and connector types.

CONDITIONS – B – 20/02800/LBC
1.

The development for which Listed Building Consent is hereby permitted shall
be begun before the expiration of three years from the date of this consent.
Reason: To comply with Section 18(1)(a) of the Planning (Listed Buildings
and Conservation Areas) Act 1990 as amended by Section 52 (4) of the
Planning and Compulsory Purchase Act 2005.

2.

The development hereby permitted shall be carried out in accordance with
the following approved plans:
Drawing Title
Site Location Plan
Existing Site Plan (Topographical)
Existing Site Elevations and
Sections
Demolition Site Plan
Proposed Site Plan
Proposed Site Parking Plan
Proposed Site Elevations
Proposed Landscape Plan – Site
Wide
Proposed Planting Strategy- Site
Wide
Existing Basement Plan
Existing Ground Floor Plan
Existing First Floor Plan
Existing Second Floor Plan
Existing Roof Plan
Existing SW Elevations
Existing NE Elevations
Existing SE & NW Elevations
Demolition Basement Plan
Demolition Ground Floor Plan

Drawing No.
APL001
APL002
APL003

Revision
P1
P1
P1

Date
16/12/2020
16/12/2020
16/12/2020

APL004
APL005
APL006
APL007
APL072

P1
P5
P5
P1
P1

16/12/2020
20/04/2021
20/04/2021
16/12/2020
16/12/2020

APL073

P1

16/12/2020

APL008
APL009
APL010
APL011
APL012
APL013
APL014
APL015
APL016
APL017

P1
P1
P1
P1
P1
P1
P1
P1
P1
P1

16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
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Demolition First Floor Plan
Demolition Second Floor Plan
Demolition Roof Plan
Demolition SW Elevations
Demolition NE Elevations
Demolition SE & NW Elevations
Proposed Site Plan – Main House
Proposed Basement Plan (Main
House)
Proposed Ground Floor Plan
Proposed First Floor Plan
Proposed Second Floor Plan
Proposed Roof Plan
Proposed Sections
Proposed SW Elevations
Proposed NE Elevations
Proposed SE & NW Elevations
Proposed Site Plan - Garden
Walk
Proposed Ground Floor Plan
Proposed First Floor Plan
Proposed Roof Plan
Proposed Sections
Proposed Elevations
Detailed Elevation & Section
Proposed Site Plan - Walled
Garden
Proposed Ground Floor Plan 1
Proposed Ground Floor Plan 2
Proposed First Floor Plan 1
Proposed First Floor Plan 2
Proposed Roof Plan 1
Proposed Roof Plan 2
Proposed Sections AA BB CC
Proposed Sections Dd EE FF
Proposed Sections GG HH
Proposed South West Elevations
Proposed North West Elevations
Proposed North East Elevations
Proposed South East Elevations
Detailed Elevations & Sections
Existing Elevations – Stable Yard
Existing Sections – Stable Yard
Existing Plans – Stable Yard
Demolition Elevations – Stable
Yard
Demolition Sections – Stable
Yard
Demolition Plans – Stable Yard
Proposed Plans - The Lodge

Agenda Item: 7
20/02799/F and 20/02800/LBC

APL018
APL019
APL020
APL021
APL022
APL023
APL024
APL025

P1
P1
P1
P1
P1
P1
P2
P1

16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
11/05/2021
16/12/2020

APL026
APL027
APL028
APL029
APL030
APL031
APL032
APL033
APL035

P2
P1
P1
P1
P1
P2
P1
P1
P2

24/02/2021
16/12/2020
16/12/2020
16/12/2020
16/12/2020
24/02/2021
16/12/2020
16/12/2020
11/05/2021

APL036
APL037
APL038
APL039
APL040
APL041
APL042

P1
P1
P1
P1
P1
P1
P2

16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
11/05/2021

APL043
APL044
APL045
APL046
APL047
APL048
APL049
APL050
APL051
APL052
APL053
APL054
APL055
APL056
APL057
APL058
APL059
APL060

P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1
P1

16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020
16/12/2020

APL061

P1

16/12/2020

APL062
APL063

P1
P1

16/12/2020
16/12/2020
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Proposed Plans - The Stables
Proposed Sections
Proposed Elevations
Proposed Landscape Plan
Proposed Planting strategy
Arboricultural Plan
Arboricultural Plan
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APL064
APL066
APL067
APL072
APL073
AR-3855-TSP02
AR-3835-TPP
210324

P2
P1
P2
P3
P3

24/02/2021
16/12/2020
24/02/2021
20/04/2021
20/04/2021
16/12/2020
29/03/2021

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.
3.

Where new walls divide existing rooms, the new walls shall have moulding
detail to match existing including skirting, dado, architrave, picture rail and
cornice, and shall be scribed into the existing detail to ensure reversibility.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

4.

Details of the suspended ceilings and their locations shall be submitted to and
approved in writing before any works commence within the main building. All
existing suspended ceilings shall be removed.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

5.

The Victorian Linen Cupboard and Georgian Cupboard in Room A7,
Georgian Cupboard in Room A6, Victorian Cupboard in A16 and Georgian
windows seat in F10 and corridor staircase to A5 (as referenced in the
previous ASE Historic Building Record plans) shall be retained and repaired
in situ or a new location submitted to and agreed in writing by the local
planning authority within the listed building before works commence.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

6.

Before any works commence within the main building (including any stripping
out), internal elevation drawings for F21, F13, F10, F6, F7, F2, F3, G10, G18
(former billiard room including removal of existing suspended ceiling to reveal
and make good original beamed ceiling, reinstatement of the lantern light and
fireplace) G9 (including removal of existing suspended ceiling), G6 (former
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Library), G7 (former Dining Room), G1, G2 and G3 (former Double Drawing
Rooms) G19 and G11 (former Kitchen) including design of any fixed or free
standing wardrobe, kitchen or other fittings shall be submitted to and
approved in writing by the local planning authority. (as referenced in the
previous ASE Historic Building Record plans).
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.
7.

Before any works commence within the main building (including any stripping
out), the following fireplaces shall be retained and details of their restoration
provided, with existing and proposed finish (requires investigation of surviving
hob and tiles before submission); F13, F7, G6 (Former Dining Room), G7,
(Former library) submitted to and approved in writing by the local planning
authority. (as referenced in the previous ASE Historic Building Record plans).
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

8.

Before any works commence within the main building (including any stripping
out), details of any new fireplaces to reinstated, which shall include reinstating
fireplaces in F6, F2, F3, F10, G10, G18 (Billiard Room), G3 and G1 (former
Double Drawing Rooms) and any other proposed fireplace shall be submitted
to and approved in writing by the local planning authority. This will require
investigation of opening size and any hidden hob, tile or silhouette of missing
fireplace detail to be recorded first. (as referenced in the previous ASE
Historic Building Record plans).
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

9.

Whilst works occur to G15, G16 and G17(as referenced in the previous ASE
Historic Building Record plans) (the Former Servant's Hall) a record of the
existing joists shall be recorded when opening up and submitted to the local
planning authority and HER.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

10.

In room G19 in the main house (as referenced in the previous ASE Historic
Building Record plans) (the former laundry) the original beamed ceiling
including spine beams and ceiling joists shall be exposed and retained.
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Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.
11.

Before any works commence within the main building (including any stripping
out), details of all Internal and external doors, including detailed drawings of
new doors, shall be submitted to and approved in writing by local planning
authority including a survey of all existing door after removal of overboarding.
All new doors shall be of painted timber of panel pattern and moulding profile
to match the original Georgian doors.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

12.

All existing plasterwork shall be retained unless consent in writing has been
given by the local planning authority for its replacement.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

13.

All brickwork shall be made good including existing staining, removal of
existing extensions or pipes or new alteration or infilling and all making good
shall be in handmade sandfaced brick of colour, size, facebond (Flemish
bond and closer bricks) and joint to match existing. No abrasive cleaning is
permitted.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

14.

Before any works commence within the main building (including any stripping
out),a detailed specification for the repair of Banstead Place and its
outbuildings, ha-ha ditch and kitchen garden wall shall be submitted to and
approved in writing by the local planning authority. These repairs shall be
completed before the occupation of any of the new housing.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

15.

Before any works commence within the main building (including any stripping
out), detailed drawings of the orangery (conservatory) and investigation
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results of the Minton tile floor shall be submitted to and approved inwriting by
the local planning authority.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.
16.

Before any works commence within the main building (including any stripping
out), a survey of the floors within the listed building shall be carried out to
establish if they are of historic value and detailed provided of the intended
floor finishes.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

17.

Before any works commence within the main building (including any stripping
out), a detailed specification for the repair work for the windows in the listed
building including any replacement glass or secondary glazing shall be
submitted to and approved in writing by the local planning authority. This will
include consideration of the suitability of any proposed new glass and a
presumption that 19th century or earlier windows shall be retained and
repaired . All windows within the statutory listed building and curtilage
structures shall remain single glazed with thermal efficiency standards met by
secondary glazing.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

18.

Before any works commence within the Lodge (including any stripping out),
detailed drawings and cross section of all elevations and cross walls of the
basement (former reservoir) and the proposed side extension of the lodge
shall be submitted to and approved in writing by the local planning authority
before works commence.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

19.

The front wall of the existing flint building shall be set back behind the existing
posts and braces, with black stained featheredge weatherboarding and
vertically boarded doors behind. The asbestos roof shall be replaced with a
natural slate roof with hogsback ridge tiles. The vertical boarded door to the
concierge office shall be retained and the window replaced with a white
painted opening casement.
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Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.
20.

Before works commence in the arboretum, the location and outline of the ice
house shall be identified by hand digging investigative archaeological
investigation to in situ mortared brick level (the zone for investigation having
been identified by reference to historic maps) and details of a protective
cordon and signage shall be submitted to and approved in writing by the local
planning authority before works to the arboretum commence. All loose
brickwork related to the ice house shall be stored adjacent to the icehouse for
possible future restoration.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

21.

Before works commence the ASE Historic Building Record shall be deposited
in HER, and shall including digital copies of photos, of a resolution not less
than 3mb per photo.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

22.

Before works commence, details of the access ramps and associated
landscaping, walls and balustrades shall be submitted to and approved in
writing by the local planning authority to ensure that the proposal respect the
setting of the listed building.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

23.

Before works commence details of any new soil vent pipes to the exterior of
the listed building shall be submitted to and approved in writing by the local
planning authority before works commence.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.
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The ground floor north west room chimneystack shall be retained internal and
external, revised details of which shall be submitted to and approved in
writing by the local planning authority before works commence.
Reason: To ensure the Local Planning Authority are satisfied with the details
of the proposal and to safeguard the special interest if the listed building with
regard to Reigate and Banstead Core Strategy Policy CS4 and Reigate and
Banstead Development Management Plan 2019 policy NHE9.

REASON FOR CONSENTS
The development hereby permitted has been assessed against development plan
policies DES1, DES4, DES5, DES6, DES8, DES9, TAP1, CCF1, NHE2, NHE3,
NHE5, NHE9, and CS1, CS3, CS4, CS10, CS11, CS12, CS13, CS14, and CS17
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.
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APPLICATION NUMBER:
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PLANNING COMMITTEE

DATE:

19th May 2021

REPORT OF:

HEAD OF PLACES & PLANNING

AUTHOR:

James Amos

TELEPHONE:

01737 276188

EMAIL:

james.amos@reigate-banstead.gov.uk

WARD:

Hooley, Merstham and Netherne

21/00328/F

VALID:

10/02/2021

AGENT:

Grainger Planning
Associates Ltd

APPLICANT:

Warwick Estates Ltd

LOCATION:

136 BRIGHTON ROAD, HOOLEY, SURREY, CR5 3EF

DESCRIPTION:

Demolition of the existing dwelling and attached garage;
erection of a development of six flats in a two storey building
with roof accommodation together with the provision of refuse
and recycling stores, seven car parking spaces and new
access. As amended on 04/03/2021.

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 net 5 dwellings.
SUMMARY
This is a full application for the demolition of existing dwelling and erection of a two
storey building, including accommodation in the roofspace containing 6 x 2 bedroom
apartments and 7 parking spaces. The proposal follows the grant of planning
permission on appeal for a similar scheme for 5 flats. The main changes would be
at the rear where a 2 storey projection from the rear elevation is introduced to
accommodate a sixth flat, over two floors. This element was originally removed
from the earlier application.
The surrounding area is predominantly residential in character and comprises a
range of dwelling types, sizes and designs with another flatted scheme to the north
of this site. The site fronts onto the busy A23.
The scheme would provide a traditionally designed single 2 storey block with roof
accommodation that would have the appearance of a large single dwelling. It would
have a crown roof with rooflights on the side and rear elevations. The building
would have a lower floor level than the existing and adjacent houses, a slightly
higher ridge level and be set slightly in front and to the rear of both adjacent houses.
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It is considered that the proposal, would fit within and respect the character of this
area without adversely affecting the amenities of neighbouring properties.
The introduction of the two storey rear projection, which was originally removed from
the earlier proposal allows the formation of a sixth unit. Due to size and scale of the
main frontage block, this rear element would not be visible from the street frontage,
and would not, therefore, have a material impact on the overall character and
appearance of the development.
With regards to the impact on the amenity of neighbouring properties, the Council’s
Supplementary Planning Guidance on Householder Extensions and Alterations
addresses this issue. It advises that where an extension exceeds a 45-degree line
plotted from the middle of the neighbours ground floor window to the rear corner of
the proposed extension, that it may significantly affect light into the neighbours
habitable rooms. In this case the scheme complies with the 45-degree line 'test'. It
would not therefore cause an adverse impact upon both residents through the
rearward projection. A condition would be required on any approval to ensure that
the flank facing windows are restricted in this way to preclude overlooking of
neighbours gardens.
The site lies in an area of low accessibility to nearby facilities and services but an
inspector for a previous appeal on the site did consider the site to be accessible and
so allowed the appeal, granting planning permission for 5 flats with 7 parking
spaces.
The proposed development would now offer 7 parking spaces but for 6 x 2 bedroom
flats. There would therefore be an increase in parking demand from that approved
without any corresponding increase in provision. The parking provision would fail to
meet the parking standards for low accessibility sites as set out in Annex 3 of the
DMP, which would require 14 spaces. Not only this however, the proposed
development would also fail to meet the parking standards requirement for medium
accessibility, which would be 8 spaces (6 for residents plus 2 visitors).
Although the findings of the previous Inspector are noted as well as the evidence put
forward by the applicant in support of lower parking provision, it is considered that
the proposed development would not provide sufficient parking to meet its demands.
This would give rise to amenity issues associated with the competition for on-street
parking spaces locally, in areas already subject to pressure for parking spaces,
harmful to both the existing residents and the proposed occupants by virtue of this
competition and the inconvenience associated with their location away from the site.
There would also be pressure for parking on the grass verge outside the application
site, which would be harmful to the visual amenity of the locality.
Although the scheme has been considered acceptable from a highway safety
perspective by Highways England and the County Highways Authority the lack of
parking is considered to result in harm to amenity, contrary to Policy TAP1 of the
DMP.
RECOMMENDATION
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Planning permission is REFUSED for the following reason.
1. The proposed development, by virtue of the lack of car parking provision,
would lead to unacceptable pressure for on-street parking along the Brighton
Road (A23) access road and/or Church Lane Avenue which already suffer
from pressure for on-street parking and so would cause harm to the amenities
of the existing residents wanting to park in these areas. The distance and lack
of such on-street parking would also be inconvenient for residents of the
proposed development harmful to their amenities. There would also be
pressure to park on the verge outside the site, harmful to the visual amenity of
the area. The failure to provide sufficient parking to meet the demands of the
development would therefore be contrary to Policies TAP1, DES1 and the
parking standards contained within Annex 3 of the Development Management
Plan 2019.
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Consultations:
Highway Authority: Recommend that permission can be granted subject to
conditions relating to the following issues:
• Provision of a means of preventing water from the site entering the highway
• Provision of a visibility splay
• Provision of parking prior to occupation
• Provision of a CTMP
• Approval of details to prevent the delivery of materials to site creating
highways dangers
• Provision of safe bicycle storage facilities
• Provision of two electric vehicle charging spaces
The CHA advise that the site is also subject to comments from Highways England
being part of the strategic network forming access to the M23 and M25. Comments
from HE should take precedence over those of the CHA.
The CHA note that the site is not in a fully sustainable location in transport terms
with no real supporting amenities in the near vicinity and only having access to one
bus service. This scheme would create additional dwellings in a low sustainable
location.
The applicant is providing a lower level of parking spaces than required by the
Reigate and Banstead adopted Parking standards which would require 14 spaces
for this development. The low sustainability of the site places greater reliance on the
private motor vehicle. Notwithstanding this the issue of sustainability has three
dimensions and it is for the LPA to weigh up the County Highway Authority
comments alongside other relevant policies.
Highways England: Highways England state that their concerns relate to the impact
that the proposals would have on the safe and efficient operation of the strategic
road network (SRN). In the case of this proposed development, Highways England
are interested in the potential impact that the development might have upon the A23
Brighton Road. They are interested as to whether there would be any adverse safety
implications or material increase in queues and delays on the SRN as a result of this
proposed development.
It is noted that they were consulted on the previous application comprising 5 twobed residential flats, supported similarly by 9 (which later became 7) off-street car
parking spaces. On the 15th May 2020, they requested information on the access,
but the application was taken to committee 15th July before we were given the
additional information requested. The application was refused but allowed by
Appeal, under Planning Inspectorate reference APP/L3625/W/20/3256930 with the
decision dated 25th January 2021.
They have reviewed the documents submitted as part of the current planning
application and still have outstanding comments/requests for information that are
similar to the information request made for the appealed application. The documents
requested principally relate to the closure of the existing access onto Brighton Road
and the construction of the new access.
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Highways England note that on the A23 in the vicinity of the site, there are double
yellow lines in place and there is no parking permitted at any time, and no loading
Mon-Sat 8-9.30AM and 4.30-6.30PM. However, they state that they would be
looking for there to be no loading/unloading or parking of construction vehicles at
any time for the duration of the works. They require there to be no obstruction of the
highway (to include footway and carriageway) to ensure that there is no disruption to
the free flow of traffic on the SRN that might otherwise impact the safe and efficient
operation of the SRN. We note that should planning be permitted, the transport note
states that the applicant is agreeable to a condition for the preparation of a
Construction Traffic Management Plan (CTMP) prior to the commencement of works
which would be in line with Condition 12 attached to the Appeal Decision for the
permitted scheme. They note “This pre-commencement CTMP would expand upon
the proposed access arrangements and strategy as outlined within this note, as well
as providing further information relating to storage of plant and materials,
programme of works and hours of operation and other supporting management
measures” and state that they would like to be consulted on this CTMP.
Having examined the planning application documents, Highways England
understands the existing vehicular access to 136 Brighton Road would be closed.
The work to create the new crossover access will necessitate work within the
highway, for which Highways England are the highway authority. Work within our
highway may only be carried out through an agreement under S278 of the Highways
Act 1980. This is needed to be ensure road worker safety and also the safety of
those people who would wish to use the footway, which forms part of the highway.
This would require traffic management to be in place on the A23 for the duration of
the work period. This temporary traffic management would give a safe working
space and work could be carried out in a safe environment. This would be at a cost
to the applicant.
Highways England have also noted the appeal decision (see below) and in taking a
pragmatic approach to this recommend that the conditions imposed on the appeal
permission be re-imposed on this application. They also request a further condition
which would require the completion of the temporary access arraignments be
completed before any other part of the development.
Environmental Protection: No comments other than a request for electric vehicle
charging points in all 9 bays: the site is within the Hooley air quality management
area and lack of infrastructure acts as a barrier to the use of this technology.
Representations:
Letters were sent to neighbouring properties on 4th March 2021.
No responses have been received.
1.0

Site and Character Appraisal

1.1

The site comprises a detached chalet bungalow lying in an area of residential
development that fronts onto the A23, close to the junction with the M23. The
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house sits between a 2 storey semi-detached house to the south and a
detached 1½ storey house with mansard roof to the north. It has a detached
garage lying adjacent to the shared boundary to the north, with a shed to the
rear and a gravel parking area with lawn in the front of the house. The
parking area in front of the house is bounded by a low level close boarded
fence along the flank boundaries and an open post and rail fence along the
boundary with the highway.
1.2

Land levels vary around this area with the houses on and around the
application site being broadly level with the highway and with rear gardens
that rise uphill away from the house. In the case of the application site, the
rear garden is predominantly laid to lawn, with a patio to the rear of the
house which steps up to the lawn. The lawn includes an above ground pool
and s relatively large area of decking adjacent. The flank garden boundaries
are close boarded fencing.

1.3

Houses on the opposite side of this part of the A23 are set at a significantly
higher level than the highway with front gardens that rise quite steeply away
from the highway. Further to the north the land levels out with houses on both
sides of the road being broadly level with the road.

1.4

The site fronts onto the A23 which at this point has double yellow lines in
place and no parking is permitted at any time, and no loading Mon-Sat 89.30AM and 4.30-6.30PM. The nearest on-street parking is in a side road that
runs parallel to the A23 to the south around the Starbucks coffee shop on the
corner of the A23 and Dean Lane or the residential roads that run parallel to
the A23 to the rear of the site.

1.5

The surrounding area is characterised by a variety of dwelling types, designs
and sizes. The Local distinctiveness Guide identifies this area as 1930s1950s suburbia. All have front gardens large enough to provide at least some
off street parking, although not all gardens do so. The front gardens are of
differing characters, some wholly planted, some with mixed planting and
parking and some wholly parking.

2.0

Added Value

2.1

Improvements secured at the pre-application stage: the applicant did not
approach the Council for pre-application advice.

2.3

Further improvements could not be secured as the application is considered
unacceptable in principle.

3.0

Relevant Planning and Enforcement History

3.1

20/00770/F

Demolition of existing dwelling and
erection of a two storey building with
accommodation in the roofspace
containing 5 x 2 bedroom
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apartments and 7 parking spaces.
3.2

Application 20/00770/F was refused for the following reasons:
1. The proposed development would be located in an area of low
accessibility off the busy main A23 road, with double yellow lines and
would provide insufficient off street parking, as set out in the
Development Management Plan 2019, resulting in additional on street
parking in the local area to the detriment of the amenities of the local
area contrary to the provisions of Policies CS1 and CS10 of the Reigate
and Banstead Local Plan Core Strategy , Policies DES1, TAP1 and
Annexe 4 of the Reigate and Banstead Local Plan Development
Management Plan 2019 and the NPPF.
2. The proposed development would, as a result of the bulk, mass and
scale in comparison to the more modest scale of the adjacent dwellings,
result in a visually intrusive building within the streetscene, detrimental
to the visual character and amenities of the surrounding area, contrary
to the provisions of Policies CS1 and CS10 of the Reigate and Banstead
Local plan Core Strategy, Policy DES1 of the Reigate and Banstead
Local Pan Development Management Plan 2019 and the NPPF.

3.3

The appeal was allowed in January 2021 and a copy of the appeal decision is
appended to this report. The appeal is discussed in further detail below.

3.4

A similar proposal on the property adjoining the application site at 134,
Brighton Road, Hooley (ref: 19/01890/F) for the demolition of existing chalet
style dwelling and redevelopment for 5 flats in a part single part two storey
development with roof accommodation and associated refuse storage and
parking spaces was refused by the Council but has also been allowed on
appeal in December 2020.

4.0

Proposal and Design Approach

4.1

This is a full application for the demolition of existing dwelling and erection of
a two storey building, including accommodation in the roofspace containing 6
x 2 bedroom apartments and 7 parking spaces.

4.2

The scheme would provide a traditionally designed single 2 storey block with
roof accommodation that would have the appearance of a large single
dwelling. It would have a crown roof with rooflights on the side and rear
elevations. The building would have a lower floor level than the existing and
adjacent houses, a slightly higher ridge level and be set slightly in front and to
the rear of both adjacent houses.

4.3

The scheme would feature a projecting gable on the front elevation with
hipped roof including a dormer window on the front elevation. The rear
projection would be 1½ stories with a dormer in the rear facing roof slope.
The eaves line has been dropped along part of the rear elevation. The
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materials would be brick with tile hanging on part of the front elevation and a
tiled roof.
4.4

The Design Statement advises that the floor level has been lowered
compared to the existing bungalow to provide level access for disabled users
from the parking area. The building would be 13.6m wide at the front and 13.8
deep.

4.5

The front would provide 7 parking spaces aligned with each flank boundary
and cycle parking immediately to the rear of the parking area. A refuse store
is shown adjacent to the front boundary behind proposed landscaping.

4.6

The rear garden would be level around the block with two modest terraces in
the rear garden.

4.7

The accommodation would be 6 x 2 bedroom flats. At ground and first floors
the flank windows are to non-habitable rooms whilst the top floor has side
facing rooflights that would appear be at eye level. The flat in the rear
projection would be set over two floors.

4.8

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.

4.9

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

The character of the surrounding area is assessed as
No site features worthy of retention were identified.

Involvement

No community consultation took place.

Evaluation

The other development options considered were as set
out in the previous application allowed on appeal.

Design

The applicant’s reasons for choosing the proposal from
the available options were influenced by the appeal
decision on the neighbouring property.
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Further details of the development are as follows:
Site area

0.08 ha

Existing use

Residential dwelling

Proposed use

Residential flats

Existing parking spaces

3

Proposed parking spaces

7

Parking standard

13

Net increase in dwellings

5

5.0

Policy Context

5.1

Designation
Urban area

5.2

Reigate and Banstead Core Strategy
CS1(Sustainable Development)
CS10 (Sustainable Development),
CS11 (Sustainable Construction),
CS17 (Travel Options and accessibility)

5.3

Reigate and Banstead Development Management Plan 2019
DES1 (Design of New development)
DES4 (Housing Mix)
DES5 (Delivering High Quality Homes)
DES8 (Construction Management)
TAP1 (Access, Parking and Servicing)
CCF1 (Climate Change Mitigation)
NHE2 (Protecting and enhancing biodiversity and areas of geological
importance)
INF3 (Electronic communication networks)

5.4

Other Material Considerations
National Planning Policy Framework
National Planning Practice Guidance
Supplementary Planning Guidance

Surrey Design
Local Distinctiveness Design Guide
Vehicle and Cycle Parking
Guidance 2018

Other

Human Rights Act 1998

203

Agenda Item 8

Planning Committee
19th May 2021

Agenda Item: 8
21/00328/F

Community Infrastructure Levy
Regulations 2010
6.0

Assessment

6.1

The application site is within the urban area where there is a presumption in
favour of sustainable development and where the principle of residential
development is acceptable.

6.2

There is no objection in principle to a potential redevelopment of the site and
such a redevelopment would help the Council meet some of the Borough's
identified housing need and furthermore would be welcomed as a contribution
to housing supply. However, the principle of acceptability in this case rests
upon considering the impact of the proposal and resultant harm and the need
to provide additional housing, and its resultant benefit. The following report
sets out the key considerations.

6.3

The main issues to consider are:
•
•
•
•
•
•

Design appraisal
Housing Mix and Standard of Accommodation
Neighbour amenity
Highway matters
Energy, Sustainability and Broadband
Community Infrastructure Levy

Design appraisal
6.4

DMP Policy DES1 relates to the Design of New Development and requires
new development to be of a high quality design that makes a positive
contribution to the character and appearance of its surroundings. New
development should promote and reinforce local distinctiveness and should
respect the character of the surrounding area. The policy states that new
development will be expected to use high quality materials, landscaping and
building detailing and have due regard to the layout, density, plot sizes,
building siting, scale, massing, height, and roofscapes of the surrounding
area, the relationship to neighbouring buildings, and important views into and
out of the site.

6.5

The design of the scheme is of a traditional form, with a pitched tiled roof,
(albeit a crown roof rather than a fully formed pitched roof), brick and tile hung
elevations, projecting bay windows and generally domestic style architecture.
The front elevation would provide an attractive elevation reminiscent of the
character of a larger house.

6.6

The Council previously considered that due to the large bulk and mass of the
scheme, it would have been prominent when viewed from the street and from
the neighbouring dwellings which would have suggested not just a larger
house, but a greater scale of development. It was considered that the
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proposed development would as a result of the bulk, mass and scale, in
comparison with the modest scale of the adjacent dwellings, result in a
visually intrusive building within the streetscene, detrimental to the visual
character and amenities of the surrounding area.
6.7

This scheme, would (like the proposal on the adjacent site) replace a smaller
dwelling with a larger block of flats, it would result in the whole of the front
garden being allocated for parking and refuse storage, it would result in a
house that has a greater width, height and depth of footprint than any other
house surrounding the site or in close proximity to the site, it would have a
lower floor level, the crown roof design would clearly indicate a greater mass
of development than a traditional fully pitched roof.

6.8

The Inspector who dealt with the appeal against the refusal of planning
permission disagreed with this assessment and concluded that the proposed
development would respect the character and appearance of the street scene
and surrounding area.

6.9

He noted that the appeal site is located on the west side of the A23, a major
arterial traffic corridor into central London. He also noted that the Council and
appellant referred to the Council’s Local Distinctiveness Guide which they
agree identifies the area as 1930’s- 1950’s suburbia. He found however, that
there is no clearly discernible or coherent form to the design and appearance
of the buildings. He found an eclectic range of detached and semi-detached
properties, including two storey houses, bungalows and chalet bungalows.
There is also considerable variation in terms of size, height and design with
modern infill or redevelopments having taken place, including a modern two
storey development of flats a little way to the north.

6.10 He considered that the general area is dominated by the heavily trafficked
A23. The buildings to either side of the road are set back on a reasonably
generous and consistent building line and this area, in many places, includes
mature landscaping which softens and contributes to the character of the
area to provide a degree of vegetation. On the western side of the road,
where the appeal site is located, the properties are at generally road level.
The land rises towards the rear of the plots such that the rear garden areas
rise from the back of the properties. On the opposite side of the road
properties are elevated. Parking is a common feature in the frontage areas.
6.11 In his decision notice, the Inspector drew attention to the appeal decision on
the adjoining property, 134,Brighton Road, and to other developments in the
area where single dwellinghouses had been replaced with small blocks of
apartments. He considered that whilst the proposed development the subject
of this appeal would result in an increased density, 5 dwellings replacing the
existing single dwelling on the same site area, there are examples such as
the flat block to the north (as well as the recently approved scheme on the
adjoining site) which would be of a similar density.
6.12 In this context the proposed development would provide for a two storey
building with a hipped pitched crown roof which would accommodate
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accommodation in the roof void. The building would have the general
appearance of a large detached property having a single centrally located
access and generally designed with domestic character and high quality
materials. The hipped pitched roof, brick and tile hung facades incorporating
a bay window and small gable feature to the front provide for an attractive
elevation that could reasonably be read as a large detached house. The
Inspector noted that to a certain extent this is betrayed by the depth of the
building, the symmetry of the fenestration on the flank walls and the
arrangements of roof lights and crown roof which indicate a building of
greater intensity. However, he stated that this should be seen in the context
of the set back from the road, which is generally in line with the surrounding
properties, the fact the overall ridge height is little different from the adjacent
two storey properties and the existence of other crown roofs and
development forms in the area. He also considered that the wide range of the
design and form of the surrounding buildings ensures that the proposed
development would not be seen to be so out of character that it would detract
from the existing character of the locality which is the same conclusion
reached by the Inspector who dealt with the appeal on the adjoining site.
6.13 The proposed front garden area would be used for seven parking spaces and
to accommodate the refuse area. There is some limited planting to the front
which will assist in some limited screening, but this will not substantially
screen the development. The existing site however has limited soft
landscaping with any height to its frontage and for the most part the frontage
is laid to hard surface for parking and access to the garage and the remainder
laid to lawn. The Inspector considered that the proposed frontage
arrangement would not detract from the appearance of the area.
6.14 In the current application, the revised proposal seeks planning permission for
a larger building on the site which would accommodate 6 flats, as opposed to
5 in the appeal approved scheme. The visual amenity impacts associated
with the under-provision of parking to accommodate this additional flat are
considered below. The additional flat would be located in a larger rear
projection extended westwards into the rear garden of the property. This
would be a two storey extension to the approved building, set down from roof
level and inset from the flank elevations. Due to size and scale of the main
frontage block, this rear element would not be visible from the street frontage,
and would not, therefore, have a material impact on the overall character and
appearance of the development. No changes are proposed to the amount of
parking or to the layout of the forecourt of the building.
6.15 Concerns were raised by the Council in the previous scheme with regards to
the density of development, which would be further increased in the current
proposal. The density of a proposed scheme is one measure of potential
impacts of a scheme but does not alone indicate that a scheme is
unacceptable or indeed acceptable - that consideration must take account of
a wide range of factors. In this instance the density of this scheme suggests a
density range that would be significantly in excess of surrounding sites.
However, this is because, very simply the figure compares an area of single
family homes with a single site with 6 units. If the proposed scheme is
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compared to a site some 180 m's to the north of the application site (The
Sycamores) which is a development of 2 blocks of flats, then it has a
comparable density to that development. Therefore, whilst density is an
indication of potential impacts upon the surrounding area, the scheme must
be considered in more detail to assess if there are any adverse impacts
arising from a significantly higher density on this one site. In this case, the
Inspector found that the proposed development would respect the character
and appearance of the street scene and surrounding area. In this regard,
therefore, there would not be any conflict with Development Management
Plan Policy DES1, although potential visual amenity impacts would be likely
to arise associated with the under-provision of parking now proposed as is
discussed below.
Housing Mix and Standard of Accommodation
6.16 Policy DES4 requires that on sites of up to 20 homes, at least 20% of the
housing should be provided as smaller (1 and 2) bed homes. The proposal is
for 6 x 2 bedroom flats which would accord with the requirements of the
policy.
6.17 Policy DES5 requires that all new residential development must provide high
quality adaptable accommodation and provide good living conditions for
future occupants. New accommodation must meet the relevant nationally
prescribed internal space standard for each individual unit unless the council
considers that an exception should be made. Sufficient space must be
included for storage, clothes drying and the provision of waste and recycling
bins in the home. Adequate outdoor amenity space including balconies and
terraces and /or communal outdoor space should be provided.
6.18 The submitted plans demonstrate that each flat in the proposed building
would meet the relevant space standard, and that habitable rooms within
each flat, would be provided with adequate sunlight and daylight. Communal
amenity space would be provided would be provided at the rear of the
building. As a result, it is considered that the proposals would accord with the
requirements of DMP Policy DES5.
Neighbour amenity
6.19 In addition to the comments noted above DMP Policy DES1 also requires
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.
6.20 As a guide to the impacts of such development upon neighbouring properties
the Council’s Supplementary Planning Guidance on Householder Extensions
and Alterations addresses this issue. It advises that where an extension
exceeds a 45-degree line plotted from the middle of the neighbours ground
floor window to the rear corner of the proposed extension, that it may
significantly affect light into the neighbours habitable rooms. In this case the
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scheme complies with the 45-degree line 'test'. It would not therefore cause
an adverse impact upon both residents through the rearward projection.
6.21 Visually the scheme would represent a different outlook compared to the
current situation to both neighbouring sites. The submitted plans indicate that
there would be windows in the flank elevations but notes on the drawing also
indicate that these would be fitted with obscure glazing and with only top
opening fanlights. A condition would be required in the event of an approval
to ensure that the flank facing windows are restricted in this way to preclude
overlooking of neighbours gardens.
6.22 The amenity aspects associated with the poor parking provision are
considered below.
Highway matters
6.23 Policy TAP1 of the Development Management Plan 2019 requires new
development to demonstrate that it would not adversely affect highways
safety or the free flow of traffic, that it would provide sufficient off-street
parking in accordance with published standards and that it would constitute
development in a sustainable location.
6.24 The site fronts onto the A23 which, due to its proximity to the M23 is the
responsibility of Highways England and therefore consultations have taken
place with both Highways England and the County Highway Authority. The
County Highway Authority has raised no objections and recommend a range
of conditions. They do also advise that the amount of parking provided would
not comply with the parking standards required by the DMP. The Highways
Agency initially raised concerns requesting that additional details should be
submitted of the access with the highway with the comments on the amended
plans still being ambiguous with a request for further information from the
applicant.
6.25 In response to this request, the applicant states that given that the proposed
access and parking arrangements are identical to those already consented on
appeal, and the questions raised by Highways England relate to the detail of
how the existing dropped kerbs will be changed (presumably these will be the
subject of a s278 agreement or similar), there is nothing further that I believe
the applicant needs to provide. He confirms that any landscaping along the
frontage of the site will be maintained at a height that will not impede
pedestrian intervisibility splays and will be content for this to be conditioned if
appropriate. It is stated that vehicle sightlines will not be affected given the
substantial width of the pavement/grass verge in front of the site and the
applicants confirm that that they would be happy to accept the same
conditions (or substantially similar) to those imposed by the Inspector on
appeal.
6.26 The previous application was partly refused on the grounds that the proposed
development would be located in an area of low accessibility off the busy
main A23 Brighton Road, with double yellow lines and would provide
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insufficient off street parking, as required by the parking standards of the
Development Management Plan 2019, resulting in additional on street
parking in the local area to the detriment of the amenities of the local area.
6.27 The parking standards in the DMP would require 14 spaces to be provided on
site. The scheme is therefore short by 7 spaces. Due to the double yellow
lines no off street parking would be available outside the site with the nearest
spaces to the south in the area around the Starbucks Coffee shop and
access road or in the roads to the rear of the site, such as Church Lane
Avenue.
6.28

The site lies in an area of low accessibility with limited nearby access to a
range of facilities, within walking distance lie two petrol filling stations and a
small parade of shops which currently accommodates a café, wine shop,
newsagent, window shop and a vacant unit. A coffee shop lies approximately
2 minutes’ walk to the south east. The nearest other facilities are not within
walking distance. A bus service runs through Hooley past the site giving
access to Redhill and Coulsdon and Croydon with a significant range of
facilities. The bus stop is within easy walking distance of the site which could
give access to rail stations. At the previous appeal, the Inspector made a note
in the decision letter of the accessibility of the site to the various shops and
services in the area and that the A23 in this location has footpaths along its
length, is illuminated and incorporates a pedestrian crossing point close by.
He also stated that there are various footpaths and rural lanes in the wider
locality linking the area such that use of cycling, walking and public transport
are not inconvenient. On this basis the previous Inspector concluded that the
site is in an accessible location. However, the site is not considered as
accessible as medium accessibility sites within the DMP which have been
assessed in terms of their proximity to larger towns and shopping centres as
well as railway stations and neither did the Inspector suggest such. The
previous appeal decision is a material consideration but it is also important to
note that, when assessed against parking standards of the adopted DMP, the
development would now be 7 spaces short of standard rather than 4 as
quoted in the appeal decision. This is a material difference, the impacts of
which must be assessed.

6.29 It is likely that the proposed development will have a parking demand in
excess of provision, at least on occasions but quite possibly regularly. Whilst
the highways authorities have raised no objection to this from a highway
safety perspective, the amenity impacts must also be considered. In terms of
on street parking, due to the double yellow lines outside the site and along
most of the nearby A23, the nearest on-street parking spaces lie around
180m's to the south east along an access road to houses on the opposite
side of the A23, that runs parallel to the A23 either side of Dean Lane and is
in use for parking for local residents and customers to the Starbucks coffee
shop. Residential roads to the rear of the site offer other potential for onstreet parking, such as Church Lane Avenue, around 285m’s away.
6.30 The Inspector deciding on the previous appeal noted that these areas are
already subject to parking from the users of the Star Bucks coffee shop and
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local residents and considered it unlikely that 4 additional spaces would
significantly add to the effect of parking in these areas. He noted they are
also some distance from the appeal site and would not be attractive for
residents of this development to want to park their vehicle away from their
place of residence and out of general surveillance. On this basis he
concluded that he was not convinced these would provide for attractive
locations for future residents to park and more likely the limitation of parking
would act as a limitation on the number of vehicles owned.
6.31 The proposed development would undoubtedly have a greater parking
demand and exert greater pressure for on-street parking than that which the
Inspector considered. It is quite likely that some of the six flats proposed
would have a household car ownership in excess of one and that these would
outnumber those households owning no cars. This would result in parking
pressure on local roads which already suffer from localised parking problems.
The access road running parallel to the A23 is heavily parked and extra
parking would compound this. Church Lane Avenue has more capacity but is
less conveniently located. Either option would likely cause amenity issues for
existing residents wishing to park their own cars there and/or occupants of
the proposed development wishing to park close to their property but not
being able to find a local and convenient parking space. It is therefore
considered that harm to amenity would result from the significant under
provision of parking against the DMP standard. Thiis would be both for
existing residents and future occupants, contrary to Policy TAP1 of the DMP.
REASON FOR REFUSAL
1. The proposed development, by virtue of the lack of car parking provision,
would lead to unacceptable pressure for on-street parking along the Brighton
Road (A23) access road and/or Church Lane Avenue which already suffer
from pressure for on-street parking and so would cause harm to the amenities
of the existing residents wanting to park in these areas. The distance and lack
of such on-street parking would also be inconvenient for residents of the
proposed development harmful to their amenities. There would also be
pressure to park on the verge outside the site, harmful to the visual amenity of
the area. The failure to provide sufficient parking to meet the demands of the
development would therefore be contrary to Policies TAP1, DES1 and the
parking standards contained within Annex 3 of the Development Management
Plan 2019.

210

Agenda Item 8

Appeal Decision
Site visit made on 11 January 2021
by Kenneth Stone

BSC Hons DipTP MRTPI

an Inspector appointed by the Secretary of State for Communities and Local Government
Decision date: 25th January 2021

Appeal Ref: APP/L3625/W/20/3256930
136 Brighton Road, Hooley, Surrey CR5 3EF
•
•
•
•

The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.
The appeal is made by Warick Estates Ltd (Mr Stewart Moore) against the decision of
Reigate & Banstead Borough Council.
The application Ref 20/00770/F, dated 14 April 2020, was refused by notice dated
15 July 2020.
The development proposed is described as Demolition of existing dwelling and erection
of a two storey building with accommodation in the roofspace containing 5 x 2 bedroom
apartments and 7 parking spaces. As amended on 05/06/2020.

Decision
1. The appeal is allowed and planning permission is granted for demolition of
existing dwelling and erection of a two storey building with accommodation in
the roof space containing 5 x 2 bedroom apartments and 7 parking spaces at
136 Brighton Road, Hooley, Surrey CR5 3EF in accordance with the terms of
the application, Ref 20/00770/F, dated 14 April 2020, subject to the conditions
contained in the schedule at the end of this decision.
Procedural matters
2. The application as originally submitted was in respect of a development
comprising six flats in a two-storey building with roof accommodation together
with the provision of refuse and recycling stores and nine car parking spaces.
The application was formally amended with the submission of amended plans:
BRI 100 Rev A, BRI 101 Rev A and BRI 110 Rev A. The Council determined the
application on the basis of the amended description, as reflected in the
description of development on the decision notice and as noted by the
appellant in the appeal form, and those amended plans and I have considered
the appeal on that basis.
Main Issues
3. The main issues are the effect of the proposed development on the character
and appearance of the surrounding area; and secondly its effect on the living
conditions of local residents from increased parking pressure for on-street
parking.

https://www.gov.uk/planning-inspectorate
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Reasons
4. The development plan for the area comprises the Reigate and Banstead Local
Plan: Core Strategy adopted July 2014 (CS) and the Reigate and Banstead
Local Plan Development Management Plan adopted September 2019 (DMP).
The most important policies for determining this appeal are policies CS1 and
CS10 from the CS and policies DES1 and TAP1 from the DMP. No case has been
put to me that these policies are out of date. Policy CS1 reflects the principles
of the presumption in favour of sustainable development in the National
Planning Framework (The Framework) and CS10, which identifies sustainable
development as development that will, amongst other matters, make efficient
use of land, be an appropriate density, taking account of and respecting the
character of the local area, and contributing to neighbourhoods which are
supported by services and infrastructure. These are consistent with the
principles in the Framework.
5. Policy DES1 from the DMP sets out various criteria that all new development
will be expected to meet to ensure it is of high quality. These criteria include,
amongst others, respecting character of the area, high quality materials,
paying due regard to density, layout, plot sizes, siting, scale, mass, height and
roofscapes of the surrounding area, incorporates appropriate landscaping and
provides safe access, circulation, parking and turning. Whereas Policy TAP1
focuses on access and parking and requires the provision of safe and
convenient access, includes appropriate parking in accordance with adopted
local standards and provision of cycle parking amongst other matters. The
adopted parking standards are provided in annex 4 to the DMP and identify 2
parking spaces for two bed flats in low accessible areas (in which the parties
accept this site is located). A further 1 visitor space is required for every 5
dwellings in schemes of 5 or more dwellings. Again, these policies are generally
consistent with the Framework.
Character and Appearance
6. The appeal site is located on the west side of the A23, a major arterial traffic
corridor into central London. Both the Council and appellant refer to the
Council’s Local Distinctiveness Guide which they agree identifies the area as
1930’s- 1950’s suburbia. I have not been provided with a copy of this guide but
it is evident from the style and nature of housing that the area primarily dates
from this time. There is however no clearly discernible or coherent form to the
design and appearance of the buildings. There is an eclectic range of detached
and semi-detached properties, including two storey houses, bungalows and
chalet bungalows. There is also considerable variation in terms of size, height
and design with modern infill or redevelopments having taken place, including
a modern two storey development of flats a little way to the north.
7. The general area is dominated by the heavily trafficked A23. The buildings to
either side of the road are set back on a reasonably generous and consistent
building line and this area, in many places, includes mature landscaping which
softens and contributes to the character of the area to provide a degree of
vegetation. On the western side of the road, where the appeal site is located,
the properties are at generally road level. The land rises towards the rear of
the plots such that the rear garden areas rise from the back of the properties.
On the opposite side of the road properties are elevated. Parking is a common
feature in the frontage areas.

2
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8. Both parties draw my attention to an outstanding appeal
APP/L3625/W/20/3252148 on the adjacent site, 134 Brighton Road, which at
the time of the submission of this appeal had not been determined. That appeal
has now been allowed. The Council note in reference to the scheme the subject
of that appeal that it is not of incomparable character broadly comparable in
scale. Whilst the proposed development the subject of this appeal would result
in an increased density, 5 dwellings replacing the existing single dwelling on
the same site area, there are examples such as the flat block to the north (as
well as the recently approved scheme on the adjoining site) which would be of
a similar density. As the Council note in its Officer report it is not the density
figure but the manifestation of that in terms of bulk, mass and appearance that
are critical in terms of considering the effect on the character of the area.
9. In this context the proposed development would provide for a two storey
building with a hipped pitched crown roof which would accommodate
accommodation in the roof void. The building would have the general
appearance of a large detached property having a single centrally located
access and generally designed with domestic character and high quality
materials. The hipped pitched roof, brick and tile hung facades incorporating a
bay window and small gable feature to the front provide for an attractive
elevation that could reasonably be read as a large detached house. To a certain
extent this is betrayed by the depth of the building, the symmetry of the
fenestration on the flank walls and the arrangements of roof lights and crown
roof which indicate a building of greater intensity. However, this has to be
seen in the context of the set back from the road, which is generally in line
with the surrounding properties, the fact the overall ridge height is little
different from the adjacent two storey properties and the existence of other
crown roofs and development forms in the area. The wide range of the design
and form of the surrounding buildings ensures that the proposed development
would not be seen to be so out of character that it would detract from the
existing character of the locality. A conclusion reached by the Inspector on the
adjoining site for a scheme which the Council described as comparable in scale.
10. The proposed front garden area would be used for seven parking spaces and to
accommodate the refuse area. There is some limited planting to the front which
will assist in some limited screening but this will not substantially screen the
development. The existing site however has limited soft landscaping with any
height to its frontage and for the most part the frontage is laid to hard surface
for parking and access to the garage and the remainder laid to lawn. The
proposed frontage arrangement would therefore not detract from the
appearance of the area and the use of suitable conditions for materials,
landscaping and boundary treatment would ensure a satisfactory environment
could be provided.
11. For the reasons given above I conclude that the proposed development would
respect the character and appearance of the street scene and surrounding
area. Accordingly, it would comply with policies CS1 and CS10 of the CS and
policy DES1 of the DMP and would be consistent with the Framework.
Car parking and Living conditions
12. Annexe 4 of the DMP would suggest that the development should provide for
some 11 car parking spaces, two spaces for each two bed room flat and 1
additional visitor space, as there are 5 flats proposed, and 5 cycle parking
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spaces ( one space for properties up to two bedrooms). The scheme provides
for 7 car parking spaces and 8 cycle parking spaces. There is therefore a
shortfall of 4 car parking spaces. The Council’s reason for refusal suggests that
the shortfall would result in demand for additional on-street parking in the local
area to the detriment of the amenity of the local area.
13. The A23 is a heavily trafficked major arterial route and on which there are
double yellow lines in operation around the appeal site , and which further to
the north turns into a red route within the London area. There are therefore
limited opportunities for on street parking in the vicinity. To the south on the
opposite side of the road is a Star Bucks café and an access road running
parallel to the A23 either side of its junction with Dean Lane. There are also
residential roads to the rear of the site in the general vicinity. These areas are
already subject to parking from the users of the Star Bucks coffee shop and
local residents. It is unlikely that 4 additional spaces would significantly add to
the effect of parking in these areas. They are also some distance from the
appeal site and would not be attractive for residents of this development to
want to park their vehicle away from their place of residence and out of general
surveillance. I am not therefore convinced these would provide for attractive
locations for future residents to park. More likely the limitation of parking
would act as a limitation on the number of vehicles owned. A point given
greater confidence but the car ownership statistics provided by the appellant
and which were not challenged by the Council.
14. The appeal site is located a short distance from a small local centre to the
north, two petrol stations and the Star Bucks which provides access to
everyday shopping needs. There are bus stops reasonably close by and within
walking distance which provide access to bus services running along the A23
providing access to Redhill to the south and Coulsdon and Croydon to the
North. These provide a wide range of services and access to good rail links.
Whilst the site is identified as of low accessibility in terms of the Council’s
reference to town centres and rail stations there are reasonably located
services and facilities such that the site is in an accessible location.
15. The A23 has footpaths along its length is illuminated and incorporates a
pedestrian crossing point close by. There are various footpaths and rural lanes
in the wider locality linking the area such that use of cycling, walking and
public transport are not inconvenient.
16. No objection has been raised by Highways England or the County Highway
Authority in respect of the principle of development or the lack of parking albeit
the County Highway Authority draw attention to the fact it doesn’t comply with
the standard.
17. On this basis I am satisfied that the proposed parking provision is adequate
and that it would not result in highway safety issues nor that it would result in
indiscriminate or additional parking pressure that would adversely affect the
amenity of the surrounding area.
18. I note that Highways England have commented that the details of the design of
the access and information about the reinstatement of the existing vehicular
access have not yet been agreed but as they also point out there would be a
requirement for a section 278 agreement. I also note that the County Highway
Authority have suggested conditions in respect of aspects of the access
arrangements. Overall, I am satisfied that there is not and in principle
4
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objection to provide an access. There is an existing access there albeit this is
to be moved. On that basis whilst the details of the access should be provided
this could be done prior to first occupation as that is when the harm would
arise through the use of the access rather than prior to the commencement of
development as suggested be Highways England. This is also the approach
adopted by the County Highway Authority and therefore the approach I have
adopted in the conditions I have imposed. Other matters raised in respect of
landscaping and visibility are the matters of conditions suggested by the
Council and on which Highways England could have the opportunity to
comment.
19. For the above reasons I conclude that the proposal would make adequate
provision for on-site parking and would not result in additional demand for onstreet parking in the surrounding area to the detriment of its amenity.
Consequently, the proposal would not conflict with policies Cs1 and Cs10 of the
CS or DES1 or TAP1 of the DMP and would be consistent with the Framework.
Overall conclusion and conditions
20. The council has provided a list of suggested conditions and Highways England
have suggested the imposition of a pre-commencement condition related to the
details of the highways access. None of the Council’s conditions are necessary
to be pre-commencement conditions and for the reasons given above I am of
the view that the matters requested by Highways England can be addressed by
a suitably worded condition related to prior to occupation of the development.
The appellant has confirmed that they are happy with the Council’s suggested
conditions.
21. I have imposed the suggested conditions albeit that I have amended some of
the wording in the interest of enforceability, consistency and to ensure there
was no overlap with other conditions. I have imposed conditions in respect of
the following matters; the approved plans; materials and landscaping; Energy
and Water efficiency; provision of High Speed broadband; details of the vehicle
access and visibility; provision of car and cycle parking including electric vehicle
charging points; construction management; movement of materials; details of
fencing and details of fenestration and glazing.
22. These conditions have been imposed as they are necessary in order to ensure
the development is assimilated into the existing environment and in the
interest of the character of the area, to protect the amenities and privacy of
surrounding occupiers, in the interests of highway safety, to protect the living
conditions of future occupiers, to minimise the consumption of future resources
and to comply with relevant development plan policies.
23. For the reasons given above I conclude that the appeal should be allowed.

Kenneth Stone
INSPECTOR
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Schedule of conditions for Appeal APP/L3625/W/20/3256930
1)

The development hereby permitted shall begin not later than 3 years
from the date of this decision.

2)

The development hereby permitted shall be carried out in accordance
with the following approved plans: Location Plan BRI/001; Existing Plans
BRI/120; Site Layout Plan BRI/100 Rev A; Proposed Plans BRI/110 Rev A
and Proposed Plans BRI/101 Rev A.

3)

No development above ground floor slab level shall commence until
samples of the materials to be used for the external walls and roofs have
been submitted to and approved in writing by the LPA.

4)

No development above ground floor slab level shall commence on site
until a scheme for the landscaping and replacement tree planting of the
site including the retention of existing landscape features has been
submitted to and approved in writing by the local planning authority. The
Landscaping scheme shall include details of hard landscaping, 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.
All hard and soft landscaping work shall be completed in full accordance
with the approved scheme, prior to first occupation or use of the
approved development or in accordance with a programme agreed in
writing with the local planning authority
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.

5)

The development hereby approved shall not be first occupied unless and
until an Energy and Water Efficiency Statement has been submitted to
and approved in writing by the Local Planning Authority. The Statement
shall detail how the development will:
i)
Ensure that the potential water consumption by occupants of each
new dwelling does not exceed 110 litres per person per day
ii) 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 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.

6)

All dwellings within the development hereby approved shall be provided
with the necessary infrastructure to facilitate connection to a high speed
broadband. Unless otherwise agreed in writing with the Local Planning
Authority, this shall include as a minimum:

6

https://www.gov.uk/planning-inspectorate

216

Agenda Item 8

Appeal Decision APP/L3625/W/20/3256930

a) A broadband connection accessed directly from the nearest
exchange or cabinet
b) Cabling and associated installations which enable easy access for
future repair, replacement or upgrading.
7)

The proposed new verge crossing arrangements shall be carried out in
accordance with details first submitted to and approved in writing by the
Local Planning Authority prior to the first occupation of the development
hereby approved. The submitted details shall include details of the design
of the new verge crossing arrangements and details of the re-instatement
of the existing vehicular access.

8)

No part of the development shall be first occupied unless and until the
proposed vehicular access has been constructed and provided with a
means to prevent water from the site entering the highway.

9)

The development hereby approved shall not be first occupied unless and
until a pedestrian inter-visibility splay measuring 2m by 2m has been
provided on each side of the access, the depth measured from the back
of the footway (or verge) and the widths outwards from the edges of the
access. No obstruction to visibility between 0.6m and 2m in height above
ground level shall be erected within the area of such splays.

10)

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.

11)

The development hereby approved shall not be occupied unless and until
at least 2 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) in
accordance with a scheme to be submitted to and approved in writing by
the Local Planning Authority.

12)

No demolition, ground works or site clearance shall commence until a
Construction Transport Management Plan, to include details of:
(a) Parking for vehicles of site personnel, operative and visitors;
(b) Loading and unloading of plant and materials;
(c) Storage of plant and materials;
(d) Programme of works (including measures traffic management);
(e) Provision of boundary hoarding behind any visibility zones;
(f) Construction vehicle deliveries and hours of operation;
(g) Vehicle routing or equivalent traffic management;
(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) Construction vehicle movements to or from the site shall only take
place between the hours of 9:15am and 4:45pm to avoid
7
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impacting on the strategic operation of the A23 Brighton Road at
peak network times, nor shall the contractor permit any
construction vehicles associated with the development at the site
to be laid up, waiting in or on the verge of Brighton Road, outside
of these times;
(k) 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.
13)

No operations involving the bulk movement of materials to or from the
development site shall commence unless and until facilities have been
provided in accordance with a scheme to be submitted to and approved
in writing by the Local Planning Authority to so far as reasonably
practicable to prevent the creation of dangerous conditions for road users
on the public highway. The approved scheme shall thereafter be retained
and used whenever the said operations are undertaken.

14)

The development hereby approved shall not be first occupied unless and
until the following facilities have been provided in accordance with a
scheme to be submitted to and approved in writing by the Local Planning
Authority:
(a) The secure, level and covered parking for eight bicycles within the
development site;
(b) Information to be provided to residents regarding the availability
of and whereabouts of local public transport
and thereafter the said approved facilities shall be provided, retained and
maintained to the satisfaction of the Local Planning Authority.

15)

Notwithstanding the fencing shown on the approved plans the
development shall not be occupied until a plan indicating the positions,
design, materials and type of boundary treatment to be erected has been
submitted to and approved in writing by the Local Planning Authority. The
boundary treatment shall be completed before the first occupation of the
development hereby permitted.

16)

The first and second floor windows in the north and south elevations of
the development hereby permitted which are shown to be obscure glazed
on the approved plans shall be glazed with obscured glass and shall be
non-opening unless the parts of the window which can be opened are
more than 1.7 metres above the floor of the room in which the window is
installed, and shall be maintained as such at all times.

END
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01737 276010
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Matthew.Sheahan@reigate-banstead.gov.uk

WARD:

Earlswood and Whitebushes

20/01876/F

VALID:

23/09/2020

AGENT:

WS Planning &
Architecture

APPLICANT:

Denton Homes

LOCATION:

LAND TO REAR OF 1-3 WEST AVENUE SALFORDS REDHILL
RH1 5BA

DESCRIPTION:

Erection of 2x3 bed semi-detached dwellings. As amended on
18/12/2020, 15/01/2021, 22/02/2021, 26/02/2021 and 31/03/2021

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.
SUMMARY
This is a full application for the erection of two 3 bedroom semi-detached dwellings.
The proposed dwellings would occupy part of the rear gardens of 1-3 West Avenue,
with the dwellings fronting Hillford Place to the north. The proposed dwellings would
be of a traditional design, incorporating hipped roofs with projecting gables and
materials that would be in keeping with the character of the surrounding area.
The proposal would see the introduction of residential development to the south side
of Hillford Place where currently there is an absence of built form. However it is the
view that this would not be unacceptable. The site is within the urban area where
there is not an in principle objection to development. The dwellings would be located
to the very western end of the grass verge to the south of Hillford Place, in close
proximity to other residential properties, ensuring the character contribution of the
verge and its tree cover are maintained, so avoiding them appear isolated or out of
keeping. The dwellings would be of a design and scale that is in accordance with the
character and pattern of residential development in the locality.
The introduction of new dwellings in this location would result in a change in the
relationship with neighbouring properties, however it is not considered that this
would result in an unacceptable level of harm to their amenity. The dwellings would
be a sufficient distance from the donor properties and properties to the rear to
ensure there would not be undue loss of privacy, nor would they be particularly
overbearing in nature due to their position at the end of rear gardens. Whilst
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properties opposite the application site along Hillford Place would likely experience
the greatest change, properties facing each other is a very common arrangement in
most suburban neighbourhoods. Properties are generally set back from the road by
approx.. 8m, as would be the case with the new dwellings, meaning a separation
distance of approx. 20m between the properties. This would be an acceptable
distance to avoid overlooking and the change in a previous uninterrupted view could
not be resisted due to this not being a material consideration.
Each dwelling would be provided with two parking spaces, which would accord with
the Councils’ parking standards for 3 bed dwellings in an area of low accessibility. It
has been demonstrated through the course of the application that these parking
spaces are of a sufficient size to allow vehicles to enter and exit safely, ensuring that
the development would not give rise to increased risk to highway safety.
With regard to trees, there are a number of trees in close proximity to the site within
the rear of neighbouring gardens and along the verge. In order to ensure against
harm to these a condition requiring the approval of a tree protection plan prior to
development would be included in the event of permission being granted. Additional
planting would be secured by a landscaping condition.

RECOMMENDATION
Planning permission is GRANTED subject to conditions.
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Consultations:
Highway Authority: The County Highway Authority has undertaken an assessment in
terms of the likely net additional traffic generation, access arrangements and parking
provision and are satisfied that the application would not have a material impact on
the safety and operation of the adjoining public highway. The County Highway
Authority therefore has no highway requirements subject to conditions and
informatives.
Salfords and Sidlow Parish Council: Objection made on the grounds of impact on
highway safety of the immediate road network. Further comment made that the
introduction of development to the south side of Hillford Place would be contrary to
the character of the area and not sympathetic to the existing environment.
Representations:
Letters were sent to neighbouring properties on 7th October 2020. A site notice was
displayed on the 29th October 2020. A total of 75 objections were received.
Following the receipt of amended plans further notifications were sent to
neighbouring properties on 13th January 2021. A further 55 objections were
received. Following further amendments on the 11th March 2021 and 6th April 2021
respectively, a further 48 objections were received. The following issues have been
raised:
Issue

Response

Overdevelopment
Out of character
Poor design
Alternative location/ proposal
Overlooking and loss of privacy
Overbearing relationship
No need for the development
Loss of/ harm to trees
Loss of private view
Hazard to highway safety
Inadequate parking
Increased traffic congestion
Poor access
Conflict with a covenant

See paragraph 6.3-6.8
See paragraph 6.3-6.8
See paragraph 6.3-6.8
See paragraph 6.3-6.8
See paragraph 6.9-6.18
See paragraph 6.9-6.18
See paragraph 6.3-6.8
See paragraph 6.19-6.26
See paragraph 6.9-6.18
See paragraph 6.19-6.23
See paragraph 6.19-6.23
See paragraph 6.19-6.23
See paragraph 6.19-6.23
This is not a material planning
consideration
See paragraph 6.9-6.18 This is
not a material planning
consideration

Property values
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Crime fears

See paragraph 6.9-6.18

Inconvenience during construction

See paragraph 6.19-6.23

Increased Noise and disturbance

See paragraph 6.9-6.18

Harm to wildlife habitat

See paragraph 6.9-6.18

Drainage/ sewerage capacity/
flooding

See paragraph 6.9-6.18
The Site is within Flood Zone 1
where this development is
acceptable in principle.

1.0

Site and Character Appraisal

1.1

The application site comprises the rear gardens of 1-3 West Avenue Salfords.
The existing dwellings comprise semi-detached 1930s-50s dwellings with
quite generous, rectangular rear gardens. The properties are of similar
appearance, being of a hipped roof design with small pitched roof gables
above the front windows, with a mix of render and hanging tile to the walls.
Along the north boundary of the site is a strip of verge and soft landscaping
which continues east-west along the south side of Hilford Place

1.2

The area is residential in character, consisting of a mix of detached and semidetached two storey dwellings. Properties along Hilford Place to the north are
also traditionally designed set within rectangular plots which are notably
larger than those of West Avenue. To the east is the A23 Horley Road, a
main road running north-south through the borough. The site is within close
proximity to a number of bus stops, providing routes to Horley, Redhill, and
Reigate.

2.0

Added Value

2.1

Improvements secured at the pre-application stage: Pre-application advice
was not sought prior to the submission of this application.

2.3

Further improvements could be secured: Additional benefits could be secured
by way of appropriate conditions.

3.0

Relevant Planning and Enforcement History
The is no planning or enforcement history relevant to this site.

4.0

Proposal and Design Approach

4.1

This is a full application for the construction of 2 x 3 bedroom semi-detached
dwellings to the rear of numbers 1-3 West Avenue, with the site frontage
facing north on to Hillford Place. Over the course of the application the
dwellings have been reduced from four bedrooms to there. The properties
would be of a traditional design, with hipped roof over both properties, two
hipped roof gables to the principal and rear elevations and bay windows on
the ground floor. The walls would be of facing brickwork with clay hanging
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tiles to the first floor. Each dwelling would be 8m in height, with a maximum
depth of 9.6m. There would be a gap of 1.25m to the side (east) boundary,
whilst a gap of 1m would be retained to the west side boundary.
4.2

Internally each dwelling would provide 3 bedrooms, all to the first floor, with
kitchen and living/dining area to the ground floor. It is not proposed to
incorporate accommodation in the roof.

4.3

Externally each property would have a rear garden along with a small area of
patio immediately to the rear of the house. Bicycle storage would also be
located to the rear. To the front of each dwelling would be two parking
spaces, with small areas of landscaping immediately to the front of the house
and to the side of the hardstanding. A small path 1.2m wide would feature up
the middle of the two properties serving both dwellings.

4.4

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.

4.5

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

The character of the surrounding area is assessed as
being predominantly residential in character. It is
described as being within walking distance of many of the
local amenities. These include Salfords primary school
within ¼ mile, local shops, resturants and petrol filling
station within 0.5 miles (7min walk), East Surrey Hospital
at 0.8miles (15 min walk) as well as several sports and
social clubs. Petridgewood Common is virtually opposite.
The style and character of the properties in the area are
stated as being generous detached and semidetached
houses of a traditional style with large bays at the front.
Materials are a blend of facing brickwork, render and
vertical tiling. Many of the properties have been extended
to the rear as well as converted in the roof space.
No existing site features worthy of retention are identified.

Involvement

No community consultation is stated to have taken place.

Evaluation

The statement does not include any evidence of other
development options being considered.
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The design of the dwellings has been informed by the
residential character of the area.

4.6 Further details of the development are as follows:
Site area

0.045 Hectares

Existing parking spaces

0

Proposed parking spaces

4 (2 spaces per dwelling)

Parking standard

4 - 2 spaces per 3 bed dwelling in low
accessibility area

Net increase in dwellings

2

Proposed site density

44.4 dwellings per hectare

5.0

Policy Context

5.1

Designation
Urban area
Local Shopping Centre

5.2

Reigate and Banstead Core Strategy
CS1(Sustainable Development)
CS4 (Valued Townscapes and Historic Environment)
CS5 (Valued People/Economic Development),
CS7 (Town/Local Centres),
CS10 (Sustainable Development),
CS11 (Sustainable Construction),
CS14 (Housing Needs)
CS15 (Affordable Housing)

5.3

Development Management Plan
DES1 (Design of new development),
DES4 (Housing mix),
DES5 (Delivering high quality homes),
DES6 (Affordable housing),
DES8 (Construction management),
DES9 (Pollution and contaminated land),
NHE3 (Protecting trees, woodland areas and natural habitats),
TAP1 (Access, parking and servicing),
CCF1 (Climate change mitigation),
INF3 (Electronic communication networks),
RET3 (Local Centres)
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Other Material Considerations
National Planning Policy Framework
2019
National Planning Practice Guidance
Supplementary Planning Guidance

Surrey Design
Local Distinctiveness Design Guide
A Parking Strategy for Surrey
Parking Standards for Development
Affordable Housing

Other

Human Rights Act 1998
Community Infrastructure Levy
Regulations 2010

6.0

Assessment

6.1

The site is located within the urban area where there is a presumption in
favour of sustainable development and where the principle of residential
development is acceptable.

6.2

The main issues to consider are:
•
•
•
•
•
•
•
•

Design appraisal
Neighbour amenity
Access and parking
Amenity for future occupants
Trees and landscaping
Sustainability, Climate Change and infrastructure
Affordable Housing
CIL

Design appraisal
6.3

The application proposes the erection of a pair of 3 bedroom semi-detached
dwellings. The design of the dwellings would be quite traditional, responding
to the character of properties in the surrounding area which, whilst varying in
appearance, are of a 1930s-50s style, within which the dwellings would sit
comfortably. The footprint of the two dwellings would be noticeably larger
than the donor dwellings, however they would be consistent with opposing
dwellings along Hillford Place, which are larger and set within larger plots.
The gap retained to the side boundaries would also be consistent with
surrounding development and would not appear overly cramped. During the
course of the application the scheme has been amended in response to
concerns from officers with regard to the footprint and height of the dwellings
as well as the depth an proximity to side boundaries, in response to which the
dwellings have been reduced in size. The materials, consisting of a mix of red
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facing brickwork and plain hanging tiles to the upper floor would be
appropriate within the wider context and reflect the borough vernacular.
6.4

The two dwellings would not be dissimilar to that of the pair of semidetached dwellings approved immediately to the south of the site along
Woodside Way (application Ref: 07/01660/F).

6.5

Reference has been made in representations to application 11/00645/F
relating to a proposal to construct a single storey dwelling to the rear of 33
Woodside Way. This was refused partly on the grounds of harm to the
character of the area. This application was subsequently dismissed at
appeal. The dwelling proposed to cover much of the width of the plot and sit
at a right angle to 2 Hillford Place.

6.6

Within the appeal decision the inspector noted that ‘Hillford Place has been
developed at a slightly higher density but is also characterised by linear
development set back from the road. There are, however, no dwellings
along the southern side of the road, which is characterised along its length
by a belt of trees and vegetation that runs along the rear boundary of the
long gardens of the properties to the north of Woodside Way. Although that
vegetated belt has been thinned at the appeal site […] the absence of built
development here is an important element of local distinctiveness. The
inspector went on to say: ‘No. 2 Hillford Place, the adjacent property to the
north-east of the appeal site, provides, in my view, the natural termination
point for development at this point on the road, given the absence of built
development along the south side of Hillford Place. The development
proposed would extend the run of houses along the eastern side of the road
around the corner onto the south side. Whilst I have considered this appeal
on its own merits, I share the Council’s concerns that this could create an
undesirable precedent that could lead to pressure for further development
along the south side of the road which would be difficult to resist and which
would further erode the established character of the area. The inspector
noted also that the single storey nature of the dwelling, coupled with its’
small irregular shaped plot, width and relationship to 2 Hillford Place, the
bungalow would have sat on its own, contrary to the character and pattern
of development of the area.

6.7

In this case it is It is accepted that the current proposal would see the
introduction of development to the south side of Hillford Place in a location
where currently there is none. However the proposed dwellings would be in
close proximity to existing development along both West Avenue and Hillford
Place. They therefore follow a more obvious pattern of development rather
than appearing isolated as was the case with that proposal. They would not
sit at an obvious right angle to the donor properties and would be two storeys
within plots that are of a size that is not out of character with the area. The
introduction of a relatively small development of two dwellings that would only
result in the loss of the very western end of the existing grass verge is not
considered to result in a harmful change to the character of the area in, with
much of the landscape verge being retained. Although the Inspector noted
the potential precedent impact, concerns over precedents should not
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influence individual applications which must be treated on their individual
merits.
6.8

In light of the above the design of the proposal is considered to be acceptable
and would not result in harm to the character of the area, and would therefore
accord with Policies DES1 and DES2 of the Development management Plan
2019 (DMP) 2019 and Local Distinctiveness Guide SPG.
Neighbour Amenity

6.9

The two dwellings would occupy part of the the rear gardens of 1-3 West
Avenue. The flank wall of the proposed dwellings would be 16.2m from the
rear elevations of these properties. A single first floor side window would
feature facing towards these properties; however this window serves a
bathroom and would be conditioned to be obscure glazed. Whilst the first
floor rear windows serving bedrooms one and two would allow for a degree of
overlooking across rear gardens, this is quite a common relationship in the
area, with existing properties along West Avenue and Woodside Way, where
gardens are fairly open, and boundaries defined by low level fencing and
trellising. Whilst the buildings would have a visual presence from the donor
properties it is not considered that the height of the dwellings would be
overbearing in nature.

6.10 The dwellings would be sited 1m from the side boundary of 1 Woodside Way,
with the footprint aligning with the rear part of the neighbouring garden. The
garden of 1 Woodside Way is particularly deep (approximately 35m). Again,
whilst the mass of the proposed buildings would have a visual presence it is
not considered that the development would have a particularly overbearing
impact to the detriment of the enjoyment of the garden. There is a particular
abundance of tree cover at this point which would obscure some of the built
form from view.
6.11 The rear elevations of the proposed dwellings would face towards 1A and 1B
Woodside Way to the South, both of which were granted permission in 2007.
There would be a minimum septation distance of 20m between the rear
elevation of 1A and 25m between 1B. This would be an acceptable distance
and, whilst some views of the neighbouring rear gardens may be afforded,
again this would be a common relationship.
6.12 Neighbouring properties to the north of Hillford Place would likely experience
the biggest change with the introduction of the new dwellings. Properties
along Hillford Place are set back from the road by approx. 8m. This would
also be the case with the proposed dwellings. This would result in a
separation distance of approx. 20m between opposing front elevations, which
is generally considered acceptable and would not be an unusual relationship
within a suburban neighbourhood.
6.13 In light of the above it is therefore considered that the proposal would not give
rise to an unacceptable level of harm with regard to neighbour amenity and
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would comply with Policy DES1 of the Development Management Plan in this
regard.
6.14 Objection has been made on the grounds that the development would result
in a poor outlook and loss of view for neighbouring properties. It is recognised
that the development would result in change, but it is not considered that this
would be materially harmful as the proposed dwellings would be a sufficient
distance away from neighbouring properties to not impact on outlook. It is
also the case that a ‘right to a view’ is not a material planning consideration in
the assessment of a planning application.
6.15 Regarding inconvenience and increased noise and disturbance during
construction, whilst it is accepted that this can be an issue for residents, it is a
temporary impact, rather than being capable of a reason for refusal. Statutory
noise legislation is in place to deal with excessive noise levels. A condition
requiring the submission and approval of a construction transport
management plan would be included on any grant of permission.
6.16 Regarding objection on the grounds of harm to a Conservation Area, the site
is not located within such designated areas. Whilst it has not been identified
that there are protected species within the vicinity of the site, separate
legislation is in place to ensure the protection of such species and their
habitats.
6.17 As regards to concern about impact on property values, this is not a material
planning consideration that can be taken into account. With regard to the
development being in conflict with a covenant, this is not a material planning
consideration that can be taken into account.
6.18 Concern has been raised about possible crime fears. The design is not one
that would result in significant change in crime risk. It is also not the view that
such a development would give rise to health issues. Issues regarding
drainage would be considered under Building Regulations Legislation. The
Site is within Flood Zone 1 where this development is acceptable in principle.
Highway matters
6.19 The site is located within an area of low accessibility as defined within Annex
4 of the DMP2019. A three bedroom dwelling would be expected to provide
two parking spaces in line with the Councils’ Residential Parking Standards.
Each property would provide two parking spaces to the front of the dwelling,
therefore meeting the required standard.
6.20 Policy TAP1 of the DMP 2019 requires new development to provide safe
access for all road users. Development should not Unnecessarily impede the
free flow of traffic on the public highway, or compromise pedestrians or any
other transport mode, including public transport and cycling. It should not
materially exacerbate traffic congestion on the existing highway network or
increase the risk of accidents or endanger the safety of road users including
pedestrians, cyclists, and other vulnerable road users. It is noted that a
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significant number of objections have been received concerning the impact of
the development on the existing parking situation, particularly around school
drop off and pick up times, which would be exacerbated by the introduction of
new dwellings. Additionally significant concerns have been raised regarding
the potential consequences on the safe operation of the highway caused by
cars entering and exiting the site from a road that is 5m in width from the front
boundary of the site to the north edge of the road.
6.21

During the course of the application the County Highway Authority has been
consulted, commenting initially that the proposed parking spaces were not
of an adequate depth to achieve sight lines of 43 metres from a point 2.4
metres back in to the carriageway from the nearside kerb line. The applicant
submitted revised site layout plans increasing the depth of the proposed
parking spaces and demonstrating the aforementioned sightlines could be
achieved. Following the submission of these revised plans, the Highway
Officer commented that ‘the distance between the back of the proposed
parking spaces and the northern kerb line of Hillford Place is 11.99 metres.
Assuming that a car 2.0 metres wide between the mirrors (as shown on
Manual for Streets) is parked on the northern side of Hillford Place opposite
the proposed development, the distance is reduced from 11.99 metres to
9.92 metres. This would not provide adequate space for a vehicle to leave
the site without causing a highway safety problem.’ In order to overcome
this issues, further amendments were made to widen each parking space to
3m and providing a dropped kerb and hardstanding across the whole
frontage. This would allow cars to safely enter and leave the development
as shown on the submitted plan numbered 201325/TR/02 Rev B.

6.22

Regarding refuse collection, this would take place from the front of each of
the houses, which is the current arrangement for the rest of Hillford Place.

6.23

Part of the land edged in blue on the location plan forms part of the public
highway. The applicant would need to apply to stop up the highway within
the blue line edging of the site under Section 247 of the Town and Country
Planning Act 1990.2. In the event that planning permission were granted,
this would not give the applicant the consent to enclose, work on or stop up
land which forms part of the public highway. The applicant would therefore
be advised via an informative that the proposed development will affect land
which forms part of the publicly maintained highway, contrary to Section 138
of the Highways Act 1980. Public highway status can only be removed from
land, which forms part of the publicly maintained highway, by a legal
procedure called a Stopping Up Order. When highway rights are
extinguished, control of the land reverts to the freeholder of the sub-soil.
This process would need to be undertaken prior to the commencement of
any development as it cannot be carried out retrospectively.
Amenity for future occupants

6.24 The application proposes 2 x 3 bedroom dwellings. Policy DES5 of the DMP
requires new residential development to comply with Nationally Described
Standards for living space. Each dwelling would therefore be required to
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provide a minimum of 84 sqm. Each of the proposed dwellings would exceed
these standards. Primary living areas such as living rooms and bedrooms
would be well served by appropriately placed windows, allowing a sufficient
level of light to enter habitable rooms, and each room would have a
reasonable outlook and would be conveniently laid out.
6.25 Each property would have access to a rear garden of approximately 80 sqm.
Whilst this would be somewhat small than many properties found along
Hillside Place and Woodside Way, it is noted that the two properties to the
rear (1A and 1B Woodside Way) are similar in terms of their plot size and
garden space. The size of garden would be appropriate for a 3 bedroom
dwelling which could be occupied by up to 6 people and would afford space
for external storage of bins and areas for drying cloths in line with Policy.
6.26 In light of this the proposal is considered to comply with the requirements of
the Nationally Described Space Standards and Policy DES5 of the DMP
2019.
Trees and landscaping
6.27 Within and around the site there are a number of trees and other forms of
vegetation, particularly to the east and along the existing verge to the south
side of Hillford Place. Whilst none of the trees are protected by tree
preservation orders, they do contribute to the verdant character of this part of
Hillford Place. Arboricultural information has been submitted in support of the
application. The Councils’ Tree Officer has commented on the application and
has made the following comments:
6.28 Three trees are detailed within the information supplied, T1 field maple is
located close to the proposed entrance and will require facilitation pruning to
enable site access there is also an incursion into the root protection area
calculated at 11%. Whilst the incursion is within the tolerance levels for the
species and guidance within the above standard, it will be necessary to
ensure that works within the RPA relating to the hard standing area is
adequately protected and supervised by a suitably qualified arboricultural
consultant, preferably the retained AC who has compiled this report. There is
also a minor incursion into the RPA in respect of the installation of
foundations which may require hand excavation for the first 750mm, any roots
encountered would be dealt with in the appropriate way under the supervision
of the arboricultural consultant. The two other trees detailed within the report
comprise of a small self-sown ash numbered T3, which in all probability will
succumb to Ash Dieback requiring its removal in the future. T2 is a maturing
eucalyptus that is unaffected by the proposed development and has been
previously crown reduced.
The hedging to the front of the application site will require partial removal to
facilitate development if approved, it is unclear from the Tree Protection Plan
(TPP) how much of this hedge will be retained or how it will be protected from
the construction processes and activities.
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The arboricultural report and TPP do not provide details of underground
services, drainage routes or soakaways that will be required should the
development be approved. The constraints of the plot closest to T1 are high
with identified ‘No Dig Areas’ and the construction of hard surface. The
design and layout of underground services and drainage runs are not
normally known at this point of the planning process and are designed post
decision. Whilst the trees are low quality and off site, they are outside of the
legal controls of the applicant, unmanaged and unsupervised the proposed
development could result in significant damage to rooting environments,
affecting both tree health and stability in the future. The submitted
arboricultural information provides some detail on retained supervision and
monitoring of the identified arboricultural issues and is acceptable in principle,
however further more detailed information will be required both on the matter
of supervision at ‘key’ stages of the development and the installation of
service and drainage routes. The Council will require a finalised Arboricultural
Method Statement and Tree Protection Plan. The Tree Officer would also
recommend a construction method statement be imposed and that this
should be compiled in conjunction with the approved arboricultural details.
Whilst available space for landscaping is limited a landscape condition should
also be imposed.
Subject to compliance with the above mentioned conditions, it is considered
that the development would be acceptable with regard to impact on existing
trees and vegetation and would comply with Policies DES1 and NHE3 of the
Development Management Plan 2019.
Sustainability, climate change and infrastructure
6.29 Policy CCF1 of the DMP 2019 seeks to ensure that all new development
contributes to reducing carbon emissions. New development will be
encouraged to incorporate passive and active energy efficiency measure and
climate change resilience measures and renewable energy technologies. In
order that the proposed development contributes to achieving these aims, in
the event that planning permission is granted, conditions requiring
demonstration that it will meet the national water efficiency standard of
110litres/person/day and 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 would be attached.
6.30 Additionally Policy INF3 requires all new development to be connected with
high speed and reliable broadband. A suitable condition to ensure that this is
secured would be included in the event of planning permission granted.
6.31 Subject to compliance with the above conditions, the proposal is considered
to be acceptable and in accordance with Policies CCF1 and INF3 of the DMP
2019.
Community Infrastructure Levy
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6.32 The Community Infrastructure Levy (CIL) is a fixed charge which the Council
will be collecting from some new developments from 1 April 2016. It will raise
money to help pay for a wide range of infrastructure including schools, roads,
public transport and community facilities which are needed to support new
development. This development would be CIL liable although, the exact
amount would be determined and collected after the grant of planning
permission.
Affordable Housing
6.33 Policy CS15 of the Core Strategy states that the Council will negotiate to
achieve affordable housing taking account of the mix of affordable units
proposed and the overall viability of the proposed development at the time the
application is made.
6.34 DMP Policy DES6 relates to the provision of affordable housing. This states
that on all sites which provide 11 or more homes, 30% of the homes on the
site should be affordable housing. This proposal would not therefore qualify
for the provision of affordable housing.
CONDITIONS
1.

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

2.

The development hereby permitted shall be carried out in accordance with
the following approved plans:
Plan Type
Elevation Plan
Location Plan
Street Scene
Proposed Plans
Proposed Plans
Site Layout Plan
Site Layout Plan
Site Layout Plan

Reference
05
01
06
04
201325/TR/02
03
07
02

Version
C
B
B
C
J
F
A

Date Received
18.12.2020
18.12.2020
18.12.2020
15.01.2021
31.03.2021
23.04.2021
23.04.2021
02.09.2020

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.
3.

No development shall take place until written details of the materials to be
used in the construction of the external surfaces, including fenestration and
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roof, have been submitted to and approved in writing by the Local Planning
Authority, and the development shall be carried out in accordance with the
approved details.
Reason:
To ensure that a satisfactory external appearance is achieved for the
development with regard to Development Management Plan 2019 policy
DES1.
4. Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 (or any order revoking and re-enacting
that Order with or without modification), no further upper floor windows or
dormer windows shall be inserted in the west (rear) elevations (other than
those expressly authorised by this permission) without an application to the
LPA.
Reason: To control any subsequent alterations in the interests of preventing
overlooking and preserving the privacy of neighbouring properties with regard
to Reigate & Banstead Development Management Plan 2019 policy DES1.
5.

The development hereby permitted shall not commence until details of the
highway drain under the proposed parking spaces including how the
applicant proposes to maintain access to the drain following redevelopment
of the site have been submitted to and approved in writing by the planning
authority. Detailed drainage design drawings to include: drainage layout
detailing the location of drainage elements, pipe diameters, levels, and cross
sections of each element including details of any flow restrictions.
Reason: The condition above is required in order that the development does
not increase flood risk on or off-site. and does not prejudice highway safety,
nor cause inconvenience to other highway users, and to accord with the
National Planning Policy Framework 2019 and Policy TAP1 Parking, access ,
and Servicing of the Reigate and Banstead Local Plan Development
Management Plan September 2019.

6.

The development shall not be occupied until the proposed vehicular access
and associated vehicle sight lines to Hillford Place have been constructed in
accordance with the approved plans numbered 07 Rev "F" and 03 "J".
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
2019 and Policy TAP1 Parking, access, and Servicing of the Reigate and
Banstead Local Plan Development Management Plan September 2019.

7.

Notwithstanding the submitted plan numbered 07 Rev "F" 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 for vehicles to be
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parked on the site. Thereafter the parking area of the development shall be
retained and maintained for its designated purpose.
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
2019 and Policy TAP1 Parking, access , and Servicing of the Reigate and
Banstead Local Plan Development Management Plan September 2019.
8.

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) arrangements for 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
(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
(k) any arrangements for construction vehicles to move on and off the site
from the highway
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
2019 and DES8 Construction Management of the Reigate and Banstead
Local Plan Development Management Plan September 2019.

9.

The development hereby approved shall not be occupied unless and until
each of the proposed dwellings are provided with a fast charge socket
(current minimum requirements - 7 kw Mode 3 with Type 2 connector - 230v
AC 32 Amp single phase dedicated supply) in accordance with a scheme to
be submitted and approved in writing by the Local Planning Authority and
thereafter retained and maintained to the satisfaction of 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
2019 and Reigate and Banstead Core Strategy 2014 Policy CS17 (Travel
Options and Accessibility).
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The development shall not be occupied until a plan indicating the positions,
design, materials and type of boundary treatment to be erected has been
submitted to and approved in writing by the Local Planning Authority. The
boundary treatment shall be completed before the occupation of the
development hereby permitted.
Reason:
To preserve the visual amenity of the area and protect neighbouring
residential amenities with regard to the Reigate and Banstead Borough Local
Plan 2005 policies Ho9 and Pc4.

11.

The development hereby approved shall not be first occupied unless and until
an Energy and 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
b) 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 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.

12.

All dwellings within the development hereby approved shall be provided with
the necessary infrastructure to facilitate connection to a high speed
broadband. Unless otherwise agreed in writing with the Local Planning
Authority, this shall include as a minimum:
a) A broadband connection accessed directly from the nearest exchange or
cabinet
b) Cabling and associated installations which enable easy access for future
repair, replacement or upgrading.
Reason: To ensure that the development promotes access to, and the
expansion of, a high quality electronic communications network in
accordance with Policy INF3 of the Reigate & Banstead Development
Management Plan 2019.

13.

No development shall commence including any groundwork preparation until
a detailed, scaled finalised Tree Protection Plan (TPP) and the related
finalised Arboricultural Method Statement (AMS) shall be compiled in
conjunction with the construction method statement and is submitted to and
approved in writing by the Local Planning Authority (LPA). These shall
include details of the specification and location of exclusion fencing, ground
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protection and any construction activity that may take place within the Root
Protection Areas of trees (RPA) shown to scale on the TPP, including the
installation of service and drainage routings and the siting of welfare and site
offices. The AMS shall also include a pre commencement meeting,
supervisory regime for their implementation & monitoring with an agreed
reporting process to the LPA. All works shall be carried out in strict
accordance with these details when approved.
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 reason: To ensure good 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 Development Management Plan 2019 and the recommendations
within British Standard 5837:2012 Trees in relation to design, demolition and
construction.
14.

No development shall commence on site until a scheme for the landscaping
and replacement tree planting of the site including the retention of any
existing landscape features has been submitted and approved in writing by
the local planning authority. Landscaping schemes shall include details of
hard landscaping, 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.
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
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 Local Plan 2019, relevant British Standards for landscaping
including BS8545:2014 and British Standard 5837:2012
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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.org.uk.

2.

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.

3.

The applicant is advised that prior to the initial occupation of any individual
dwelling hereby permitted, a 140 litre wheeled bin conforming to British
Standard BSEN840 and a 60 litre recycling box should be provided for the
exclusive use of the occupants of that dwelling. Prior to the initial occupation
of any communal dwellings or flats, wheeled refuse bins conforming to British
Standard BSEN840, separate recycling bins for paper/card and mixed cans,
and storage facilities for the bins should be installed by the developer prior to
the initial occupation of any dwelling hereby permitted. Further details on the
required number and specification of wheeled bins and recycling boxes is
available from the Council’s Neighbourhood Services on 01737 276501 or
01737 276097, or on the Council’s website at www.reigate-banstead.gov.uk.
Bins and boxes meeting the specification may be purchased from any
appropriate source, including the Council’s Neighbourhood Services Unit on
01737 276775.

4.

You are advised that the Council will expect the following measures to be
taken during any building operations 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;
(e) There should be no burning on site;
(f) Only minimal security lighting should be used outside the hours stated
above; and
(g) 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.
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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.

5.

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).

6.

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.

7.

Notwithstanding any permission granted under the Planning Acts, no signs,
devices or other apparatus may be erected within the limits of the highway
without the express approval of the Highway Authority. It is not the policy of
the Highway Authority to approve the erection of signs or other devices of a
non-statutory nature within the limits of the highway.

8.

The permission hereby granted shall not be construed as authority to obstruct
the public highway by the erection of scaffolding, hoarding or any other
device or apparatus for which a licence must be sought from the Highway
Authority Local Highways Service.

9.

The permission hereby granted shall 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.gov.uk/roads-andtransport/road-permits-and-licences/the-traffic-mana
gement-permit-scheme. The applicant is also advised that Consent may be
required under Section 23 of the Land Drainage Act 1991. Please
seewww.surreycc.gov.uk/people-and-community/emergency-planning-andcommunity-safety/flooding-advice.

10.

The developer is advised that in order to comply with the access condition, it
will be necessary to provide a dropped kerb that would accommodate the
turning movements that are shown in the submitted plan numbered
201325/TR/02.
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11.

A pedestrian inter-visibility splay of 2m by 2m shall be provided on each side
of the access as shown on the submitted plan 07 Rev "F”, the depth
measured from the back of the footway and the widths outwards from the
edges of the access. With the exception of a parked car no fence, wall or
other obstruction to visibility between 0.6m and 2m in height above ground
level shall be erected within the area of such splays.

12.

The applicant is advised that the land shaded blue within the blue line edging
forms part of the public highway. The applicant must apply to stop up the
highway within the blue line edging of the site under Section 247 of the Town
and Country Planning Act 1990. The planning permission hereby granted
does not give the applicant the consent to enclose, work on or stop up land
which forms part of the public highway. The applicant is advised that the
proposed development will affect land which forms part of the publicly
maintained highway, contrary to Section 138 of the Highways Act 1980.
Public highway status can only be removed from land, which forms part of the
publicly maintained highway, by a legal procedure called Stopping Up. When
highway rights are extinguished, control of the land reverts to the freeholder
of the sub-soil. The Department for Transport has authority to undertake
Stopping Up Orders using the provision of Section 247 of the Town and
Country Planning Act 1990. It should be noted that an application for
Stopping Up the highway using the provisions of Section 247 might not be
accepted retrospectively.

13.

The use of landscape/arboricultural consultant is considered essential to
provide acceptable submissions in respect of the above relevant conditions.
Replacement planting of trees and native hedging shall be in keeping with the
character and appearance of the locality. There is an opportunity to
incorporate landscape trees into the scheme to provide for future amenity
and long term continued structural tree cover in this area. It is expected that
the replacement structural landscape trees will be of Advanced Nursery Stock
sizes with initial planting heights of not less than 4.5m with girth
measurements at 1m above ground level in excess of 16/18cm.

REASON FOR PERMISSION
The development hereby permitted has been assessed against development plan
policies DES1, DES5, DES6, DES8, DES9, TAP1, CCF1, INF3, RET3 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.
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APPLICATION NUMBER:

TO:

PLANNING COMMITTEE

DATE:

19 May 2021

REPORT OF:

HEAD OF PLACES & PLANNING

AUTHOR:

Clare Chappell

TELEPHONE:

01737 276004

EMAIL:

Clare.Chappell@reigate-banstead.gov.uk

WARD:

Horley West and Sidlow

21/00569/HHOLD VALID:

8 March 2021

APPLICANT:

Crispin Blunt MP

LOCATION:

HORLEY MILL, 83 LEE STREET, HORLEY

DESCRIPTION:

First floor extension with balcony over existing ground floor
and new single storey plant room.

AGENT:

Reigate Architects
Ltd

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 the interests of transparency and
probity
SUMMARY
This is a Householder planning application for a first-floor extension above an existing
1990s single storey extension, and for a single storey addition to create a plant room.
The existing two-storey detached Victorian cottage is set in a very large plot. The building
is the former mill house and sits close to the River Mole. The site has a long history as a
mill with records dating back to the 13th Century. The Victorian building is a re-build of an
earlier mill house, and although not listed, is considered to be an undesignated heritage
asset.
The house is surrounded by trees and the nearest house is 70 metres approx. to the north.
The site is at the edge of Reigate and Banstead Borough and at the edge of the urban
area with open Green Belt land to the west and south.
It is considered that the overall design of the extensions would create a balanced front
elevation and would complement the existing building. Appropriate materials and detailing
would be used to match the original cottage.
The scheme has appropriately considered the flood risk by proposing a raised floor to the
plant room and flood gates to the new ground floor doorways.
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The site has a semi-woodland setting and there are visually important trees around the site
including close to the house, although these are not formally protected. Policy NHE3 of
the Development Management Plan 2019 requires unprotected but important trees to be
retained as an integral part of the design of the development.
In order to ensure this, such trees are routinely protected from development impacts
through the requirement of a tree protection plan, as is recommended by condition. Such
risks include excavations for foundations or other trenches; occupancy proximity conflicts
or other construction activities such as the storage of materials, routing of services,
bonfires, construction vehicle movements etc. Condition 4 is therefore suggested and
considered necessary for this reason to ensure against any harm to important but
unprotected trees on site.
RECOMMENDATION(S)
Planning permission is GRANTED subject to conditions.
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Consultations:
Conservation Officer: No objection subject to materials and detailing condition.
Tree Officer: No objection subject to tree protection condition.
Archaeological Officer, Surrey County Council: Unlikely that significant archaeological
remains will be threatened by the proposals, hence monitoring not recommended.
Horley Town Council: No objection subject to comments of Conservation Officer.
Mole Valley District Council: no objection.
National Air Traffic Services (NATS): no objection.
Environment Agency: Covered by EA flood risk standing advice.
Contaminated Land Officer: No response.
Representations:
No neighbour notification letters were sent because there are no adjacent or opposite
neighbours to the site. A site notice was posted on 8 April 2021. No representations have
been received.
1.0

Site and Character Appraisal

1.1

The dwelling is a detached, two storey Victorian building set in a large plot. The
building is the former mill house and sits close to the River Mole. The site has a
long history as a mill with records dating back to the 13th Century. The Victorian
building is a re-build of an earlier mill house, and although no listed, is considered to
be an undesignated heritage asset.

1.2

The house is surrounded by trees and the nearest house is 70 metres approx. to
the north. The site is at the edge of Reigate and Banstead Borough and at the
edge of the urban area with open Green Belt land to the west and south.

2.0

Added Value

2.1

Improvements secured at the pre-application stage:
The opportunity did not arise because the applicant did not approach the Local
Planning Authority before submitting the application.

2.2

Improvements secured during the course of the application:
A description of the flood risk and flood resilience measures has been submitted by
the applicant. Amended plans have been submitted to show a raised floor level in
the plant room and flood gates to the external doors.

2.3

Further improvements to be secured through conditions or legal agreement:
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Materials and detailing condition (compliance)
Tree protection plan condition (pre-commencement details to be submitted)
3.0

Planning and Enforcement History

3.1

54/196 – Addition of front porch and new drainage works, “Horley Mill, Lee Street,
Horley.

3.2

79P/0594 - Horley Mill, Mill Lane, Horley erection of a 3 metre high fence of 4
metres in length. Approved with conditions.

3.3

80/516 – Land adjoining and west of 176 Lee Street in north side and land west of
and adjoining 83 Lee Street, Horley on south side, both bounded by River Mole on
western side. Erection of two storey housing at a density of 48 habitable rooms per
acre with associated roads, car parking and landscaping. Refused. Dismissed at
appeal.

3.4

92/05280/F - Single storey rear extension. Approved.

3.5

96/11950/F - Single storey side kitchen extension. Approved with conditions.

4.0

Proposal and Design Approach

4.1

The application is for a first-floor extension above the 1990s single storey
extension, and for a single storey addition to create a plant room. The plant room
would be to house equipment for a heat pump system which generates energy from
the River Mole. The details of the renewable energy system are not included in the
current application and are likely to be permitted development (i.e. planning
permission not required). The first-floor extension would create a master bedroom
with ensuite, dressing area and balcony.

4.2

This is a Householder planning application and therefore does not require a design
and access statement.

5.0

Policy Context

5.1

Designation
Urban Area
Urban Open Space and Riverside Green Chain
Flood Zone 3
Adjacent to Metropolitan Green Belt
Adjacent to public footpath

5.2

Reigate and Banstead Core Strategy
CS1(Sustainable Development)
CS2 (Valued Landscapes and the Natural Environment)
CS4 (Valued Townscapes and Historic Environment)
CS10 (Sustainable Development)
CS11 (Sustainable Construction)
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5.3

Reigate and Banstead Development Management Plan
DES1 (Design of New development)
TAP1 (Access, Parking and Servicing)
NHE3 (Protecting trees, woodland areas and natural habitats)
NHE9 (Heritage assets)
CCF1 (Climate Change Mitigation)
CCF2 (Flood risk)

5.4

Other Material Considerations
National Planning Policy Framework
National Planning Practice Guidance
Supplementary Planning Guidance
Other

Householder Extensions and
Alterations SPG 2004
Human Rights Act 1998
Community Infrastructure Levy
Regulations 2010

6.0

Assessment

6.1

The application site is situated within the urban area (rather than Green Belt or
Rural surrounds of Horley) where there is a presumption in favour of sustainable
development, and where the principle of extending a dwellinghouse is acceptable.

6.2

The ‘Urban Open Space’ and ‘Riverside Green Chain’ designations within the
Development Management Plan (DMP) cover the site but are not relevant to this
minor householder extension scheme.

6.3

The main issues to consider are:
•
•
•
•

Design and effect on the character of the area
Neighbour amenity
Impact upon trees
Flood risk

Design and effect on the character of the area
6.4

The property is remote from other buildings, surrounded by trees, but nonetheless
still visible from Lee Street. Given its isolated position, the building does not need
to conform to any particular pattern or building line, and instead, the assessment
focuses on whether the extension would complement the existing building.

6.5

The proposed extensions would mostly follow the architectural style of the original
cottage. At the front, the first-floor extension would sit forward of the main front wall
of the original cottage, which is unusual for a side extension, however in this case,
the design is considered to create a successful overall composition. The eaves of
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the extension would be lower which helps to articulate the front elevation. There
would be two front dormer windows to match the original pair on the cottage. The
raised chimney and the lean-to plant room on the east elevation would balance with
the existing chimneys and lean-to on the west side.
6.6

On the east side and at the rear, the eaves of the first-floor extension would be
higher than those on the original cottage to allow the full height doors onto the
covered balcony. Although these higher eaves are less well-suited to the original
cottage, they do align with the eaves of the existing dormers, and public views of
these elevations would be limited as they are at the rear of the building.

6.7

The materials for the extensions would match those on the existing cottage. Due to
the history of the site, the Conservation Officer has recommended a condition
specifying matching tiles, brickwork, small height painted timber fascia boards, and
traditional timber windows and doors. The applicant has agreed to this condition.

6.8

In summary, the proposed development would be acceptable in terms of its design
and impact upon the character of existing cottage and the wider area, and complies
with policies DES1 and NHE9.

Neighbour Amenity
6.9

By virtue of isolated location, there would be no neighbour amenity impacts and so
the scheme complies with policy DES1 in this regard.

Impact upon Trees
6.10

The property benefits from a semi-woodland setting with several mature trees close
to the house and others around the site. The Tree Officer was consulted and
recommended that tree protection information could ideally be provided before
determining the application, or as an alternative, the tree protection information
could be secured by condition. The Tree Officer has advised that the risk to the
trees, in this case, would most likely be from the lack of control of construction
activities (e.g. spread of materials, machinery movements, routing of piping etc.)
rather than direct damage from the relatively small extent of excavation for the new
plant room and veranda/balcony foundations. Nonetheless, it is considered
necessary, as is the Council’s standard practice where such risks are present, to
require a tree protection plan and accompanying method statement complied by a
suitably qualified arboricultural consultant. Policy NHE3 of the DMP states that
unprotected but important trees, woodland or hedgerows with ecological, amenity or
other value should be retained. Explanation point 2.5.14 of NHE3 states the
requirement for arboricultural submissions to comply with British Standard 5837 and
to be provided by a suitably qualified arboriculturalist.

6.11

The suggested tree protection condition (condition no.4) is therefore considered
necessary to prevent potential harm to important but unprotected trees from
associated development impacts.
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Flood Risk
6.12

The property is adjacent to the River Mole and is within Flood Zone 3 which means
there is a high probability of flooding.

6.13

There is national standing advice for residential extensions which are at risk of
flooding. The advice requires the planning application to include information on
estimated flood levels relative to the existing/proposed floor levels. The applicant
has provided a description of the existing circumstances of the property, including
that the floods in 2013 came to a depth of 10cm above internal ground floor level.
Since those floods, flood gates were fitted to the external ground floor doors to a
level of 40cm above floor level and two pumps were fitted to pump out water from
under the house.

6.14

The standing advice for extensions suggests that floor levels should be either no
lower than existing floor levels or 30cm above the estimated flood level. If the
proposed floor levels do not comply with this, then the advice is that flood
resistance and flood resilience measures may need to be considered.

6.15

The proposed extensions do not create any new habitable accommodation at
ground floor level. The new bedroom etc. would be on the first floor and so not at
risk of flooding. The new plant room would be at ground floor, but its floor level
would be 40cm above the existing internal floor level. By inference, the plant room
floor level would be approximately 30cm above the 2013 flood level. The proposed
new doors to the existing ground floor living rooms would be fitted with flood gates.
Therefore, it is concluded that the proposed scheme has adequately addressed the
flood risk by a combination of a raised floor level in the plant room; retention of
existing flood gates and pumps; and new flood gates across the new French doors.

6.16

In summary, the proposed development is not considered to increase the existing
risk of flooding at the property and flood resistance measures have been included in
the design, and hence the scheme would comply with policy CCF2 and the NPPF.

CONDITIONS
1. The development hereby permitted shall be carried out in accordance with the following
approved plans:
Plan type
Location Plan
Floor Plan
Floor Plan
Roof Plan
Elevation Plan
Elevation Plan

Reference
1817-01
1817-02
1817-03
1817-04
1817-05
1817-06
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Version
P01
P01
P01
P01
P01
P01

Date Received
08.03.2021
08.03.2021
08.03.2021
08.03.2021
08.03.2021
08.03.2021
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Floor Plan
Floor Plan
Roof Plan
Elevation Plan
Section Plan
Section Plan
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1817-07
1817-08
1817-09
1817-10
1817-11
1817-12

P02
P02
P02
P02
P02
P02

05.05.2021
05.05.2021
05.05.2021
05.05.2021
05.05.2021
05.05.2021

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.
2. The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.
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. The proposed external finishing materials and details shall be carried out using the
external facing materials and details specified below and there shall be no variation
without the prior approval in writing of the Local Planning Authority;
a) The roof and tile hanging shall be of handmade sandfaced plain tiles of colour to
match the existing with hogsback ridge tiles, or for the roof, plain clay tiles
salvaged from the existing single storey extension. The tile hanging shall be of a
lighter colour than the roof tile.
b) The gutter fascia shall be of painted timber of small board height to match
existing.
c) The windows and doors shall be of white painted timber with projecting mullion
and transoms to match existing profiles and casements in each opening to
ensure equal sightlines.
d) All brickwork shall match existing.
Reason: To ensure that the development hereby permitted is only constructed using
the appropriate external facing materials and detailing in the interest of maintaining the
historic and architectural character of the building and the visual amenities of the area
with regard to Reigate and Banstead Development Management Plan 2019 policies
DES1 and NHE9.
4. No development shall commence including any partial demolition or groundworks
preparation until a detailed, scaled Tree Protection Plan (TPP) and the related
Arboricultural Method Statement (AMS) is submitted to and approved in writing by the
Local Planning Authority (LPA). These shall include details of the specification and
location of exclusion fencing, ground protection and any construction activity that may
take place within the Root Protection Areas of trees (RPA) shown to scale on the TPP,
including the installation of any service routings and drainage runs. All works shall be
carried out in strict accordance with these details when approved.
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
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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.
INFORMATIVES
1. The use of a suitably qualified arboricultural consultant is essential to provide
acceptable submissions in respect of the arboricultural tree condition above. All works
shall comply with the recommendations and guidelines contained within British
Standard 5837.
REASON FOR PERMISSION
The development hereby permitted has been assessed against development plan policies
CS1, CS2, CS4, CS10, CS11, DES1, TAP1, NHE3, NHE9, 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

257

Agenda Item 10
21/00569/HHOLD - Horley Mill, 83 Lee Street, Horley
16
8

57

17

LB

0

61

Brethrens Meeting Room

54.6m
6
17

4
17

69

Th
e
Ol
Wi HoOld
d
Coste useMi Mil
ll
lC
ttaria
Ol
dB
ge
ot
ta
ell
ge
Ho
us
e

LE
E

ST

79

RE

ET

71

83

Dr

ain

54.5m

ef
D

Weir

Legend
54.1m

Pa
th
(u
m
)

Crown Copyright Reserved. Reigate and Banstead Borough Council.
Licence No - 100019405-2018

258

Scale 1:1,250

N

NOTES
SURVEYED DATE 02/02/2021
CONTRACTORS ARE TO CHECK ALL LEVELS AND DIMENSIONS
BEFORE WORK IS PUT IN HAND AND ANY DISCREPANCIES
ARE TO BE REFERRED TO THE ARCHITECTS.
THIS DRAWING IS SUBJECT TO THE COPYRIGHT OF REIGATE
ARCHITECTS AND MAY NOT BE REPRODUCED WITHOUT THE
WRITTEN CONSENT OF REIGATE ARCHITECTS
THE PURPOSE OF THIS DRAWING IS PLANNING
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DEVELOPMENT MANAGEMENT Q4 2020-21
PERFORMANCE
To inform members of the 2020/21 Q4 and annual
Development Management performance against a range
of indicators
To note the performance of Q4 and annually of 2020/21

Planning Committee has authority to note the above recommendation
BACKGROUND
1.

Development Management encompasses a wide range of planning activities
including pre-application negotiations and engagement; decision making on
planning applications through to compliance and enforcement.

2.

It puts the Council’s locally adopted development plan policies into action and
seeks to achieve sustainable development.

3.

It is a non-political, legislative system with all Development Management functions
falling under the responsibility of the Planning Committee in the Council’s
Constitution. As such it is a non-Executive function falling outside the scope of
the quarterly corporate performance reports that are presented to the Executive
and Overview and Scrutiny Committee.

4.

Development Management performance has always been monitored and
reviewed in line with statutory and local targets with quarterly reports sent to the
Department for Communities and Local Government. However, given that all
functions of the Council as Local Planning Authority fall under the responsibility of
the Planning Committee, the performance information has also been shared with
the Planning Committee Chairman. This report enables the performance
indicators to be noted by the Planning Committee itself.

5.

This report is the fourth quarterly report of the 2020/21 municipal year and provides
the quarterly and end-of-year performance at Table 1. Also provided at Table
2 is the requested performance measure, relating to the time taken in total days
from receipt of a valid application to its registration.
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PERFORMANCE

1
2
3

Applications determined
(in 8/13 weeks or agreed
ext of applications
time)
Major
Non-major applications
Average days to decision

4
5
6

Appeals
Appeals Received
Major Appeals Decided
Major Appeals Dismissed

7
8

9
10
11
12
2
13

14
15
16
17
18

Non-major appeals Decided
Non-major appeals
Dismissed
Enforcement
Reported Breaches
Received
Cases
Closed
On hand at end of period
Cases over 6 months old
(no notice)
Priority
1
Enforcement
cases
investigated Workload
Application
within
24 at
hours
On
hand
beginning
Received
Determined
On hand at end of period
Withdrawn

Target

Q4

19/20

Q1

Q2

Q3

Q4

60%
70%
73

91%
75%
79

92%
85%
80

100%
79%
79

86%
86%
88

75%
84%
86

60%
95%
71

91%
87%
80

70%

11
2
0
(0%)

81
6
2
(33%)

13
1
1
(100%)

18
0
NA

21
1
1
(100%)

22
1
1
(100%)

74
3
3
(100%)

70%

10
7
(70%)

65
47
(72%)

5
4
(80%)

16
14
(87%)

19
9
(47%)

16
10
(62.5%)

56
37
(66%)

100%

84
80
134
29
(100%)

336
351
310
372
5

341
366
100%

87
47
171
42
100%

369
1063
1274
372
-

372
267
303
328
8

124
107
161
57
100%

99
118
149
58
100%

323
319
255
379
8

372
404
330
423
23

105
106
162
56
100%

429
431
389
460
11

Table 1 - Development Management performance

Jan
5.5

Feb Mar Apr May Jun
3.3 3.5 4.1 5.5 7.1

Jul
6.6

Aug
7.6

Sep
7.1

Oct Nov Dec
9 10.2 8.5

Jan
9.5

Feb Mar
8.1 7.1

Table 2 – Time taken from receipt to registration (working days)
Reason for delay
Awaiting compliance check
Awaiting submission of application
Awaiting outcome of application
Written in past month chasing information/regularisation
Open/ongoing prosecution
Awaiting Appeal
Expediency of harm be concluded with input from statutory consultees
Regularising works commenced but not yet complete
Chasing up of costs
Temporary Stop Notice Served
Awaiting planting of replacement tree
Delayed by probate

Number
9
10
11
7
1
8
2
3
2
1
1
1

Table 3 – Reason for enforcement investigation over 6 months

Planning applications
6.

20/21

The Town and Country Planning Development Management Procedure Order
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2015 sets the statutory period for the determination of planning applications at 8
weeks for non-major applications and 13 weeks for major applications (10+
dwellings or 1,000+ sqm floorspace). This statutory period is relaxed where an
extension of time is agreed between the applicant and local planning authority. In
order to monitor the performance of local planning authorities, the Government
sets targets for the determination of major and non-major planning applications
within the statutory period or agreed extension of time. For major developments,
this target is 60% and for non-major developments it is 70%.
7.

In this Quarter 60% of major applications (3 out of 5) were determined within the
statutory period or within agreed extension of time. For non-major applications
the figure was also 95% for the quarter. Whilst the major target was not met, due
to completion of legal agreements on some larger applications, the target was
met for the year as a whole, as it was for the non-major applications.

8.

The average days to decision for Q1 was 71 days, so achieving the target of 73
days and representing significant improvements upon the previous two quarters.
The reduction in time taken is positive and overall the annual failure to meet the
target refletcs that increasingly extensions of time are being agreed to extend the
determination period at the applicant’s agreement in order to improve schemes
or make them acceptable rather than issuing refusals which are followed up by a
‘free-go’ application. However, it is also to a large degree a result of the significant
time taken to receive responses from a key planning consultee which is still an
issue.

Planning appeals
9.

22 appeals were received in the quarter and 74 for the year as a whole.

10.

Alongside the Government performance measure based on speed of
determination of planning applications, is the other performance criteria set for
local planning authorities aimed at assessing the ‘quality’ of decision making. This
is measured as a percentage of total applications which result in an appeal
allowed, broken down between major and non-major development proposals.
The relevant target for both types of application is that not more than 10% of
applications should be allowed at appeal.
For example –
If 100 major applications are determined by the authority over the qualifying twoyear period and 9 are allowed at appeal that would result in a figure of 9% which
is acceptable. However, if 100 major applications were determined and 11 of
these ended up being appealed and the appeals allowed, this would result in a
figure of 11% which fails the 10% target.
The assessment considers appeals allowed against applications refused by each
authority across a two year period. Over this latest two-year period 73 major
applications were determined meaning 8 or more appeals allowed in the two year
period to 31st December 2020 will lead to the target being missed and likely poorly
performing designation together with the loss of control by virtue of the ability to
submit applications directly to the Secretary of State.

11.

In this last quarter one major appeal was determined and it was dismissed. It is
pleasing to note that all 3 major appeals determined in the year were all dismissed
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so easing pressure that had built up relating to this target. However, only a few
major appeals being allowed can make a significant impact and so it is still a
target to be aware of.
12.

10 out of the 16 non-major appeals determined in this quarter were dismissed
representing 62% dismissed, and 37 out of 56 across the year. At 66% this also
is below the 70% target but only just and this is far from missing the statutory
target, which considers all non-major applications, not just those appealed. This
will continue to be monitored for evidence of trends but, when taken across the
year this appeal statistic is on target..

13.

Plans for a facilitated training session on defensible decision making are still
being explored.

Planning Enforcement
14.

There were 417 reported enforcement breaches across the year, compared to 341
last year. This is a significant increase and is potentially the highest ever. This is
common across the County and probably nationally as was reported in the national
planning press in December. It is likely to be a result of the combination of more
people being locked down at home, spending more time observing development
in their neighborhoods as well as some changes resulting from Government
changes in response to Covid such as extending construction hours. When
combined with the difficulty in closing some cases whilst restrictions in site
inspections were in place, this has resulted in an increase in the number of
enforcement cases on hand and over 6 months across the year, although it has
been kept stable/steady.

Registration
15.

Table 2 shows that performance in the time taken from receipt to registration of
new applications. This has remained high following June last year when
application submissions increased in combination with a reduction in staff (now
being addressed) and some constraints associated with remote working given
the need for fast IT and postal notifications with this work.

Planning Applications
16. The number of planning applications submitted in the year, at 1417, is the highest
since 2017. This has resulted in high workloads across the team. When
considering applications were incredibly low in Q1 this demonstrates the uptick
across Qs 2/3/4. The number of planning applications received in Q4 is the highest
Q4 figure since 2008. Ordinarily high application numbers bring higher income and
so can be managed with additional temporary staffing. A particular trend of this
year has been the high number of smaller, householder extension applications
(resulting from people prioritizing spending on their homes due to lockdowns,
working from home etc). These have a much lower application fees resulting in
lower fee income.
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