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detail.
This application is referred to Committee by the Head of Planning.
SUMMARY
This is an outline application, with all matters reserved, for the construction of 4
additional storeys of accommodation on the existing building at 46-48 Victoria Road
comprising of 42 flats in a mix of sizes (1, 2 and 3 bedroom units) and including both
private and affordable housing. The ground and first floors of the existing building
are in retail use and would be retained with the four additional storey sitting above.
The re-configured ground floor of the building would include cycle parking and
refuse storage for the proposed flats. No car parking is proposed.
Having regard to the scale of development on the north-eastern side of Victoria
Road the street and the lower element of the Russell Square development opposite,
it is considered that the proposed development would be out of scale with its
surroundings and harmful to the character of the area. Although appearance and
scale are reserved matters, the submitted plans indicate how the proposed
development may be achieved and demonstrate the difficulty in designing
extensions to meet the quantum of development applied for whilst ensuring against
harm to the character of the Victorian department store which is one of the most
attractive buildings in the town and considered to be an undesignated heritage
asset, and harm to the character of the surrounding area.
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The submitted drawings illustrate that the proposed flats would be of an appropriate
size and that each units could be provided with adequate natural sunlight and
daylight and with adequate outdoor amenity space for a town centre location.
The proposed development would be located a sufficient distance away from the
neighbouring residential properties in Russell Square so that the amenities of
neighbouring residents would not be adversely impacted in terms of overshadowing
overlooking or a loss of privacy.
The proposals do not include any parking for residents. The lack of parking on the
site would be contrary to DMP Policy TAP1 and the adopted parking standards set
out in Annex 4 of the DMP. In such circumstances, Policy TAP1 states that all
types of development should include car parking and cycle storage for residential
and non-residential development in accordance with adopted local standards unless
satisfactory evidence is provided to demonstrate that non-compliance would not
result in unacceptable harm. Such evidence could include on-street parking surveys,
evidence of parking demand, and/ or further information on accessibility.
Development should not result in unacceptable levels of on-street parking demand
in existing or new streets.
In this case, the applicants have provided evidence to show that the site benefits
from good access to public transport facilities, and to a good range of shops and
services. The application has been reviewed by the County Highway Authority who
do not believe that the proposals would lead to unacceptable harm or unacceptable
levels of demand for on-street parking due to the parking restrictions in the
surrounding area. Annex 4 of the DMP also states that a lower amount of parking
may be appropriate within or adjacent to town centres. That is considered to apply in
this case. On this basis, no objections are raised with regards to the lack of parking
on the site.
The application would also provide 13 units of affordable housing which accords
with the requirements of DMP Policy DES6. The mix and tenure of the affordable
housing has been agreed with the Council’s Housing team and is considered
acceptable. In the event that planning permission was to be granted, any
permission would be subject to a legal agreement which would bring forward the
affordable housing units. In the event of refusal on other grounds, the absence of
such an agreement ought to constitute a further reason for refusal.
The main starting point for the consideration of this scheme is that the proposal is
within the urban area and a redevelopment of the site to provide a more effective
and efficient use of the site and provide a residential development would be
acceptable in principle. However, the proposed quantum of development is
considered to exceed what could be achieved on the site without harm to the
character of the building and surrounding area.
Significant weight is given to the fact that a development of the scale proposed
could demonstrate a significant contribution towards housing delivery, provide a type
of housing within demand in the Borough and opportunity for economic growth. The
applicants cite the scheme being critical to the continued operation of the store.
Whilst it is absolutely agreed that the store is a great asset to the town, I have not
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been provided with any evidence to demonstrate that the refusal of permission
would lead to the closure of the store or that the grant of permission would lead to its
ongoing retention.
Weighing significantly against the scheme are the harmful impact that it would have
upon the character and appearance of the area. In this case, with an up to date
Core Strategy and policy framework, the development is considered contrary to the
development plan and the adverse impacts are considered to outweigh the benefits
significantly and demonstrably when assessed against the Policy Framework;
accordingly, for the reasons set out above it is considered that this application
should be refused.
RECOMMENDATION
Planning permission is REFUSED for the following reasons:
1

The proposal would, by virtue of the additional height, bulk and mass of the
proposed additional storeys result in an unacceptable form of development,
which would appear unduly prominent, out of keeping with and harmful to the
character and appearance of the host building and of the surrounding area,
contrary to policies RET1, DES1 and NHE9 Reigate and Banstead
Development Management Plan 2019 and the provisions of the Council's
Local Distinctiveness Design Guide SPD.

2

In the absence of a legal agreement under Section 106 to secure 13 units of
affordable housing, the proposed development would be contrary to Policy
CS14 o the Core Strategy 2014 (reviewed 2019); Policy DES6 of the
Development Management Plan 2019 and the provisions of the Council's
Affordable Housing SPD.
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Consultations:
Highway Authority: The County Highway Authority has assessed the application on
safety, capacity and policy grounds and is satisfied that the application would not
have a material impact on the safety and operation of the adjoining public highway
with respect of access, net additional traffic generation and parking. The County
Highway Authority therefore has no highway requirements subject to conditions
relating to the provision of bicycle parking, refuse storage arrangements, the
provision of a construction transport management plan and the provision of a travel
statement to include a travel information pack for future residents.
Surrey CC Sustainable Drainage – Have reviewed the surface water drainage
strategy for the proposed development and assessed it against the requirements of
the NPPF, its accompanying PPG and the Non-Statutory Technical Standards for
sustainable drainage systems. 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:
•
•

Application Form, SAACT Ltd, December 2020, Revision A, Document
Reference: 4477439
SuDS/Drainage Assessment, Arch Environmental Consultancy, January
2021, tdA, Document Reference: 4509267

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, subject to the imposition of conditions requiring the
submission of a detailed drainage scheme and a verification report.
Horley Town Council – No objections.
RBBC Housing Team – state that they are satisfied with the units allocated for
rented and shared ownership accommodation.
Thames Water – No objections if the developer follows the sequential approach to
the disposal of surface water. No objections raised with regards to the disposal of
waste water.
Surrey Police – Has reviewed the Design and Access Statement for the application
along with the respective floor plans and notes that Secured by Design is referred to
and states that “safety measures include one secure point of entry into the
apartments. There are no ‘left over’ spaces especially in locations where high levels
of human activity may be undesirable”. However, in the plans it is noted that
stairwell 1 and stairwell 2 as well as the lifts in these locations serve the residential
areas of the development. This may afford a higher degree of permeability unless
certain control measures are in put in place. It is understood that some form of
mechanism will be considered in the development, but it is sated that an access
system should be consider3d as set in Secured by Design 2019 for developments of
more than 25 units.
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It is also requested that there is security compartmentation of the development
between floors to avoid any further anti-social behaviour. It is requested that cycle
stores and bin storage door sets are to the appropriate standard. Further advice
should be sought from then Crime Prevention team at Surrey Police. It is stated
that the intention of following the basic principles of Secured by Design
developments in terms of crime prevention through environmental design is a very
positive aspect. Request that a condition be imposed for require Secured by
Design accreditation for the development.
Representations:
Letters were sent to neighbouring properties on 9th April 2021, a site notice was
posted 15th April 2021 and advertised in local press on 22nd April 2021.
7 responses have been received raising the following issues:
Issue

Response

Inadequate parking

See paragraph 6.23

No need for the development

See paragraph 6.3

Noise & disturbance

See paragraph 6.21

Inconvenience during construction

See paragraph 6.21

Out of character with surrounding
area
Increase in traffic and congestion

See paragraph 6.5 – 6.12

Overdevelopment

See paragraph 6.23 – 6.24
See paragraph 6.5 – 6.12

Overlooking and loss of privacy

See paragraph 6.19

Overshadowing

See paragraph 6.18

Overbearing relationship

See paragraph 6.18

Drainage/sewage capacity

See paragraph 6.32

Property devaluation

This is not a material planning
consideration
Each application must be
assessed on its own merits
This is not a material planning
consideration
Response

No need for development
Loss of private view
Support - Visual amenity benefits
1.0

Site and Character Appraisal

1.1

The site comprises the Collingwood Batchelor department store, which varies
between two and four storeys in height. The frontage on Victoria Road and
the return on Consort Way East are of traditional design with a glazed ground
floor shop front, rendered upper floors, pitched roof and parapet walls. A
modern glazed element turns the corner from Consort Way onto a slip road
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that separates the site from Consort Way car park. The rear of the building to
Consort Way East rises to three storeys and has been re-developed to mimic
the front elevation.
1.2

The site is located within the Horley town centre primary shopping area and is
situated on the corner of Consort Way East and Victoria Road. Opposite to
the south west there is Russell Square a relatively new mixed use
development including a library at ground floor and flats to the upper floors in
a part 3/4/5/6 storey building. Adjacent to the north west is a three storey
building with a food store (Iceland) on the ground floor. Opposite to the south
east there are a number of food and drink uses and the entrance to the
Waitrose car park. To the rear of the site lies the Consort Way surface car
park.

2.0

Added Value

2.1

Improvements secured at the pre-application stage:

2.2

Improvements have not been sought during the planning application process
as the proposal is considered unacceptable on a point of principle.

3.0

Relevant Planning and Enforcement History

3.1

01/02275/F

Erection of second floor extension
(amendment to applications 98/02680/F
and 98/11860/F

3.2

05/01410/F

Demolition of part of existing and
construction of extended retail area

3.3

06/00239/F

Amendment to phase two of
05/01410/F for alterations and second
floor extension

Granted
7 April 2006

3.4

10/02028/F

Extension to existing department store
to provide additional retail space

Granted
January 2011

4.0

Proposal and Design Approach

4.1

This is an outline application for the demolition of parts of the existing building
at second storey level and the erection of 4 additional floors of
accommodation over the existing retained ground and first floors to provide
42 new residential flats in a mix of sizes and providing both market and
affordable housing. The submitted illustrative plans show a development that
rises to 6 storeys in total with the upper storeys gradually set back. The
second and third storeys would be set back from the lower floors whilst the
fourth and fifth storeys would be set back further.

Granted
27 February 2002
Granted
11 August 2005
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4.2

The ground and first floor retail space would be retained and extended.
Access to the flats on the upper storeys would be gained via a communal
entrance off Consort Way East at the rear of the building. This area would
also contain refuse storage and cycle storage at ground floor level. No car
parking is proposed as part of the proposals.

4.3

The application is made in outline with all matters reserved. The application
seeks to establish the principle of the development in the form shown with
indications of scale, layout and illustrative drawings which show the external
appearance of a form of development which could take place on the site. In
the event that outline permission is granted, further details of the scale,
external appearance, layout, landscaping and means of access would need
to be submitted as reserved matters.

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 a town centre location where there is a mix of
commercial and residential uses. Ground floor locations
are generally in retail or commercial use whilst upper
storeys accommodate both commercial and residential
uses.
Site features meriting retention are noted as the ground
and first floor retail space..

Involvement

No community consultation took place.

Evaluation

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

Design

The applicant’s reasons for choosing the proposal are
based on the need to make more efficient use of the site
and provide additional income streams to facilitate
improvements to the department store and ensure its
retention in the town centre.

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

0.165 ha

Existing use

Retail

Proposed use

Retail and residential

Existing parking spaces

0

Proposed parking spaces

0

Parking standard

0

Number of affordable units

0

Net increase in dwellings

42

Proposed site density

250 dpha

5.0

Policy Context

5.1

Designation
Urban area
Horley Town Centre
Primary Shopping area

5.2

Reigate and Banstead Core Strategy
CS1(Sustainable Development)
CS5 (Valued People/Economic Development),
CS7 (Town/Local Centres),
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
RET1 9Development within identified retail frontages and local centre
DES1 (Design of new development)
DES4 (Housing mix)
DES5 (Delivering high quality homes )
DES6 (Affordable Housing)
DES8 (Construction Management)
TAP1 (Access, Parking and Servicing)
CCF1 (Climate Change Mitigation)
EMP5 (Local Skills and Training Opportunities)
INF3 (Electronic communication networks)

5.4

Other Material Considerations
National Planning Policy Framework
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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

Policy RET1 relates specifically to development within identified retail
frontages and local centres. Part 2 of the policy offers encouragement to the
provision of a range of uses, including residential flats to upper floors.

6.3

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

6.4

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

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

Design appraisal
6.5

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
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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.
6.6

Whilst this is an outline planning application with all matters reserved, the
drawings set illustrative design parameters in terms of what is proposed for
the site including the volume and scale of development. In terms of local
distinctiveness and urban design, the proposal steps down to Victoria Road
but has large number of storeys behind. The proposed building is lower than
the Russell Square development opposite in terms of eaves height but has a
higher number of storeys than those opposite and only equal to the tower at
the end. As a result it is considered that the proposed development would be
out of scale with its surroundings and harmful to the character of the area and
there would be no realistic way of achieving the proposed quantum of
accommodation without these harmful impacts.

6.7

Furthermore, the illustrative plans submitted with the application show a
building that raises an urban design issue, in terms of the form of the building.
The proposed design illustrates a form of building which fails to follow the
traditional rules of proportion and compositions for a classically based
building with a lack of alignment of fenestration, a piling of forms on top of
one another, with the repercussions of over squeezing storeys into the
silhouette resulting in a disjointed appearance. Whilst indicative, they do
illustrate the difficult that would be had in designing extensions that have due
regard to the important architectural features of the existing building and
harmonise with its scale and that of its surroundings.

6.8

The proposed development would also be contrary to DMP Policy RET1:
Development within identified retail frontages and local centres, which states
that, inter alia, Within town centre primary and secondary frontages, and in
local centres, 1b. Development must be of a character and scale appropriate
to the nature and function of the centre in which it is located. For these
reasons, it is concluded that the proposed development is unacceptable and
would be harmful to the character and appearance of the area as these
policies expect all new development to be of high quality design that makes a
positive contribution to the character and appearance of its surroundings.

6.9

Although the application is in outline form, there appear to be contradictions
in the drawings in relation to the existing Collingwood Batchellor Victorian
building ie the Victoria Road frontage. The drawings illustrate the layout of
the proposed development in terms of the change to the first floor and the
additional four storeys of residential accommodation and the proposed
elevations of the extended building.

6.10 The submitted drawings show that the façade of the existing Victorian
Collingwood Batchellor store would cease to exist as it would be extended
forward in the elevations with the gable removed and the elevation lowered,
so effectively demolished. However, the floor plan seems to show a set back
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to the original footprint, which is confusing but not critical given the outline
nature of the proposal.
6.11 The Council’s conservation officer has reviewed the submitted plans and
considers that the existing Victorian building should be considered as an
undesignated heritage asset. It is an important townscape building, a furniture
repository of the 1870’s and is valued locally. The Horley Town Centre
Regeneration SPD does identify the Collingwood and Batchellor department
store as a key building which contributes to the urban form of the town centre.
6.12 It is therefore considered that the proposal is unacceptable as it is contrary to
DMP Policy NHE9: Heritage assets which states, inter alia, “1. Development
will be required to protect, preserve, and wherever possible enhance, the
Borough’s designated and non-designated heritage assets and historic
environment including special features, area character or settings of statutory
and locally listed buildings.”
Housing Mix and Standard of Accommodation
6.13 Policy DES4 requires that on sites of 20 homes or more that at least 30% of
the market housing should be provided as smaller (1 and 2) bed homes and
that at least 10% must have three or more bedrooms.
6.14 The submitted plans shows a total of 29 flats to be used for market housing in
a mix of 11 x 1 beds, 13 x 2 beds and 5 x 3 beds. This accords with the
requirements of DMP Policy DES4. The affordable housing mix is discussed
below.
6.15 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.
6.16 The drawings submitted illustrate that each flat proposed would accord with
the appropriate space standard and would be provided with outdoor amenity
space in the form of terraces, small balconies with further access to a
communal terrace. Although some flats would be single aspect only, in most
case, the flats would also overlook a central glazed atrium providing further
natural light to the rear of the units.
In this regard the proposals would
comply with the requirements of DMP Policy DES5.
Neighbour amenity
6.17 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
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nearby buildings, including by way of overbearing,
overshadowing, overlooking and loss of privacy.

obtrusiveness,

6.18 The closest residential properties to the site are located on the south-western
side of Victoria Road in the Russell Square development. The closest flats
are located in the 4 storey element of Russell Square at the northern end in
the second, third and fourth floors of that development. The proposed flats
in this case would be located over 25m away from the north-east facing
elevation of Russell Square. The applicants have provided a drawing which
shows that the proposed development in this case would not break a line
drawn at a 25 degree angle from the ground floor windows (2m above ground
level) towards the proposed development. This demonstrates that the
proposed development would not result in overshadowing of the block of
apartments Russell Square.
6.19 The drawings also demonstrate that there would be a gap of over 25m
between the facing elevations of the proposed development and Russell
Square. In normal circumstances, this distance is considered acceptable to
mitigate the impact of the development on privacy and overlooking to
neighbouring properties.
6.20 The submitted plans show that the upper storeys of the proposed
development would be set back from the lower ground and first floor storeys
leading to a form of development would not be overbearing on its
surroundings.
6.21 Objections have been received due to the loss of private views, but this is not
a material planning consideration. Noise and disturbance resulting from the
development when completed would be acceptable and accord with normal
town centre environments whilst any resulting from construction would be
temporary and could be mitigated by condition. 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 if planning permission was to be
granted.
6.22 As a result, it is not considered that the proposals would have an acceptable
impact on the amenities of neighbouring properties and would accord with the
provisions of DMP Policy DES1 in this regard.
Highway matters
6.23 Policy TAP1 of the Development Management Plan 2019 requires new
development to demonstrate that it would not adversely affect highways
safety or the free flow of traffic, that it would provide sufficient off-street
parking in accordance with published standards and that it would constitute
development in a sustainable location
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6.24 The application has been reviewed by the County Highways Authority who
note that the proposed development comprising of 15x1 one bed, 19x2 bed
and 8x3 bed flats would require 42 car parking spaces for the flats and 9
visitor spaces. It is noted that the proposed development would be located
within acceptable walking distance of a supermarket, and other retail outlets.
The site is also well within acceptable walking distance of Horley Train
Station which has links to Central London and East Croydon and their range
of education, employment, retail and leisure land uses. The site is also well
within walking distance of bus services to destinations further afield. The site
is in a location with no parking at any times restrictions and where parking is
permitted it is between 1800 and 0600 hours Monday to Saturday and all day
Sunday. The site is therefore likely to be attractive to people who do not own
a car. It is considered that any car users using the site would be able to use
the Central Horley Car Park, and the on street parking restrictions would
prevent inappropriate parking.
6.25 The lack of parking on the site would clearly be contrary to DMP Policy TAP1
and the adopted parking standards set out in Annex 4 of the DMP. In such
circumstances, Policy TAP1 states that all types of development should
include car parking and cycle storage for residential and non-residential
development in accordance with adopted local standards (see Annex 4)
unless satisfactory evidence is provided to demonstrate that non-compliance
would not result in unacceptable harm. Such evidence could include on-street
parking surveys, evidence of parking demand, and/ or further information on
accessibility. Development should not result in unacceptable levels of onstreet parking demand in existing or new streets.
6.26 In support of the application a Transport Note which states the following:
Horley train station is a 7 minute walk from the site. Horley train station
provides cross-country services to a variety of destinations including direct
rail links to central London, as well as local services.
• There is a Town centre bus stop opposite site with six services:
• Route Fastway 20: Frequent service operating between Broad field
and Langshott, every 20 minutes in each direction at peak time.
• Route 424: Service operating between Redhill and Crawley, 1 bus
per hour in each direction.
• Route 422: Less frequent service operating between Reigate and
Crawley, 1 bus per 2 hours in each direction.
• Route 324 and 524: School buses to / from St Bede’s School and
Imberhorne Schools.
• Route 26: Horley Town Bus, 1 bus per hour in a single direction the
morning on Monday, Wednesday and Friday only.
• The site is in very close proximity to Gatwick Airport located approximately
1.8 miles away (5 minute drive, 33 minute walk).
• The site is accessible on foot using existing foot-ways. It is a couple of
minutes’ walk from the High Street.
•
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• The Reigate and Barnstead Cycling Plan sets out the local implementation
of the Surrey Cycling Strategy. They have proposed that Victoria Road,
which Horley Library is situated on, should have cycle friendly traffic
management. This connects to existing signed advisory routes and
greenways.
• There are public footways located along the southern, western and eastern
boundaries.
• Vehicular access to the site is constrained by the highways issues on
Victoria Road and its junction with Consort Way East, particularly
restrictions relating to the impact on the signalized junction at this location
and that at the junction of Victoria Road with Consort Way East.
• Retention of the existing vehicular access location from Consort Way East
has been the only option because of the need to also comply with the
restrictions of the access easement to the adjoining land north of the site.
• Service access to the Victoria Road frontage will be constrained by the
requirements of Surrey County Council to ensure the safety of road users
and pedestrians is maintained. Servicing to shops will generally be from
the rear of the site.
6.27 No evidence has been provided in the form of on-street parking surveys, or
evidence of parking demand. However, the information on the accessibility
of the site is compelling and demonstrates that the site benefits from good
access to public transport facilities, and to a good range of shops and
services. The application has been reviewed by the County Highway
Authority who do not believe that the proposals would lead to unacceptable
harm or unacceptable levels of demand for on-street parking due to the
parking restrictions in the surrounding area. On this basis, no objections are
raised with regards to the lack of parking on the site.
Affordable Housing
6.28 Policy DES6 requires that on developments such as this providing 11 or more
homes, that 30% of the homes on site should be affordable housing. It
advises that vacant building credit will be applied with a methodology in the
Affordable Housing SPD.
6.29 Of the 42 units proposed in the development, 13 would be provided as
affordable housing, all to be located on the third floor of the proposed
development. This equates to 30.9% and accords with the requirements of
DMP Policy DES6.
6.30 The mix and tenure of the proposed units to be allocated for affordable
housing has been agreed with the Council’s Housing team. The mix includes
8 units in a mix of 1, 2 and 3 bedrooms for social rented tenure and 5 units for
shared ownership also in a mix of 1, 2 and 3 bedroom units. In this regard
the proposals comply with the requirements for the provision of affordable
housing set out in the Council’s adopted SPG on Affordable housing. In the
event that planning permission was to be granted, any permission would be
subject to a legal agreement which would bring forward the affordable
housing units.
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Energy, Sustainability and Broadband
6.31 In accordance with adopted policy, if permission was to be granted,
conditions would be imposed to seek the installation of carbon reduction
measures within the development to secure energy savings through the use
of renewable technologies where appropriate and the provision of fast
broadband services for future residents to ensure that the dwellings are future
proofed.
Drainage
6.32

In support of the application, a surface water drainage strategy has been
submitted and has been assessed by Surrey CC Sustainable Drainage team
against the requirements of the NPPF, its accompanying PPG and the NonStatutory Technical Standards for sustainable drainage systems. They 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, subject to the imposition of conditions requiring
the submission of a detailed drainage scheme and a verification report.
Community Infrastructure Levy (CIL)

6.33 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. This development would be CIL liable and the exact amount
would be determined and collected after the grant of any planning
permission.
Conclusion
6.34 When considering the balance between the benefits and the harm identified,
the Local Planning Authority has sought to act proactively and positively in
determining the planning application. In addition, encouragement and
recognition of the contribution of sustainable development, including the 3
main strands of economic, social and environmental have been fully
considered. In this case the LPA has raised and resolved issues where
possible and where the time constraints of a live application allow.
6.35 The main starting point for the consideration is that the proposal is within the
urban area and a redevelopment of the site to provide a more effective and
efficient use of the site and provide a residential development would be
acceptable in principle. However, the design of the proposal is poor and
would be a harmful development.
6.36 Significant weight should be given to the fact that a development upon the
scale of the proposal could demonstrate a contribution towards housing
delivery, provide a type of housing within demand in the Borough and
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opportunity for economic growth. Arguments regarding the benefit of the
proposal in securing the store’s future are not based in any evidence
submitted in support of the application, nor has any evidence been provided
that a scheme of reduced scale could not also achieve the same benefits.
6.37 Weighing significantly against the scheme are the impact upon the character
and appearance of the building and surrounding area that the proposed
quantum of accommodation would have. In this case, with an up to date Core
Strategy and policy framework, the development is considered contrary to the
development plan and the adverse impacts are considered to outweigh the
benefits significantly and demonstrably when assessed against the Policy
Framework; accordingly, for the reasons set out above it is considered that
this application should be refused. If refusing for this reason it is also
appropriate to refuse for a second reason regarding the current absence of a
legal agreement under s106 to secure the affordable housing.

RECOMMENDATION
Planning permission is REFUSED for the following reasons:
1

The proposal would, by virtue of the additional height, bulk and mass of the
proposed additional storeys result in an unacceptable form of development,
which would appear unduly prominent, out of keeping with and harmful to the
character and appearance of the host building and of the surrounding area,
contrary to policies RET1, DES1 and NHE9 Reigate and Banstead
Development Management Plan 2019 and the provisions of the Council's
Local Distinctiveness Design Guide SPD.

2

In the absence of a legal agreement under Section 106 to secure 13 units of
affordable housing, the proposed development would be contrary to Policy
CS14 o the Core Strategy 2014 (reviewed 2019); Policy DES6 of the
Development Management Plan 2019 and the provisions of the Council's
Affordable Housing SPD.
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