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SUMMARY
This is a full application for the demolition of existing buildings on the site and the
redevelopment to provide a total of 23 homes in a mix of houses and flats with
associated amenity space, landscaping, car and cycle parking. The submitted plans
show the provision of a terrace of 5 x 3 bed houses and a part 2, part 3 and part 4
storey block of apartments in a mix of 7 x 1 bed 2 person flats and 11 x 2 bed 4
person flat all to be provided as affordable housing for social rent.
The existing site was built mid-20th century as elderly care accommodation but has
most recently been used as a hostel.
The scheme includes 56 car parking spaces, including the re-provision of 12 spaces
for existing residents of Chavecroft Terrace. A further 44 spaces are provided for
the new dwellings, which includes a garage of an appropriate size and parking
space for the houses.
The area around the site is characterised by a mixture of two storey terraced
housing and larger four storey blocks of apartments set in spacious grounds. The
proposed development is of a similar form and character with a part three storey and
part four storey block of apartments and a terrace of three storey houses. The
scale, form and external appearance of the proposed buildings is considered to be
in principle acceptable, and in general terms would conform with the character of the
area.
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The proposed scheme is exclusively for affordable housing and the proposed tenure
and size mix has been discussed and agreed in principle between the applicant and
the Council’s Housing Officer.
There is good separation between the proposed dwellings and neighbouring
properties and careful consideration has been given to the impact of the proposals
on the amenities of neighbouring residents. The impact is considered acceptable.
The proposed car parking would accord in full with the adopted parking standards.
A total of 56 spaces are provided which includes the reprovision of 12 spaces for
existing residents and 5 visitor spaces.
The refuse storage and collection arrangements have been agreed with the
council’s Neighbourhood Services team and allow for individual refuse storage for
the houses and a refuse store for the flats. All refuse collections will take place from
the refuse store located close to the Long Walk entrance to the site.
There are a number of significant trees on or close to the site and the proposals
ensure that these would be protected and retained.
The applicant is proposing 100% of the dwellings as affordable housing in the form
of social rented tenure. To accord with DMP Policy DES6, only 30% need be
provided and this number would be secured in a legal agreement. The remaining
70% would fall outside of a legal agreement thus allowing the above policycompliant provision to enable the applicant, Raven Housing Trust, to apply for
“Affordable Homes Programme” funding from Homes England.
The proposals make full and efficient use of brownfield land and provide much
needed affordable housing. Planning permission is therefore recommended subject
to conditions and the prior completion of a legal agreement to make provision for
affordable housing on the site.
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)

A contribution of 7 dwellings towards the provision of affordable
housing

(ii)

The Council’s legal costs in preparing the agreement

Planning permission is GRANTED subject to conditions.
In the event that a satisfactorily completed obligation is not received by 19th
November 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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1. The proposal fails to provide an agreed contribution towards affordable
housing provision within the Borough of Reigate & Banstead and is therefore
contrary to policy CS15 of the Reigate and Banstead Core Strategy 2014.
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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 objections subject to conditions
requiring the following:
•
•
•
•
•
•
•
•

further details of the highways works to Long Walk being submitted for
approval.
the submission of a revised plan showing sightlines at the access from Broad
Walk
the provision of the layby car parking spaces on Broad Walk
the provision of the parking and turning on the site
the provision of a Construction Transport Management Plan
the provision of electric vehicle charging points for the houses and flats
the provision of the refuse collection area, and
the provision of the Resident and Visitor Travel Information Pack to each
resident in first occupation.

Environmental Health (Contaminated Land): There is some potential for
contamination to be present associated with the historic use and as such, an
informative is suggested to provide additional guidance.
Housing - Express full support for this application to deliver 23 affordable homes for
local people. The Housing Team very much supports the redevelopment of old
affordable housing schemes such as Chavecroft which are no longer fit for purpose
and / or no longer meet the aspirations or needs of local people requiring social
housing. The proposed development is a positive re-use of the site providing a
balance of attractive well designed affordable houses and flats.
The scheme will deliver in excess of the minimum 30% affordable housing
requirement set in the Council’s Local Plan. Delivering a balanced mix of 7 x 1 bed 2
person flats, 11 x 2 bed 4 person flats and 5 x 3 bed 5 person houses, which meet
or are in excess of the minimum national space standard, the homes will provide for
a range of household compositions whilst creating a sustainable community.
Delivery of 100% social rented tenure homes is most welcome and provides the
most affordable housing option to local households on the Housing Register in
housing need.
Furthermore, Raven’s proposal delivers environmentally sustainable affordable
housing using modern methods of construction which marks a positive and proactive
response to climate change issues in our borough. The installation of energy
efficient and renewable energy measures will reduce running costs to residents and
minimise the longer term wider environmental impacts.
Surrey CC Drainage and Flooding – Note that 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:
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Drainage Strategy and Water Quality Management Report, AKS Ward,
December 2020, revision P02, document reference: 342-AKSW-XX-XX-RPC-0001;

State that they are satisfied that the proposed drainage scheme meets the
requirements set out in the aforementioned documents and are content with the
development proposed. 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 with regards to waste water and sewage treatment.
Surrey Police – Note that due consideration has been given to access and egress
for the development but at this stage, could not see any specific reference to the
principles of Designing out Crime. Note that the physical security of the dwellings
must comply with current building regulations but, if the development were to apply
for Secured by Design accreditation, it would be possible for a DOCO to be involved
in the progress of the development over time and ensure that it meets the best
possible standards in terms of environmental design.
Surrey Wildlife Trust – Note that a Preliminary Ecological Appraisal Survey (PEA)
has been submitted with the current planning application, in which the site was
surveyed in January 2020. Two buildings were identified on site, which were subject
to internal and external inspection. B1 was considered to have low roost suitability
and B2 negligible roost suitability. Further survey effort was therefore
recommended. A further Bat Emergence and Re-entry Surveys document has been
submitted. Surveys were undertaken in May and June 2020. On 15 May, one further
emergence survey was undertaken, and a single common pipistrelle was recorded
emerging from the eastern end of B1. Further surveys were then undertaken to
characterise the roost, one at dawn, one at dusk. No further Bats were recorded to
emerge or re-enter the building. Therefore, the ecologist concludes that B1 is a day
roost for a common pipistrelle and advises that a European Protected Species
Licence will be required to enable the proposed works to be lawfully undertaken.
We would therefore advise the Council, that should they be minded to grant this
planning application for this site, the applicant should be required to:
-

-

Either - obtain a Protected Species (EPS) licence from Natural England
following the receipt of planning permission and prior to any works which may
affect bats commencing and to;
Undertake all the actions which will be detailed in the Method Statement
which will be required to accompany the licence application, based on the
mitigation, compensation and enhancement actions presented within table 5
of the Bat Emergence and Re-entry Surveys report.
Or – under take works under the brief of a Registered Consultant who holds a
Low Impact Class Licence for bats.

This will help ensure that the proposed development is in compliance with the
statutory provisions of the above referenced legislation.
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SWT note that the Arboricultural report identifies a number of trees and tree groups
to be felled as part of the planning proposals. No information appears to be provided
as to the trees suitability for use by roosting bats. We advise that any trees with low
roost suitability that are to be felled are subject to a climbed tree inspection on the
day that felling is planned by a suitably qualified professional. This should be carried
out in suitable weather conditions at an appropriate time of year. If any evidence of
Bats is found, the applicant should discuss with their ecologist the need for further
emergence/re-entry surveys and the requirement to obtain a European Protected
Species Licence. If no evidence of Bats is found, we advise a soft-felling approach
under the watching brief of a licenced Bat ecologist undertaken at a suitable time of
year, which involves removing the top branches first and working down the tree.
Cutting through cavities should be avoided. Moderate or high roost suitability trees
would need to be subject to further emergence/re-entry survey prior to felling. This
will assist in avoiding contravention of European Protected Species legislation. In
the event that any Bats or evidence of a roost are found during tree felling, works
will cease immediately, and the advice of a suitably qualified professional sought.
Sensitive lighting
As nocturnal animals, bats are sensitive to any increase in artificial lighting of their
roosting and foraging places and commuting routes.
Paragraph 180 of the National Planning Policy Framework states that planning
policies and decisions should “limit the impact of light pollution from artificial light on
… dark landscapes and nature conservation”.
The applicant should ensure that the proposed development will result in no net
increase in external artificial lighting. In order to comply with above referenced
legislation, any external lighting installed on this development should comply with
the recommendations of the Bat Conservation Trusts’ document entitled “Bats and
Lighting in the UK – Bats and The Built Environment Series”.
Protected Species- Great Crested Newt (GCN)
Great Crested Newts (GCN) are protected under Schedule 2 of the Conservation of
Habitats and Species Regulations 2017 (as amended). Great Crested Newts are
therefore European Protected species. Offences under this legislation include any
activities that may kill, injure or disturb an individual or damages or destroys a
breeding site or resting place of that individual.
Local records held by the Surrey Amphibian and Reptile Group (SARG) indicates
probable presence of Great Crested Newt, with confirmed sightings within 525m of
the site and probable presence of Common Frog, with confirmed sightings within
800 m of the site. A number of ponds are located within 500m of the site.
The PEA sets out that no terrestrial or aquatic habitat exists on site that would be
suitable for protected Amphibians. We would, however, recommend a precautionary
approach to working.
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Precautionary working methods should follow best ecological practice and should
include in this instance:
- Any trenches left overnight will be covered or provided with ramps to prevent
common reptiles from becoming trapped.
- Any building materials such a bricks, stone etc. will be stored on pallets to
discourage reptiles/amphibians from using them as shelter.
- Any demolition materials will be stored in skips or similar containers rather
than in piles on ground.
Should any Great Crested Newts be discovered during construction, which are likely
to be affected by the development, works will cease immediately. The applicant will
then seek the advice of a suitably qualified and experienced ecologist and works will
only proceed in accordance with the advice they provide.
Protected Species- Hedgehog
Hedgehogs are listed as a Priority Species for conservation action under the UK
Biodiversity Action Plan and protected from harm in the UK under Schedule 6 of the
Wildlife and Countryside Act 1981. Hedgehogs are also listed as a species of
Principal Importance within the Natural Environment and Rural Communities
(NERC) Act 2006. The NERC Act also places a duty on Local Planning Authorities
to have regard to the purpose of conserving biodiversity within the planning function,
where ‘conserving biodiversity’ is clarified as including ‘restoring or enhancing’ a
population or habitat.
A desktop search of local records indicates a number of Hedgehog sightings within
1km of the site. The PEA considers the site provides low value Hedgehog habitat
and makes recommendations for precautionary working.
We advise that if the Council is minded to grant planning permission, the applicant
should ensure that construction activities on site have regard to the potential
presence of Badgers, Hedgehog and other mammals to ensure that they do not
become trapped in trenches, culverts or pipes. In accordance with table 7 of the
PEA, all trenches left open overnight should include a means of escape for any
animals that may fall in. Suitable gaps should be provided in any new close-board
fencing to allow species such as Badger and Hedgehog to move through the site
post-development.
Protected Species- Breeding Birds
Government guidance is clear that local planning authorities have a duty to take
steps to preserve, maintain and re-establish wild bird habitat, such that bird
populations maintain their numbers in areas where they live naturally. The Council
needs to ensure that the population of wild birds and their habitat is appropriately
preserved and maintained as a result of the proposed development.
The applicant should be made aware that Part I of the Wildlife and Countryside Act
1981 makes it an offence to intentionally kill, injure or take any wild bird, or
intentionally to damage, take or destroy its nest whilst it is being built or in use. The
applicant should take action to ensure that development activities such as
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vegetation or site clearance are timed to avoid the bird nest season of early March
to August inclusive.
If this is not possible and only small areas of dense vegetation are affected, the site
could be inspected for active nests by an ecologist immediately prior to clearance
works. If any active nests are found they should be left undisturbed with a buffer
zone around them, until it can be confirmed by an ecologist that the nest is no longer
in use.
Biodiversity enhancements
The National Planning Policy Framework (NPPF) makes it clear (para 170) that
“Planning policies and decisions should contribute to and enhance the natural and
local environment by; minimising impacts on and providing net gains for biodiversity,
including by establishing coherent ecological networks that are more resilient to
current and future pressures”.
Paragraph 174 requires the promotion of “the conservation, restoration and
enhancement of priority habitats, ecological networks and the protection and
recovery of priority species; and identify and pursue opportunities for securing
measurable net gains for biodiversity”.
Paragraph 175 also requires that “opportunities to incorporate biodiversity
improvements in and around developments should be encouraged, especially where
this can secure measurable net gains for biodiversity”.
This development offers opportunities to restore or enhance biodiversity and such
measures will assist the Local Authority in meeting the above obligation and also
help offset any localised harm to biodiversity caused by the development process.
The development should progress in line with Table 7 of the PEA and Table 5 of Bat
Emergence and Re-entry Surveys.
In addition, the Arboricultural report sets out that a number of trees and tree groups
of varying arboricultural quality will be removed as part of the planning proposals. It
would appear from the proposed site plan that a number of trees will be planted,
although it is unknown whether replacement planting not only compensates for the
loss of the existing trees, but also provides a biodiversity net gain on site. It is noted
that some of the trees will be located in private residential gardens, which once in
private ownership, cannot be controlled. There is also noted to be public residential
amenity space.
We advise that the applicant clarifies prior to determination of the application that
there will be a measurable biodiversity net gain at the site, preferably in public
areas, secured as a result of the proposed development. The applicant may wish to
use an appropriate metric such as the DEFRA Biodiversity Metric 2.0 to
demonstrate how the site will provide biodiversity net gain.
Representations:
Letters were sent to neighbouring properties on 15th February 2021, a site notice
was posted 18th February 2012 and advertised in local press on 25th February 2021.
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10 responses have been received raising the following issues:
Issue

Response

Inadequate parking

See paragraph 6.34 – 6.39

No need for the development

See paragraph 6.56 – 6.57

Noise & disturbance

See paragraph 6.30

Inconvenience during construction

See paragraph 6.31

Out of character with surrounding
area

See paragraphs 6.13 – 6.17

Increase in traffic and congestion

See paragraph 6.34 – 6.39

Overdevelopment

See paragraph 6.13 – 6.17

Overlooking and loss of privacy

See paragraph 6.27 -6.29

Overshadowing

See paragraph 6.27 -6.29

Crime fears

See paragraph 6.32

Health fears

See paragraph 6.32

Poor design

See paragraph 6.13 – 6.17

Loss of/harm to trees

See paragraph 6.47 – 6.51

Harm to wildlife habitat

See paragraph 6.52 – 6.55

Drainage/sewage capacity

See paragraph 6.32

Flooding
Loss of buildings

See paragraph 6.32
The buildings are not designated
and there is no in principle
objection to their loss
This is not a material planning
consideration
Each application must be
assessed on its own merits
This is not a material planning
consideration

Property devaluation
Alternative location or proposal
preferred
Loss of private view
1.0

Site and Character Appraisal

1.1

The site extends to 0.3ha and is located within an established housing estate.
The building on the site comprises of a series of 1 and 2 storey residential
buildings and an area of garaging laid out as a garage court and
accommodates 28 self-contained flats with a unit mix of 26 studios and a 2bed flat and a 3-bed flat. The development was originally built as sheltered
accommodation for the over 60s. However, the studio flats are currently
occupied and used by the Council to accommodate households for a
temporary period who are awaiting permanent accommodation. There is a
vacant retail unit on site which was originally used as a convenience store but
has been closed since October 2014. The building also accommodates a
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shared lounge and kitchen area that was formerly used by the sheltered
accommodation residents as a congregation and meeting space. These
spaces are no longer in regular use. There are also 5 garages on site, 4 of
which are currently let to non-occupants and one is let to an occupant of
Chave Croft.
1.2

The site has a fall across it from south to north by approximately 4m and from
west to east by approximately 2m. To the north and west the site abuts
residential properties with landscaped rear gardens. These properties front
onto Long Walk. They are 2 storey semi-detached dwellings linked by single
storey garages. To the east the site abuts an area of open landscape which
fronts onto Long Walk and Broad Walk. Directly opposite are two blocks of
flats, 3 and 4 storey in heights. To the south the site abuts an area of car
parking and grassed open space which serves a terrace of 2 storey
residential properties along Chavecroft Court. The site is accessed off both
Long Walk to the north and Broad Walk to the east.

2.0

Added Value

2.1

Improvements secured at the pre-application stage: Pre-application advice
was sought (ref: PAM/20/00290) on a scheme very similar to the current
proposals. The applicants were advised that the application would need to
provide evidence in support of the proposal to replace the existing sheltered
housing with new residential housing and to justify the loss of the vacant retail
unit on the site. Further advice was provided on the ned to provide balance
between the amount of hard and soft landscaping, on the need to meet the
adopted parking standards in full and on the use of appropriate materials

2.2

Improvements secured during the course of the application: Following
concerns raised by officers and Surry Highways revised plans have been
received which increase the amount of parking proposed

2.3

Further improvements could be secured through the use of conditions and a
legal agreement to secure affordable housing provision.

3.0

Relevant Planning and Enforcement History

3.1

There is no relevant planning history.

4.0

Proposal and Design Approach

4.1

This is a full application for the demolition of the existing buildings on the site
and the erection of a two buildings containing a total of 23 new homes in a
mixture of flats and houses. The proposals would be provided as affordable
housing and would comprise a mix of 5 x 3 bed houses in Block 1 and 18 flats
in Block 2 (7 x 1 bed and 11 x 2 bed). Each of the houses would include a
garage and a parking space, and a further 34 new parking spaces would be
provided. 12 existing spaces would be retained for the residents of
Chavecroft Terrace.
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4.2

Each of the proposed houses would be provided with a private rear garden,
whilst the flats would be provided with terraces at ground floor level or
balconies on the upper floors. Other open areas of the site would be
provided as landscaped areas and for communal amenity space.

4.3

Building forms would be relatively traditional, reflecting the scale and massing
of buildings in the surrounding area. The buildings would be finished in a
mixture of different coloured bricks, with brick detailing, and brown concrete
tiles to pitched roofs. Windows would be provided with grey uPVC frames
and there would be matching dark grey rainwater goods.

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 made up of predominantly 2 storey residential
properties ranging from the middle of the twentieth
century to early twenty first century. Their forms are
typically vernacular with pitched roofs, some chimneys
and occasional detail in bay windows and balconies.
Immediately to the east of the site are a group of mid to
late twentieth century flatted blocks at 3 and 4 storey.
Their forms are typical of the type of mass housing that
was erected at that time.
The overall architectural language is non-descript with no
buildings of any real merit.
Site features meriting retention are listed as a number of
mature trees on the site.

Involvement

Community views were sought by the applicants who,
due to the lockdown restrictions, undertook preapplication consultation over the internet with local
residents and ward councillors.

Evaluation

The statement does not include any evidence of other
development options being considered.

Design

The statement does not explain why the proposal was
chosen
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Further details of the development are as follows:
Site area

0.5ha

Existing use

Sheltered housing and hostel
accommodation.

Proposed use

Residential

Existing parking spaces

17

Proposed parking spaces

55

Parking standard

44 + 11 reprovided

Number of affordable units

23

Proposed site density

46 dpha

Density of the surrounding area

49 dpha

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),
CS14 (Housing Needs)
CS15 (Affordable Housing)
CS17 (Travel Options and accessibility)

5.3

Reigate and Banstead Development Management Plan 2019
RET4 (Loss of shops outside of designated centre)
DES1 (Design of New development)
DES4 (Housing Mix)
DES5 (Delivering high quality homes)
DES7 (Specialist Accommodation)
DES8 (Construction Management)
DES9 (Pollution and Contaminated Land)
TAP1 (Access, Parking and Servicing)
CCF1 (Climate Change Mitigation)
NHE3 (Protecting trees, woodland areas and natural habitats)
EMP5 (Local Skills and Training Opportunities)
INF3 (Electronic communication networks)
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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
Affordable Housing

Other

Human Rights Act 1998
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, in particular as
a contribution to affordable housing supply. However, the principle of
acceptability in this case rests upon considering the impact of the proposal
and any 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:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Loss of affordable housing
Loss of a retail unit
Design appraisal
Housing Mix
Standard of Accommodation
Neighbour amenity
Highway matters
Refuse Collection
Trees and Landscaping
Impact on Bio-diversity
Affordable Housing
Energy and Sustainability
Withdrawal of Permitted Development Rights
Community Infrastructure Levy

Loss of affordable housing
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6.4

The site was built in the 1960s as sheltered accommodation for the over 60s.
The applicant states that this use ceased approximately 12 years ago when
the residents were rehoused to more suitable accommodation. It is
understood that it was no longer viable to continue this use, due to
unsuitability of the units for the needs of elderly residents. The units have no
disabled access and there are significant level changes and stepped access
across the site. The small sizes of the studio flats and the lack of private
amenity space have also made finding tenants for the properties difficult, as
other, more suitable accommodation was available nearby.

6.5

It is understood that the units have since been offered to local residents
waiting for permanent affordable housing as a temporary accommodation,
whilst they await permanent accommodation by the Council. The site
currently has 28 units of affordable housing for short term use. The
development proposes 23 units of affordable housing, resulting in a net loss
of 5 affordable housing units.

6.6

DMP Policy DES6: ‘Affordable housing’ states (criterion 6) that planning
permission will not be granted for development that would result in a net loss
of affordable homes that were secured by planning obligation or condition.
The existing units have not been secured by a legal agreement and are
therefore compliant with the DMP Policy DES6 (6).

6.7

The Council’s Affordable Housing Supplementary Planning Document (SPD)
(paragraph 5.57 & 5.58) explains that the Council will not resist the loss of
affordable housing that has not been secured by planning obligation or
condition, as experience shows that typically these affordable homes are
outdated and no longer fit for purpose. The Council recognises that the
redevelopment of these sites will deliver other benefits such as regeneration
benefits, provide more modern/ better sized dwellings, improve the quality of
housing or deliver a better tenure mix.

6.8

The evidence provided with the application suggests that the existing units
are no longer fit for purpose due to their small sizes and lack of individual
amenity space. Furthermore, the building is of poor construction quality with
inadequate sound insulation, resulting in frequent neighbour disputes and
disturbances. It is therefore considered that there are no objections to the
loss of affordable housing in this instance.
Loss of Retail Space

6.9

DMP Policy RET4: ‘Loss of shops outside of designated centres’ states that
outside of designated town and local centres, proposals resulting in the loss
of retail uses will be permitted where:
1. The proposal would contribute to the vitality and vibrancy of the area or
the availability of important services in the locality;
2. The use proposed is a community facility which would benefit local
residents, or
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3. Reasonable attempts have been made for a minimum 6 months period
without success to let or sell the premises for a retail or community use
(see marketing requirements in Annex 3).
6.10 The existing retail unit on site was originally used as a convenience store but
has been vacant since October 2014 and is currently used as storage by
Raven Housing Trust. The applicant states that there has been no demand
for the retail unit since it closed down due to the poor location and lack of
footfall which is necessary to make a retail unit commercially viable.
6.11 The Council’s Planning Policy team have reviewed the details submitted with
the application and note that no marketing evidence has been provided to
show that reasonable attempts have been made for a minimum 6 months
period to let or sell the unit for a retail or community use (in accordance with
Annex 3 of the DMP), however a retail report was submitted with the
application, assessing the viability of providing a replacement retail unit as a
part of the new development. It concluded that the established
neighbourhood retail provision at Tattenham Corner, Tadworth, Shelvers Way
and Marbles Way (located withing the Preston Estate), provide more than
sufficient retail facilities and it is unlikely that a stand-alone retail unit at
Chave Croft would attract an occupier that could sustain a business on
commercial terms. Furthermore, the are vacant retail units to let in the nearby
area, demonstrating a lack of demand/ overprovision of existing retail
floorspace. It is therefore believed that the inclusion of a replacement retail
unit in the new development would be unviable.
6.12 In addition, the redevelopment of the existing site would replace a nearly
redundant, badly designed building with a modern accommodation, providing
much needed affordable housing, contributing to the vitality and vibrancy of
the area. Given the reasons above, no objections are raised to the loss of
retail space.
Design appraisal
6.13 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.
6.14 The area around the site is characterised by a mixture of two storey terraced
housing and larger four storey blocks of apartments set in spacious grounds.
The proposed development is of a similar form and character with a part three
storey and part four storey block of apartments and a terrace of three storey
houses. The proposed apartments and houses would be broadly located on
the footprint of the existing buildings on the site and the retention of the large
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area of open space at the western end of the site and in front of the larger
block of flats would reflect the form and scale of development to the east,
where apartment blocks are set in more spacious surroundings.
6.15 The site has a significant slope down from south to north which has enable
the proposed apartments and the terrace of houses to be set at a lower level
than the neighbouring properties to the south and west, but higher than those
to the north. The changing levels allow the ground floor accommodation in
both buildings to be set below ground level which leads to the proposed
apartment block having a three storey scale above ground level on the
southern side of the site.
6.16 The scale, form and external appearance of the proposed buildings is
considered to be in principle acceptable, and in general terms would conform
with the character of the area. The area around the site is characterised by
relatively simple forms, in terms of design, dating from the mid-twentieth
century. Proposed building forms would be relatively traditional, reflecting the
scale and massing of buildings in the surrounding area. The buildings would
be finished in a mixture of different coloured bricks, with brick detailing, and
brown concrete tiles to pitched roofs. Windows would be provided with grey
uPVC frames and there would be matching dark grey rainwater goods.
6.17 Overall, it is considered that the proposed development would relate well to
its surroundings, would have an acceptable impact on the character and
appearance of the area, and would accord with DMP Policy DES1.
Housing Mix
6.18 DMP Policy DES4: ’Housing mix’ states that all new residential developments
should provide homes of an appropriate type, size and tenure to meet the
needs of the local community. It states that the proposed housing mix must
respond appropriately to any other relevant evidence of local need and
demand for different sizes and types of housing, including the Council’s most
recent Strategic Housing Market Assessment (or similar) and it must address
any site specific requirements contained in this or other relevant local plan
documents, including the requirements of the Affordable Housing SPD.
6.19 DMP Policy DES 6:’Affordable housing’ (criterion 3) states that the tenure mix
of the affordable housing provided on each qualifying site should contribute
(to the Council’s satisfaction) towards meeting the latest assessment of
affordable housing needs. It also states (criterion 4) that the size mix of the
affordable housing provided on each qualifying site, expressed as number of
bedrooms and bed spaces, should take into account the affordable housing
needs in the borough at the time, the size of the market homes provided on
the site, and the prevailing type of housing in the area.
6.20 Paragraph 2.1.32 of the Explanation to DMP Policy DES6 elaborates on this
policy requirement, advising that “the latest evidence of affordable housing
needs in the borough identifies a need for 60% rented and 40% other
affordable housing tenures, and for 1, 2, and 3-bedroom flats and houses”. It
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also encourages developers and agents, when designing development
schemes, to discuss the local affordable housing needs at the time with the
Council’s Housing Service and/or a locally-active registered provider.
6.21 The Council’s most recent Strategic Housing Market Assessment (now
referred to in national policy as a Housing Needs Assessment) was
completed in October 2019. This identified the following mix requirements:
•

Tenure Mix: 62% rented and 38% other affordable home ownership

•

Size Mix of housing:

Table 1: Affordable Housing Needs by Tenure and Property Size (beds)
Number of bedrooms

Affordable Rented
Accommodation
(social rented,
affordable rent of
affordable private rent)

Other Affordable Home
Ownership
Accommodation

1 bedroom properties
2 bedroom properties
3 bedroom properties
4+ bedroom properties

20%
40%
30%
10%

20%
45%
25%
10%

Source: Iceni 2019 Housing Needs Assessment

6.22 The proposed development of 23 affordable housing units offers the tenure
mix as 100% social rented and 0% other affordable home ownership
accommodation. This is not in line with the most recently assessed affordable
housing need. The proposed size mix of the social rented units is 7 x 1
bedroom units (30%), 11 x 2 bedroom units (48%) & 5 x 3 bedroom units
(22%), is broadly in line with the most recently assessed affordable housing
need.
6.23 The Council’s Affordable Housing SPD (paragraphs 5.22 & 5.23) states that
the Council may negotiate an alternative tenure split where it would lead to
the delivery of a greater number social rent units, however, in accordance
with Paragraph 64 of the NPPF the Council will require 10% of all of the
homes on the site to be provided as affordable home ownership products
unless the development is exclusively for affordable housing, is a self-build
scheme, provides specialist accommodation for a group of people with
specific needs or provides solely build to rent homes. Where variations to
tenure and mix of housing are proposed this needs to be discussed with the
Council prior to submission of a planning application.
6.24 The proposed scheme is exclusively for affordable housing and it is
understood that the proposed tenure and size mix has been discussed and
agreed in principle between the applicant (Raven Housing Trust) and the
Council’s Housing Officer during a pre-application meeting. No objections are
therefore raised to the proposed housing mix.
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Standard of Accommodation
6.25 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.
6.26 The submitted plans demonstrate that each flat in the proposed block of
apartments and each houses would meet the relevant space standard, and
that habitable rooms within each dwelling would receive adequate sunlight
and daylight. Private amenity space would be provided for the houses and
ground floor flats whilst the upper floor flats would each be provided with a
private balcony. Other areas on the site would be available as communal
amenity space. As a result, it is considered that the proposals would accord
with the requirements of DMP Policy DES5.
Neighbour amenity
6.27 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.
6.28 There would appear to be adequate separation to neighbouring properties in
Long Walk to ensure that the amenities of neighbouring residents are not
harmed. To the west, the rear elevations of the proposed houses would have
a separation distance of 26m to the rear elevations of properties in Long
Walk. To the north, the flank elevation of plot 19 would be located over 15m
from the rear elevation of properties in Long Walk, and although at a higher
level would be separated by a boundary wall and fence located 4m away from
the flank elevation.
6.29 To the south, the proposed dwellings, both houses and flats, would be
located approximately 22m from the front elevation of the existing terrace of
houses on Chavecroft Terrace, which is considered acceptable and sufficient
to ensure the amenities of those residents are not harmed. The balconies
proposed for the apartments are located on the eastern and northern
elevations and benefit from views over the public areas of open space to the
east of the block.
6.30

Noise and disturbance resulting from the development when completed
would be acceptable and accord with normal residential environments. The
development proposes the use of the existing access points and the
additional movements generated by the proposals are not considered likely
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to cause undue noise and disturbance over and above that which already or
could take place from the existing buildings on the site.
6.31 Objection was raised on the grounds of inconvenience during the construction
period. Whilst it is acknowledged there may be a degree of disruption during
the construction phase, the proposal would not warrant refusal on this basis
and statutory nuisance legislation exists to control any significant disturbance
caused during the construction of the proposal. A construction method
statement would be secured by planning condition.
6.32 Objections have been received due to the loss of private views, but this is not
a material planning consideration. Concern has been raised from
neighbouring properties regarding fear of crime, flooding and
drainage/sewage. The proposal would result in the redevelopment of existing
residential buildings, new boundary treatment is proposed, and the
development is not considered to cause crime issues. The site is not located
within a flood zone and sewage capacity would be assessed at building
control stage. The proposal is considered to have a satisfactory impact with
regards flooding and drainage/sewerage capacity. It is recommended that a
condition be applied to any grant of permission to ensure that sustainable
drainage is present on the site and an appropriate surface water drainage
scheme implemented.
6.33 Overall, whilst giving rise to a degree of change in the relationship between
buildings, the proposed development would not adversely affect the amenities
of neighbouring properties, and therefore complies with DMP Policy DES1 in
this respect
Highway matters
6.34 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.
6.35 It is proposed that the existing access points into the site from Long Walk and
Broad Walk are to be re-used, albeit with minor changes to the configuration
of the access from Broad Walk. No objections have been raised to these
arrangements by the County Highway Authority, subject to conditions.
6.36 With regards to car parking, the site is located in an area which is assessed
as having low accessibility to public transport and other shops and services.
In such areas, a 1 bedroom flat would require 1 car parking space, a two
bedroom flat would require 2 spaces, and a three bedroom house would
require 2 spaces. A further 5 visitor parking spaces would be required.
6.37 In this case, the Council’s parking standards are met in full. Each house
would be provided with two spaces, in the form of a garage of an acceptable
size and a parking space in front of the garage. A further 34 spaces are
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provided in the site, 29 for residents and 5 for visitors including 3 spaces in a
layby parking area on Broad Walk. These spaces would be provided in place
of existing on-street parking which by virtue of being in a layby would allow
on-street parking on the opposite side of the Broad Walk. In these
circumstances, the layby parking area would not result in a loss of parking.
6.38 As noted above, part of the application site is currently used for parking for
residents of Chavecroft Terrace. This area currently provides 12 parking
spaces for existing residents. The proposals include 12 parking spaces in a
re-configured parking area close to Chavecroft Terrace for existing residents.
6.39 The CHA recommend that each of the houses is provided with a fast charge
point for electric vehicles and 6 of the parking spaces for flats is provided with
a fast charge point, with a further 6 spaces to be provided with an electric
supply for fast charge points in the future.
6.40 The developer has submitted a travel information pack. This should be
distributed to the first residents of the development. It is recommended that a
condition be imposed to ensure this takes place.
6.41 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.
Refuse Collection
6.42 Part 7 of Policy DES1 of the Development Management Plan 2019 requires
new development to provide for accessible and sensitively designed and
located waste and recycling bin storage in accordance with the Council’s
guidance document ‘Making Space for Waste’.
6.43 The submitted plans show provision of a refuse store close to the site
entrance from Long Walk. The store would provide sufficient refuse storage
for all properties including the houses. All residents would be required to bring
their refuse to the refuse store for collection. The refuse collection vehicle
would reverse into the site entrance on collection day and make collections
from that point.
6.44 The proposed refused collection arrangements have been reviewed by the
Council’s Neighbourhood Services team and are generally considered
satisfactory and represent the best solution for the site. A concern has been
raised with regards to the proximity of cars parked on Long Walk opposite the
site entrance which may restrict the ability of the refuse collection vehicle to
reverse into the access point. The submitted plans show that on-street
parking in this location would be amended to half on and half off the
pavement to allow for the reversing manoeuvres. The swept path tracking for
the refuse collection vehicle shows that in completing this manoeuvre, it
would bring the vehicle close to any parked cars, and concerns have been
raised with regards to the possibility of damage to parked vehicles. To ensure
safe passageway, Neighbourhood Services state that they we’d like to see
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30cm buffer on both sides of the tracking. Based on the plan, they state that
they would like to see a condition that prohibits the parking of vehicles on the
highway within the direct vicinity of the refuse vehicles’ swept path, to ensure
a reliable and safe access to the new development.
6.45 Given that on-street parking is well used in the area and that any loss of
parking would result in shortages in the area, it is considered that the parking
shown in this area would be better served by a layby opposite the site
entrance, rather than the half on and half off parking. This has been
discussed with the applicants who would be amenable to this proposal.
6.46 In the circumstances, it is considered that revised proposals should be
provided for the parking of cars in this location and a pre-commencement
condition is suggested to the effect that further details of this are required.
6.47 Neighbourhood services have also requested that a condition should be
imposed requiring further details of the communal bin store size, layout and
types of bins to be submitted to ensure that the facility meets with their
approval before it is constructed, and to take account of any changes in
legislation relating recycling.
6.48 Subject to these conditions it is considered that the proposals would make
provision for acceptable refuse collection arrangements and would accord
with DMP policy DES1.
Trees and Landscaping
6.49 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.
6.50 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.
6.51 The tree officer has reviewed a revised arboricultural report which identifies
all the below ground issues such as incursions into the RPA of individual
trees, and the relevant measures that must be implemented to ensure all the
retained and incorporated into the proposed layout. He notes that there are a
couple of issues that have not been discussed in the report these being the
impact on the trees T03 and T08. The footprint of the plot nearest to tree T03
is slightly larger than the existing building and will require immediate remedial
works to enable the erection of protective fencing. It is likely that additional
works will be required to increase the clearance between the canopy and
building. As this is an A grade tree it is essential that any future tree works will
not be harmful to its amenity and it continues to contribute and enhance the
character of the area. To overcome this issue a finalised tree protection
condition which includes a detailed specification to T03 will be required.
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6.52 The location of tree T03 may be a cause of concern to future occupants
because of leaf litter or loss of light and this may result in drastic tree works to
address these issues. A condition that requires an application to undertake
any works would safeguard its future.
6.53 In light of these comments, and subject to the imposition of the appropriate
conditions, it is considered that the proposed development would have a
satisfactory relationship with the important retained trees on the site and
would accord with the provisions of DMP Policy NHE3.
Impact on Bio-diversity
6.54 The application is supported by a Preliminary Ecological Assessment and by
a Bat Emergence and Re-entry surveys. The Preliminary Ecological
Assessment describes the baseline ecological conditions at the site;
evaluates habitats within the survey area in the context of the wider
environment; and describes the suitability of those habitats for notable or
protected species. It identifies significant ecological impacts as a result of the
development proposals; summarises the requirements for further surveys and
mitigation measures, to inform subsequent mitigation proposals, achieve
Planning or other statutory consent, and to comply with wildlife legislation.
6.55 The report concludes that the site and buildings on the site are generally of
below average habitat value for bats, invertebrates and birds and that there
were no suitable habitats for reptiles, amphibians and other terrestrial animals
such as badgers. The report provides a number of recommendations for
enhancements to the site to improve the bio-diversity value of the
development. In the event that planning permissions is granted a condition is
recommended to the effect that the recommendations of the Preliminary
Ecological Assessment are implemented prior to the occupation of the site.
6.56 The Bat Emergence and Re-entry surveys noted the existence of a day roost
for one common pipistrelle. The demolition of the buildings on the site would
result in the destruction of the roost. In these circumstances the bat report
notes that a European Protected Species Mitigation Licence (EPSML) will be
required from Natural England prior to the commencement of works and
once planning has been granted. The report also notes that the developed
site can be enhanced for the bat species observed to be foraging and
commuting across the site during the surveys by installing of a minimum of
two bat boxes on mature trees around the site boundaries/retained buildings.
In the event that planning permissions is granted a condition is recommended
to the effect that the recommendations of the Bat Emergence and Re-entry
Report are implemented prior to the occupation of the site.
6.57 In order that the proposed development provides bio-diversity improvements,
the recommendations of the ecological assessment will be required, including
that the trees to be planted by condition are specifically chosen for their
biodiversity benefits. Subject to the imposition of a condition, it is considered
that the proposals would accord with the provisions of DMP Policy NHE2.
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Affordable Housing
6.58 DMP Policy DES6: ‘Affordable Housing’ (criterion 2b) requires all
developments of 11 or more homes which are not in allocated greenfield
urban extension sites, nor within regeneration sites, to provide 30% of the
homes as affordable housing. In exceptional circumstances, where it can be
justified, should the Council consider it would not be suitable or practical to
provide affordable housing on site it may accept affordable housing provided
on an alternative site or as a payment in lieu.
6.59 The proposed development will provide 100% affordable housing of social
rent tenure. These will be provided by the applicant, Raven Housing Trust,
who is a registered provider. It is understood that only 30% will be secured in
a legal agreement (as set out in DMP Policy DES6). The remaining 70% will
be provided outside of a legal agreement to allow the above policy-compliant
provision. This will enable the applicant, Raven Housing Trust to apply for
“Affordable Homes Programme” funding from Homes England. This approach
has been previously agreed between the applicant (Raven Housing Trust)
and the Council on a similar site (15/01798/F) and would be compliant with
the DMP Policy DES6.
Energy and Sustainability
6.60 The application is supported by a Sustainability and Energy Statement. This
report assesses the Proposed Development against relevant sustainability
standards as well as sustainability and energy policies aims and objectives.
The report notes that the key beneficial impacts of the scheme in relation to
sustainability can be summarised as follows:
• Efficient use of land;
• Provision of a high-quality scheme in an area with good access to
public transport;
• Provision of residences visually integrated in its surroundings;
• The proposed development could achieve an 11.78% carbon reduction
via the lean stage, a 34.30% energy reduction by the use of onsite
renewable technologies. The carbon emissions (DER) of the proposed
development can also be reduced by 46.09% when compared to the
TER. This enables the building to comply with Building Regulation Part
L 2020. L1A.
• Good practice environmental design, including good daylight, thermal
comfort and acoustics;
• Development that is accessible to all, including the disabled and
promotes pedestrian and bicycle access;
• Provision of water efficient sanitary ware;
• Implementation of sustainable urban drainage systems;
• Minimisation of impact on biodiversity and provision of ecological
enhancements;
• Maximisation of recycling and implementation of the best practicable
environmental options for nonrecyclable residual waste;
• Incorporation of Inclusive Design principles in the design process;
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Provision of a travel information leaflet;
Adherence to sustainable construction site management practices
including:
- Sourcing timber from reclaimed, reused or responsible sources;
- Developing and implementing a Site Waste Management Plan
(SWMP);
- Reducing environmental impacts of construction.

6.61 In light of the above it is considered that 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.
It is noted that the SAP calculations submitted with the Energy Statement are
noted as draft and therefore a condition is imposed requiring further details to
be submitted following the grant of any planning permission. .
Withdrawal of Permitted Development Rights
6.62 Given the relatively small plot sizes for the proposed houses it is also
recommended that permitted development rights be withdrawn for the
proposed dwellings so that the Council is able to retain control of the size and
design of further extensions at ground floor level and within the roof space.
Community Infrastructure Levy (CIL)
6.63 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, road,
public transport and community facilities which are needed to support new
development. Due to the fact that the scheme would provide 100% affordable
housing, this development would not be CIL.
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
Location Plan
Existing floorplans
Existing floorplans
Existing elevations

Reference
342-MHA-ZZ-ZZ-DR-A0100-A1
ENC-231120-7LL3 GFP
ENC-231120-7LL3 FFP
ENC-231120-7LL3 ELV1

Version
C03

Date
21/01/2021
21/01/2021
21/01/2021
21/01/2021
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Existing elevations
Proposed site layout
Proposed floorplans
Proposed elevations
Proposed floorplans
Proposed floorplans
Proposed roof plan
Proposed elevations
Proposed bin store
Proposed street scene
Proposed street scene
Proposed street scene
Proposed elevations
Proposed elevations
Proposed site layout
Proposed site layout
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ENC-231120-7LL3 ELV2
342-MHA-ZZ-ZZ-DR-A0010-A1
342-MHA-HO-ZZ-DR-A0030-A1
342-MHA-HO-ZZ-DR-A0030-A1
342-MHA-FL-ZZ-DR-A0032-A1
342-MHA-FL-ZZ-DR-A0033-A1
342-MHA-RF-ZZ-DR-A0034-A1
342-MHA-FL-ZZ-DR-A0035-A1
342-MHA-BS-ZZ-DR-A0036-A1
342-MHA-ZZ-ZZ-DR-A0040-A1
342-MHA-ZZ-ZZ-DR-A0041-A1
342-MHA-ZZ-ZZ-DR-A0042-A1
342-MHA-HO-ZZ-DR-A0045-A1
342-MHA-HO-ZZ-DR-A0046-A1
65201839-004
65201839-006

C05

21/01/2021
25/05/2021

C01

21/01/2021

C01

21/01/2021

C02

21/01/2021

C02

21/01/2021

C01

21/01/2021

C02

21/01/2021

C01

21/01/2021

C03

25/05/2021

C02

21/01/2021

C02

21/01/2021

C01

21/01/2021

C01

21/01/2021

P03
P04

25/05/2021
25/05/2021

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.
3.

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
safeguard the visual amenities of the locality with regard to Reigate and
Banstead Development Management Plan 2019 policy DES1.

4.

No development shall take place above slab level until written details of the
materials to be used in the construction of the external surfaces, including
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.
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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.
5.

No development shall commence including demolition and or groundworks
preparation until a detailed, scaled finalised Tree Protection Plan (TPP), a
related finalized Arboricultural Method Statement (AMS) and a detailed work
specification for T03 that identifies branches too be either reduced or
removed but does not have an impact on its visual amenity is to be
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, type of surfacing for the entrance
drive and location of 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, DES1 and DES3 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

6.

No pruning, removal or other works to the retained trees and hedges located
both within and overhanging the site, shall take place during construction, or
for 5 years after completion except with the prior written approval of the Local
Planning Authority. Any tree work already approved as part of this consent
and any other work undertaken should be done in accordance with British
Standard 3998 ‘Recommendations for Tree Work’. If any of the retained trees
or hedges, within the site, controlled by this condition, are removed, die, or
become damaged or diseased within five years of completion, it/they shall be
replaced before the expiry of one calendar year by tree/s or hedge/s, to a
planting specification agreed in writing by the Local Planning Authority.
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 and the recommendations within British Standard
5837:2012 Trees in relation to design, demolition and construction

7.

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.
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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. Trees should be chosen that will benefit the
biodiversity of the site.
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.
8.

Prior to the commencement of the development full details (and plans where
appropriate) of the waste management collection points, (and pulling
distances where applicable), throughout the development shall be submitted
to and approved in writing by the Local Planning Authority.
All waste storage and collection points should be of an adequate size to
accommodate the bins and containers required for the dwelling(s) which they
are intended to serve in accordance with the Council's guidance contained
within Making Space for Waste Management in New Development.
Each dwelling or flat shall be provided with the above facilities in accordance
with the approved details prior to occupation of the relevant dwellings.
Reason: To provide adequate waste facilities in the interests of the amenities
of the area and to encourage in accordance with policy DES1 of the Reigate
and Banstead Development Management Plan 2019.

9.

The development hereby permitted shall not commence until details of the
design of a surface water drainage scheme have been submitted to and
approved in writing by the planning authority. The design must satisfy 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)

Evidence that the proposed final solution will effectively manage the 1
in 30 & 1 in 100 (+40% allowance for climate change) storm events and
10% allowance for urban creep, during all stages of the development.
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The final solution should follow the principles set out in the approved
drainage strategy. Associated discharge rates and storage volumes
shall be provided using a maximum discharge rate of 2 l/s.
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.).
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 from increased flood risk.
Details of drainage management responsibilities and maintenance
regimes for the drainage system.
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 national Non-Statutory Technical
Standards for SuDS and the final drainage design does not increase flood
risk on or off site.
10.

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

11.

Notwithstanding the approved plans the development shall not be
commenced until a scheme for a revised parking layout on the northern side
of Long Walk opposite the site entrance has been submitted to and approved
in writing with the Local Planning Authority. The approved details shall be
implemented before occupation of the site and maintained as such thereafter.
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.

12.

Notwithstanding the submitted plan numbered 65201839_006 Rev P04 the
development shall not be occupied until the existing bellmouth vehicular
access to Broad Walk has been constructed in accordance with a revised
plan to show sight lines of 46 metres to the middle of the carriageway to the
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north and 43 metres to the near side carriageway edge to the south, both
from 2.4 metres back in to the access from the nearside carriageway edge.
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.
13.

The development shall not be occupied until the three car parking bays on
Broad Walk have been provided in accordance with the approved plan
numbered 65201839_006 Rev P04.
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.

14.

The development hereby approved shall not be first occupied unless and until
space has been laid out within the site in accordance with approved plan
numbered 0010 Rev C05. for vehicles to be parked and for vehicles to turn so
that they may enter and leave the site in forward gear. Thereafter the parking
and turning areas shall be retained and maintained for their designated
purposes.
Reason: The condition above is required in order that the development
should not prejudice highway safety, nor cause inconvenience to other
highway users, and to accord with the National Planning Policy Framework
2019 and Policy TAP1 Parking, access, and Servicing of the Reigate and
Banstead Local Plan Development Management Plan September 2019.

15.

No development shall commence until a Construction Transport Management
Plan, to include details of:
(a) parking for vehicles of site personnel, operatives and visitors
(b) loading and unloading of plant and materials
(c) storage of plant and materials
(d) programme of works (including measures for traffic management)
(e) provision of boundary hoarding behind any visibility zones
(f) HGV deliveries and hours of operation
(g) vehicle routing
(h) measures to prevent the deposit of materials on the highway
(i) before and after construction condition surveys of the highway at Broad
Walk and Long Walk and a commitment to fund the repair of any damage
caused.
(j) no HGV movements to or from the site shall take place between the hours
of 08:00 and 09:00 hours and 15:15 and 16:00 hours nor shall the contractor
permit any HGVs associated with the development at the site to be laid up,
waiting, in any of the roads surrounding the site.
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(k) on-site turning for construction vehicles
(l) construction hours.
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.
16.

The development hereby approved shall not be occupied unless and until
each of the five 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 meet the needs of the occupiers and to accord with the National
Planning Policy Framework 2019 and Reigate and Banstead Core Strategy
2014 Policy CS17 (Travel Options and Accessibility).

17.

The development hereby approved shall not be occupied unless and until six
of the car parking spaces for the flats 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) and a further six of available
spaces are provided with power supply to provide additional fast charge
sockets 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 meet the needs of the occupiers and to accord with the National
Planning Policy Framework 2019 and Reigate and Banstead Core Strategy
2014 Policy CS17 (Travel Options and Accessibility).

18.

The submitted "Resident and Visitor Travel Information Pack" appended to
the Sweco Technical Note dated 26 03 21 at appendix C shall be distributed
to each of the first occupiers of each house and apartment.
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 include wildlife friendly access (hedgehog holes)
and 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.

If, prior 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 scheme shall include an investigation and assessment to
identify the extent of contamination and the measures to be taken to avoid
risk to the surrounding environment when the site is developed.
The remediation strategy hall be implemented in accordance with such
details as may be approved and a remediation validation report shall be
required to be submitted to the local planning authority to demonstrate that
the agreed strategy has been complied with.
Should no ground contamination be readily identified during development,
confirmation of this should be provided in writing to the local planning
authority.
Reason: To comply with Policy DES9 of the Reigate and Banstead
Development Management Plan 2019.

21.

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 LPA 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

Planning Committee
9th June 2021

Agenda Item: 7
21/00135/F

with regard to policy CS10 of the Reigate and Banstead Borough Core
Strategy and the provisions of the NPPF.
22.

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.

23.

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 extensions permitted by Classes
A, B, C and E of Part 1 of the Second Schedule of the 2015 Order shall be
constructed on the houses 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.

24.

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.

25.

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
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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.
26.

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.
27.

The development hereby permitted shall be implemented in accordance with
the recommendations, avoidance and mitigation measures identified in the
Preliminary Ecological Appraisal by Arbtech at section 4.2 and the Bat
Emergence and Re-Entry Report at section 4.2. Any variation shall be agreed
in writing by the Local Planning 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

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.
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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

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

7.

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.

8.

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

9.

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.

10.

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.

11.

The applicant site is situated on or in close proximity to land that could be
potentially contaminated by virtue of previous historical uses of the land. As a
result, there is the potential of ground contamination to be present beneath
part(s) of the site. Groundworkers should be made aware of this so suitable
mitigation measures and personal protective equipment measures (if
required) are put in place and used. Should significant ground contamination
be identified the Local Planning Authority should be contacted promptly for
further guidance.

12.

In seeking to address and discharge the “contamination remediation”
condition, the applicants attention is drawn to the fact that the application site
is situated on or in close proximity to land that could potentially be
contaminated by virtue of the previous historical uses of the site. Visual and
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olfactory evidence of contamination can take many forms including
hydrocarbon or solvent odours, ash and clinker, buried wastes, burnt
wastes/objects, metallic objects, staining and discolouration of soils, oily
sheen on ground water and fragments of asbestos containing materials
(ACMs) (Note: this list is intended to be used as a guide to some common
types of contamination and is not exhaustive).
13.

In seeking to address the “contamination remediation” condition, a
photographic record of works should be incorporated within the validation
report. Should no ground contamination be identified than a brief comment to
this effect shall be required to be provided in writing to the local planning
authority. The local planning authority cannot confirm that the condition has
been fully discharged until any validation report has been agreed.

14.

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.

15.

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.

16.

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-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/flooding-advice.

17.

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).

18.

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
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any excess repairs compared to normal maintenance costs to the
applicant/organisation responsible for the damage.
19.

The developer is advised that as part of the detailed design of the highway
works required by the above condition(s), 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.

20.

The Highway Authority has no objection to the proposed development,
subject to the above conditions but, if it is the applicant’s intention to offer any
of the roadworks included in the application for adoption as maintainable
highways, permission under the Town and Country Planning Act should not
be construed as approval to the highway engineering details necessary for
inclusion in an Agreement under Section 38 of the Highways Act 1980.
Further details about the post-planning adoption of roads may be obtained
from the Transportation Development Planning Division of Surrey County
Council.

21.

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.

22.

The proposed three car parking spaces Broad Walk are located within the
highway. As such they will be for public use and cannot be allocated to the
site.

REASON FOR PERMISSION
The development hereby permitted has been assessed against development plan
policies CS1, CS10, CS11, CS14, CS15, CS17, RET4, DES1, DES4, DES5, DES7,
DES8, DES9, TAP1, CCF1, NHE3, EMP5, INF3 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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3. All dimensions must be checked on site by the contractor
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