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RECOMMENDATION

Introduction

Approval of reserved matters including, scale,
appearance, layout, landscaping following the
outline approval of WA/2015/1903 for the erection
of 31 new dwellings together with the discharge of
conditions 9, 14 and 19 of WA/2015/1903. at
Land At Backward Point, Cranleigh Road,
Ewhurst, GU6 7RJ (as amended by plans
received 21/11/2017)

Joint Planning Committee
08/01/2018

Was Public Notice required and posted: Yes
E: 509094 N: 140085

Ewhurst
Ewhurst
Tim Bryson
20/11/2017
10/01/2018
06/12/2017

06/12/2017

That, subject to conditions, the Reserved Matters
of Layout, Scale, Appearance and Landscaping
be APPROVED and that details pursuant to
conditions 9, 14 and 19 of WA/2015/1903 be
DISCHARGED

The application has been brought before the Joint Planning Committee
because the proposal does not fall within the Council’s Scheme of Delegation.



Location Plan

Site Description

The application site measures 1.26 hectares and is located to the north of
Cranleigh Road and west of Grandsden Close. The site is accessed via an
existing access drive off Cranleigh Road which currently serves a single
dwelling known as Backward Point.

The site has a grass surface and general sloping gradient dropping from
south-east to north-west. The site’s boundaries comprise a mixture of tree
cover and established hedging. Close board fencing is present along the
north-east boundary and along the existing access drive. An existing water
pond is located adjacent to the western boundary of the site.

The site access drive is shared with a public footpath (No. 437) which links
from Cranleigh Road to the Recreation Ground.

The site surroundings consist of the recreation ground to the north and west,
rear gardens and residential properties on Cranleigh Road to the south and
residential properties and gardens on Gransden Close and The Street to the
east and north-east.



Background

Section 92 of the Town and Country Planning Act 1990 defines “Outline
Planning Permission” as planning permission granted with the reservation for
subsequent approval by the local planning authority of matters not
particularised in the application (“reserved matters”).

Part 1 of the Town and Country Planning (Development Management
Procedure) (England) Order 2015 defines “Reserved Matters” as access,
appearance, landscaping, layout and scale. Outline permission was granted
under Ref WA/2015/1903 for 31 dwellings and associated works with all
matters reserved except access. Access has therefore been determined at
the outline permission stage. The current application seeks the “reserved
matters” (appearance, landscaping, layout and scale) for approval.

A definition for each of the reserved matters is contained within the Town and
Country Planning (Development Management Procedure) (England) Order
2015 where it states:

“scale” means the height, width and length of each building proposed within
the development in relation to its surroundings;

“appearance” means the aspects of a building or place within the development
which determine the visual impression the building or place makes, including
the external built form of the development, its architecture, materials,
decoration, lighting, colour and texture;

‘landscaping”, in relation to a site or any part of a site for which outline
planning permission has been granted or, as the case may be, in respect of
which an application for such permission has been made, means the
treatment of land (other than buildings) for the purpose of enhancing or
protecting the amenities of the site and the area in which it is situated and
includes—

(a) screening by fences, walls or other means;
(b) the planting of trees, hedges, shrubs or grass;
(c) the formation of banks, terraces or other earthworks;

(d) the laying out or provision of gardens, courts, squares, water features,
sculpture or public art; and

(e) the provision of other amenity features;
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‘layout” means the way in which buildings, routes and open spaces within the
development are provided, situated and orientated in relation to each other
and to buildings and spaces outside the development.

Whilst the above matters were “reserved” for further approval under the
outline permission, access was the single matter that was included,
considered and approved subject to the inclusion of relevant conditions. As
such, the principle of the development and means of access have been
approved and established. These matters are not, therefore, before the
Committee for consideration under the current application.

In determining this application, it is relevant to consider whether there have
been any material changes in planning circumstances since the outline
planning permission reference WA/2015/1903 was granted (13/03/2015). The
Development Plan remains as the Local Plan 2002 and the NPPF 2012
remains in force. The Council is currently in the process of replacing the
adopted 2002 Local Plan with a new two part document. At the examination
in June/July 2017 the Inspector indicated that modifications will need to be
made to the Plan for it to be found sound and invited the Council to submit a
list of these proposed modifications. The Council’'s Executive Committee has
endorsed the modifications to be submitted to the Inspector and the public
consultation has now closed. All representations on the proposed
modifications will be taken into account by the Inspector before he issues his
written report. It is considered that substantial weight can now be given to the
policies where no modifications are proposed and significant weight can be
given to those policies where modifications are proposed

Members should note that if the reserved matters are approved, such an
approval is not a planning permission in its own right but has to be read in
conjunction with the outline planning permission. Planning conditions
imposed on the outline planning permission will remain in force and would not,
therefore, be repeated on any reserved matters approval.

Proposal

Application for approval of Reserved Matters which include scale,
appearance, layout and landscaping, following the outline permission of
WA/2015/1903 for the erection of 31 dwellings.

The proposal also includes the discharge of conditions 9, 14 and 19 of the
outline permission.



The proposed dwellings would comprise a variety of detached, semi-
detached, terrace and flatted dwellings of between 2 and 2.5 storeys in height.

The proposal would include 9 affordable dwellings, as per the outline
permission.

The following mix of dwellings proposed is as follows:

Unit type Number of units
1-bed 3

2-bed 12

3-bed 9

4+bed 7

Total 31

The breakdown of market homes is as follows:

Market unit type Number of units
1-bed 0

2-bed 6

3-bed 9

4+bed 7

Total 22

The breakdown of affordable housing is as follows:

Affordable unit type

Number of units

1-bed

2-bed

3-bed

4-bed

Total
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Proposed Site Plan

Proposed elevations and floorplans — Plot 1
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Proposed elevations and floorplans — Plots 3 and 4
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Proposed elevations and floorplans — Plot 5
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Proposed elevations and floorplans — Plot 8




Becand Floar Plan Roaf Plan

Proposed elevations and floorplans — Plot 9
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Ground Floor Plan Firal Flear Plan

Proposed elevations and floorplans — Plots 12 and 13
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Proposed elevations and floorplans — Plots 21 and 22
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Firsl Ficor Plan

Proposed elelvations and floorplans — Plots 23 - 30
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Proposed elevations and floorplans — Plot 31
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Proposed streetscenes

View south of Plots 1 - 5
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View north of Plot 9 and Plots 23 - 30

View east of Plots 9 — 16

View east of Plots 17 - 20 View south-west of Plots 6 - 8

Elevations — external materials (indicative colour)
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3D visual aid
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Relevant Planning History

Outline application for
proposed development
of up to 13 dwellings
with access, layout,
appearance and scale to
be determined
(alternative proposal Appeal
WA/2015/1902 | Option 1). Refused | 26/02/2016 | Dismissed

Outline application for
proposed development
of up to 31 dwellings
with access to be
determined (alternative
proposal Option 2). (as
amplified by
Archaeological Report Appeal
WA/2015/1903 | received 07/03/2016) Refused | 24/03/2016 | Allowed

Planning Policy Constraints

Countryside beyond the Green Belt — outside of defined rural settlement
Public Footpath (No. 437)

Rural Settlement of Ewhurst (acces drive only)

Neighbourhood Plan Designation

Ancient Woodland Buffer Zone

Section 106 agreement (WA/2015/1903 — the outline permission)

Development Plan Policies and Proposals

Saved Policies D1, D2, D3, D4, D5, D6, D7, D8, D9, D13, D14, C2, HE15,
HE3, H4, H10, RD1, RD9, M1, M2, M4, M5, M14 of the Waverley Borough
Local Plan 2002:

Draft Local Plan Part 1 Strategic Policies and Sites 2017 Policies: SP1, SP2,
ALH1, ST1, ICS1, AHN1, AHN3, RE2, RE3, TD1, NE1, CC1, CC2, CC4, HA1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires all
applications for planning permission to be determined in accordance with the
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Development Plan, unless material considerations indicate otherwise. The
adopted Local Plan (2002), therefore remain the starting point for the
assessment of this proposal.

The National Planning Policy Framework (NPPF) is a material consideration in
the determination of this case. In line with paragraph 215 due weight may only
be given to relevant policies in existing plans according to their degree of
consistency with the NPPF. The report will identify the appropriate weight to
be given to the Waverley Borough Local Plan 2002.

The Council is currently in the process of replacing the saved 2002 Local Plan
with an emerging Local Plan. At the examination in June/July 2017 the
Inspector indicated that modifications will need to be made to the Plan for it to
be found sound and invited the Council to submit a list of these proposed
modifications. The Council’'s Executive Committee has endorsed the
modifications to be submitted to the Inspector and the public consultation has
now closed. All representations on the proposed modifications will be taken
into account by the Inspector before he issues his written report. It is
considered that substantial weight can now be given to the policies where no
modifications are proposed and significant weight can be given to those
policies where modifications are proposed.

Other guidance:

e National Planning Policy Framework (2012)

e National Planning Practice Guidance (2014)

o Strategic Flood Risk Assessment (2015/2016)

o Council's Parking Guidelines (2013)

¢ Residential Extensions SPD (2010)

e Vehicular and Cycle Parking Guidance (Surrey County Council 2012)

o Waverley Local Plan Strategic Highway Assessment (Surrey County
Council, 2016)

Consultations and Parish Council Comments

Ewhurst Parish Council Summary of comments as follows:

- Units 6 and 8 are three storey
dwellings which are out of
character with local area.
Elevated level of dormer and
velux windows to bedrooms
within roof space would lead to
unneighbourly  development.
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Proximity of unit 6 to
Tanglewood is of concern.

No details of street lighting
have been provided. Estate
roads should feature low level
bollard lighting, in keeping with
the character of the village.
This should also be applied to
the new access road.
Landscape details do not
indicate the type and means of
fencing proposed to the
southern boundary.
Preservation of existing
hedgerow is welcomed, it
remains unclear on how new
fencing will be erected whilst
preserving the existing mature
planting.

Residents have suggested tree
protection fencing should be
permanent, allowing for a
landscape buffer.

Rear garden length for unit 1 is
less than 10 m. This was not a
feature of the illustrative plan
approved at appeal, and
compromises the amenity and
privacy to the  existing
residential property at Squirrels
Leap. Amenity space at the
site entrance has also been
reduced.

It is noted that SCC has raised
concerns over lack of detail
regarding SuDS.

Ownership boundary issues
raised by residents.

No details are provided for the
ecological or long-term
management of the pond.
Details of maintenance and
surfacing of the public footpath
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not provided within the
landscape strategy.

- Rear gardens are minimal and
sub-standard resulting in new
occupants to prune trees and
hedges.

- Public access to amenity
space?

- No details of condition 12 have
been submitted.

- No technical details have been
submitted regarding
connection to the existing and
fragile asbestos water mains
serving the site.

- Should the Council decide that
3 storey development is
appropriate on this site then it
should be confined to the low-
lying areas where it will have
the least impact. It may be
appropriate to move the 3-
storey unit on plot 6 to plot 7.

- Residents concern over
access and safety remain.

County Highway Authority

17/11/2017 - Initial  response:
requesting additional information on
the shared surface access, swept
path analysis for refuse vehicle and
swept path analysis of a fire tender
truck.

Amended response received
15/12/2017, following receipt of

additional information:

No objection, subject to conditions
and informatives.

Explanatory informative:

The Highway Authority has visited the
site to assess the highway safety
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implications  of  the proposed
development. The application site
takes access onto Cranleigh Road via
a private track that is not under the
Highway Authority’s jurisdiction. This
private track is classified as a Public
Right of Way (Footpath Number 437).
The applicant’s transport statement
submitted with the Outline Application
(WA/2015/1913) has assessed the
likely vehicular trip generation from
the proposed development. The
Highway Authority considers the
methodology used to calculate the trip
generation is robust and fit for
purpose. The assessment
demonstrates that the peak periods
for traffic movements associated with
the proposed development would be
8am to 9am and 5pm to 6pm. The
development is likely to generate 15
two-way vehicular movements in the
morning peak hour and 18 two-way
vehicular movements in the evening
peak hour.

Between Cranleigh Road and the
application site, the existing access
track measures approximately 2.75 to
3.0 metres in width. Given that the
proposed development would result in
an increase in vehicular movements
using the track, the applicant
proposes to widen and upgrade the
surface of the track to ensure the
movement of all vehicles associated
with the proposed development can
be safety accommodated. The first 20
metres of the track from Cranleigh
Road would be widened to 4.1 metres
and the remaining length widened to
4.8 metres. Two pedestrian refuges of
1.5 metres width would be provided
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on the access road to reduce the
crossing distance for pedestrians,
thus decreasing the width of the
access road at these two locations to
3.3 metres. The existing dropped kerb
where the access road meets
Cranleigh Road would be modified by
installing a formal kerb radius on the
west side, which would increase the
width of the dropped kerb by
approximately 2.4 metres.

The proposed works to the access
road would enable two cars to pass
on the first 20 metres where the width
is 4.1m and for a large service/refuse
vehicle to pass a car on the length of
the road where a 4.8 metre width is
proposed. The access road would
operate one-way only at the locations
of the pedestrian refuges where the
carriageway width narrows to 3.3
metres. The Highway Authority is
satisfied that these improvements
would ensure that the peak hour
vehicular movements associated with
the development would not prejudice
the safety of pedestrians or the safe
and free flow of traffic on Cranleigh
Road. Widening the access track
would ensure that vehicles have
sufficient space to safely pass
pedestrians and it is understood that
the County Council’s Countryside
Access Officer has no objection to the
proposed development, subject to
conditions to mitigate any impact on
the Public Footpath.

The Highway Authority is also
satisfied that the required level of
visibility for the actual speed of
vehicles travelling on this stretch of
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Cranleigh Road can be achieved.
Whilst the road is subject to a 30mph
speed limit adjacent to the access,
speed survey data shows that the
85th percentile speeds are 39mph in
both directions. The required visibility
for this speed is 70 metres, which the
Highway Authority has measured on
site and is satisfied can be achieved
in both directions from the access
onto Cranleigh Road. The Highway
Authority is also satisfied that the
level of forward visibility of the access
for drivers travelling on Cranleigh
Road exceeds 70 metres.

The Highway Authority has noted that
there may be rare occasions when a
large service/refuse vehicle and car
meet on the 4.1 metre width section
of the access road. This could result
in a large vehicle having to wait in
Cranleigh Road for a car to leave the
access. The Highway Authority has
assessed the highway safety
implications of this situation. Given
the level of forward Vvisibility for
drivers approaching the access
exceeds the minimum requirement of
70 metres, the Highway Authority is
satisfied that drivers have sufficient
safe stopping distance to negotiate
and pass a large service vehicle
waiting to enter the access road. It is
however much more likely that a
service vehicle and a car would meet
where the access road is 4.8 metres
wide, where there would be sufficient
width for these two vehicles to pass.

With regard to road safety, the
applicant has assessed the Personal
Injury Accident data for the latest five-
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year period at the time of the outline
application. This assessment showed
that there is no accident problem on
Cranleigh Road in the immediate
vicinity of the site access. Two
accidents resulting in personal injury
have occurred at The Street priority
junction with The Green. Both
accidents resulted in slight injuries
and were caused by driver error, with
no vulnerable road users
(pedestrians/cyclists) involved. The
Highway Authority is therefore
satisfied that the road safety data
demonstrates that there is no existing
accident problem in the vicinity of the
site access road that would be
exacerbated as a result of the
proposed development.

It should be noted that the Highway
Authority has recommended
conditions to provide parking and
turning space within the development
site.

The Highway Authority advises the
Local Planning Authority that the
works to widen the access road will
require significant vegetation
clearance on the access road. Whilst
this may have an impact on
amenity/environmental grounds, the
Highway Authority’s advice is based
solely on the technical highway safety
issues associated with the proposed
access road improvements.

County Archaeologist

The report sets out the results of a
trial trench evaluation carried out by
Archaeology = South  East that
consisted of the excavation of ten trial
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trenches across the site.

Apart from a few modern features it is
clear from the report that no
archaeologically  significant  finds,
features or deposits were identified in
any of the evaluation trenches.
Advises that the work has been
satisfactorily completed in
accordance with the Witten Scheme
of Investigation and as no significant
archaeological remains requiring
further investigation were present,
then the archaeological condition has
been satisfied and can be discharged.

Natural England

With regard to the discharge of
conditions, Natural England currently
has no comment to make on the
discharge of conditions 9, 14, and 19
of WA/20151903.

Statutory nature conservation sites
— no objection

Based upon the information provided,
Natural England advises the Council
that the proposal is unlikely to affect
any statutorily protected sites.

Protected landscapes

The proposed development is for a
site close to a nationally designated
landscape, namely Surrey Hills
AONB. Natural England advises that
the planning authority uses national
and local policies, together with local
landscape expertise and information
to determine the proposal. The policy
and statutory framework to guide your
decision and the role of local advice
are explained below.
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The Council’'s decision should be
guided by paragraph 115 of the
National Planning Policy Framework
which gives the highest status of
protection for the ‘landscape and
scenic beauty’ of AONBs and
National Parks. For major
development proposals paragraph
116 sets out criteria to determine
whether the development should
exceptionally be permitted within the
designated landscape.

Alongside national policy the Council
should also apply landscape policies
set out in your development plan, or
appropriate saved policies.

Also advise that the Council consults
the relevant AONB Partnership or
Conservation Board. It is knowledge
of the site and its wider landscape
setting, together with the aims and
objectives of the AONB’s statutory
management plan, will be a valuable
contribution to the planning decision.
Where available, a local Landscape
Character Assessment can also be a
helpful guide to the landscape’s
sensitivity to this type of development
and its capacity to accommodate the
proposed development.

The statutory purpose of the AONB is
to conserve and enhance the area’s
natural beauty. The Council should
assess the application carefully as to
whether the proposed development
would have a significant impact on or
harm that statutory purpose. Relevant
to this is the duty on public bodies to
‘have regard’ for that statutory
purpose in carrying out their functions
(S85 of the Countryside and Rights of
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Way Act, 2000). The Planning
Practice Guidance confirms that this
duty also applies to proposals outside
the designated area but impacting on
its natural beauty.

Natural England has published
Standing Advice on protected
species.

Lead Local Flood Authority Recommends that condition 18
cannot be discharged due to

insufficient information.

Surrey Wildlife Trust

No comments received

Thames Water

No comments received

County Council Rights of Way Officer

No comments received

Southern Water

No comments received

Police Architectural Liaison Officer

No comments received

South East Water

No comments received

Cyclists Touring Club

No comments received

Ramblers Association

No comments received

Open Spaces Society

No comments received

British Driving Society

No comments received

Byways and Bridleways Trust

No comments received

British Horse Society

No comments received

Auto-Cycle Union

No comments received

Scottish and Sothern Energy

No comments received

Scotia Gas Networks

No comments received

Health Watch Surrey

No comments received

Ewhurst Parish Council

No comments received

Representations

In accordance with the statutory requirements and the “Reaching Out to the
Community — Local Development Framework — Statement of Community
Involvement — August 2014” the application was advertised in the newspaper
on 22/09/2017, the site notice was displayed around the site and neighbour
notification letters were sent on 07/09/2017.

10 letters have been received raising objection on the following grounds:

Red line plan is incorrect;
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- What protection from diesel and carbon monoxide fumes from traffic
will be provided;

- Noise pollution from vehicle movement;

- Access concerns;

- Is any street lighting proposed;

- Strain on asbestos pipes in the village;

- Drainage concerns;

- What fencing is proposed for the southern boundary;

- Small gardens will likely lead to pruning of trees and hedges on
boundaries;

- Overlooking;

- Tree protection fencing should be replaced with permanent fencing;

- Loss of wildlife that use the pond;

- Should have low level street lighting;

- Recreation ground has drainage problems;

- Unsuitable access and loss of the hedgerow;

- Suggest a bridge from recreation ground to the pond to allow for
access;

Determining Issues

Principle of development
Layout
- Design/Impact on visual amenity
- Impact on residential amenity
- Parking Provision
Scale
- Design/Impact on visual amenity
- Impact on residential amenity
Landscaping/appearance
- Design/Impact on visual amenity
- Impact on residential amenity
Provision of amenity space and play space
Impact on heritage assets
Flooding and drainage
Highway safety
Conditions 9, 14 and 19 of WA/2015/1903
Climate change and sustainability
Health and wellbeing
Crime and disorder
Financial considerations
Biodiversity and compliance with Habitat Regulations
Parish Council and third party comments
Accessibility and Equalities Act 2010
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Human Rights Implications

Environmental Impact Regulations 2017

Third Party and Parish Council Comments
Development Management Procedure order 2015

Planning Considerations

Principle of development

This application is for reserved matters following an outline planning
permission reference WA/2015/1903. Therefore, the principle of development
has already been established and only the reserved matters are to be
considered in the assessment of this application. The matters which have
been reserved for consideration are the layout, scale, appearance and
landscaping. The report will consider the reserved matters in turn, in addition
to any other relevant considerations.

As indicated the principle of development has already been established
through the outline permission, however it is considered that the approach is
nevertheless consistent with the emerging Local Plan. Policy SP1 of the Draft
Local Plan Part 1 sets out that in considering development proposals, the
Council will take a positive approach in favour of sustainable development
contained within the NPPF. Planning applications which accord with Local
Plan Policies will be approved without delay unless material considerations
indicate otherwise. The Council will work proactively with applicants to find
solutions so proposals can be approved where possible, and to secure
development which improves the economic, social and environmental
conditions of the area.

Policy SP2 of the Draft Local Plan Part 1 refers to the Council’'s Spatial
Strategy to 2032 and the need to maintain Waverley’s character whilst
ensuring development needs are met in a sustainable manner. Policy SP2
sets out that the Spatial Strategy is to allow moderate levels of development in
larger villages, which include Bramley, also recognising that the Green Belt
Review recommended that Bramley remains washed over and therefore has
more limited scope for development.

Policy ALH1 The Amount and Location of Housing outlines that Ewhurst is
allocated a minimum of 100 new homes to be accommodated, including
permissions since April 2013. The application site subject of the current
application has Outline permission for 31 dwellings, granted 29/03/2017. The
proposal would therefore not add additional homes to the number above, but
form part of the existing 31 dwelling contribution toward the allocated 100.
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The NPPF attaches great importance to the design of the built environment as
a key part of sustainable development. Although planning policies and
decisions should not attempt to impose architectural styles or particular tastes,
they should seek to promote or reinforce local distinctiveness. Policies D1 and
D4 of the Local Plan 2002 accord with the NPPF in requiring development to
have a high quality design and to be well related in size, scale and character
to its surroundings.

Policy TD1 of the Draft Local Plan, Part 1, echoes that of Policies D1 and D4.
New development is required to be of a high quality and inclusive in design to
respond to the distinctive local character of the area. Development should be
designed so it creates safe and attractive environments, whilst maximising
opportunities to improve the quality of life, health and well-being of current and
future residents.

The NPPF identifies that within the overarching roles that the planning system
ought to play, a set of core land use planning principles should underpin both
plan making and decision making. These 12 principles include that planning
should seek to secure a good standard of amenity for all existing future
occupants of land and buildings.

The principles are supported by Policies D1 and D4 of the Local Plan and
guidance contained within the Council's SPD for Residential Extensions.
Policy D4 of the Local Plan outlines the Council’s overarching guidance
regarding the design and layout of development, and states under criterion c)
that development should not significantly harm the amenities of occupiers of
neighbouring properties by way of overlooking, loss of daylight or sunlight,
overbearing appearance or other adverse environmental impacts. Similarly,
Local Plan Policy D1, which outlines the considerations the Council will have
to the environmental implications of development, states that development will
not be permitted where it would result in material loss of general amenity,
including material loss of natural light and privacy enjoyed by neighbours and
disturbance resulting from the emission of noise, light or vibration.

Paragraphs 56 to 68 of the NPPF refer to requiring good design. These
principles are taken forward from guidance previously contained in PPS1 on
‘Delivering Sustainable Development’.

Paragraph 58 sets out that planning policies and decisions should aim to
ensure that development:
e Will function well and add to the overall quality of the area, not just for
the short term but over the lifetime of the development;
e Establish a strong sense of place, using streetscapes to create
attractive and comfortable places to live, work and visit;
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¢ Optimise the potential of the site to accommodate development, create
and sustain an appropriate mix of uses and support local facilities and
transport networks;

e Respond to local character and history, and reflect the identity of local
surroundings and materials, while not preventing or discouraging
appropriate innovation;

e Create safe and accessible environments;

e Are visually attractive as a result of good architecture and appropriate
landscaping.

Paragraph 64 states that permission should be refused for development of
poor design that fails to take opportunities available for improving the

character and quality of an area and the way it functions.

Reserved matters

Layout

a) Design/Impact on visual amenity

The outline permission did not fix the layout, but an indicative layout was
provided. The current proposal largely follows this indicative layout with an
access road following the natural gradient of the site west and round toward
the back of the site behind the existing dwelling known as Backward Point.

The overall layout of the proposed development would provide for good
private amenity space and future relationships between the proposed plots.
Appropriate spacing would be retained between dwellings and the break in
two storey frontages would be achieved through side single storey garages.
The layout would provide for active streetscenes which add character to the
overall development. The proposed layout would be similar to that of the
indicative layout shown for the outline permission. The layout allows for the
front of plots to face the recreation ground, where there would be the wider
public views of the proposal. The existing pond on the site would remain and
would be utilised as part of the site drainage. This pond provides a natural
landscape buffer between the new residential dwellings and the recreation
ground to the north and west.

Overall, it is considered that the propose layout would provide for a high
quality residential development.

In view of the above, officers consider that the layout would be appropriate
having regard to the character of the area and would represent an appropriate
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layout of new residential development. Additionally, landscaping and changes
in road surface would add to the character, which are considered in further
detail in this report.

The proposed layout of the development is therefore considered to comply
with Policies D1 and D4 of the Local Plan 2002, Policy TD1 of Part 1 Local
Plan Draft 2017 and the NPPF 2012.

b) Impact on residential amenity

The site is bordered by neighbouring residential plots to its southern and
eastern boundaries. Beyond the west and north boundaries lies the Ewhurst
recreation ground.

All the proposed dwellings on site would be positioned such that they would
comply with the Council’s recommended guidelines of 21 m between new
windows and existing neighbouring windows. The outlook of some
neighbouring residential properties, and in particular the properties that front
Cranleigh Road, would be altered. However, the positon of the proposed
dwellings to these neighbouring dwellings is such that there would be no
material harm caused by way of overlooking to existing neighbouring
residential dwellings.

Plot 1 would be sited at its closest point of 7.5 m from the south boundary.
The layout of this plot is such that no windows are proposed in the closest
southern elevation to the boundary and one rooflight at first floor in the other
south facing elevation. This would ensures that there would be no overlooking
to the rear gardens of Squirrel's Leap and Melrose.

Plot 2 would have 3 sets of rear facing first floor windows. These would be
sited circa 11.0 m from the south boundary. Only one of these three windows
would serve a habitable room. Alloways to the south has a large rear garden
and officers are satisfied that there would be no materially harmful overlooking
to the outdoor amenity area of Alloways.

Plots 3 and 4 are semi-detached two storey dwellings. The rear outlook from
these two dwellings would look toward the rear gardens of Alloways and
Applegate. Applegate has a large rear garden similar in size to Alloways.
There would be a total of 4 habitable first floor rear facing windows on Plots 3
and 4. Officers consider that although there would be some visual interaction
between these windows and the rear gardens of these two neighbouring
properties, it would be to the very rear of these gardens only and is not
considered to cause material harm.
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Plot 5 would be a two storey dwelling with two first floor rear facing windows,
positioned at circa 10 and 12 m to the southern boundary. The southern
boundary treatment of the site comprises a hedgerow and little tree cover.
Officers consider that the first floor rear windows of Plot 5 would be readily
visible from the rear garden space of Applegate. The garden space to
Applegate is large and the main primary outdoor space for this neighbouring
property is nearer to the dwelling itself than the north boundary. Officers
conclude that the position of the dwelling for Plot 5 is acceptable and would
not cause material harm.

Plot 6 is a 2.5 storey dwelling with accommodation within the roof space.
There would be three rear facing rooflights in the roof and three sets of first
floor windows. The orientation of this proposed dwelling would be south-west.
Tanglewood has a north-west facing rear garden of a large depth (circa 40 m).
Owing to the height and position to the south boundary of Plot 6, officers
acknowledge that the rear part of Tanglewood would be overlooked by the
first and rooflight windows from Plot 6. However, this would be to the rear part
of the garden of Tanglewood and would not be materially harmful overall.

Plot 7 would be orientated such that it would have a rear outlook south-west.
Taking into account the position of this dwelling to the boundary and its
orientation, officers are satisfied that it would not cause any material harm to
the amenities of Orchard Lodge.

The proposed dwellings would be sited north and north-west of the
neighbouring properties that front Cranleigh Road and therefore no
overshadowing would occur or material loss of daylight or sunlight to any
habitable rooms of these neighbouring dwellings.

The outlook for the property known as Backward Point would clearly change
with the proposal. The position and orientation of the dwellings is such that
there would be no direct overlooking to this property. Plots 16 and the flatted
building would have some effect on overshadowing to parts of the rear
outdoor amenity space for Backward Point. Backward Point occupies a large
plot where large parts of the outdoor garden space would not be
overshadowed. Overall, officers are satisfied that the proposal would not
cause material harm to the amenities of the occupiers of Backward Point. It
should be noted that the applicants have outlined that this property is within
their ownership.

The position of plots 17 — 20 would result in separation distances circa 11 and
13 m to the east boundary. Beyond the east boundary lies the public footpath,
and beyond that is neighbouring properties known as Glenisla and Cumbers.
Owing to the distances and orientation of the neighbouring properties, officers
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are satisfied that the proposed plots 17 — 20 would not cause material harm
by way of overlooking to these neighbouring properties. Mature trees are
present adjacent to the public footpath and these would have some existing
effect on overshadowing property to the east. Taking into account the height
and position of plots 17 — 20, officers are satisfied that these plots would not
cause any overshadowing to properties to the east.

Officers are therefore satisfied that the layout of the proposed dwellings is
acceptable and that no material harm to neighbouring amenity would arise
from the position of the dwellings on the site. Whilst it is acknowledged that
the existing rear outlook from neighbouring properties would be affected, the
loss of a view is not a material planning consideration.

Officers note the concerns with regards to noise emanating from the new
access road. The surface of the new access road is to be tarmac and officers
consider this to be acceptable and a condition is to be imposed seeking
further and final details of this.

The layout would therefore comply with Policies D1 and D4 of the Local Plan
2002, Policy TD1 of Part 1 Local Plan Draft 2017 and the NPPF 2012 with
respect to residential amenity.

c) Parking Provisions

The NPPF supports the adoption of local parking standards for both
residential and non-residential development. The Council has adopted a
Parking Guidelines Document which was prepared after the Surrey County
Council Vehicular and Cycle Parking Guidance in January 2013.
Development proposals should comply with the appropriate guidance as set
out within these documents.

The Council’s adopted Parking Guidelines (2013) identify 67 spaces for this
development.

Parking provision is indicated across the site, comprising a mix of on plot
parking, parking bays, garages and parking courts, and on-road visitor
spaces. The total number of on-site parking spaces proposed is 75. This
includes 6 visitor parking spaces.

The total number of parking spaces on site would accord with the Council’s
Guidelines.

Details submitted with the application demonstrate that a refuse vehicle could
enter and exit the site, having serviced the dwellings, in a forward gear. The
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County Highway Authority has assessed the submission and raises no
objection. The internal layout of the road network and access points are
therefore considered acceptable in this regard.

No highway safety concerns have been raised by the County Highway
Authority, subject to conditions and informatives.

With regard to cycle parking provision, this would be provided within garages
or within covered lockable storage within residential curtilages. Dedicated
communal cycle stores are provided for the flats within the proposed
development.

In view of the above, the proposal would provide an acceptable parking and
internal road layout to serve the residential dwellings, in compliance with
Policies M1 and M14 of the Waverley Borough Local Plan 2002 and the
Council’'s Parking Guidelines 2013.

Scale

a) Design/Impact on visual amenity

The scale of the proposed residential development takes the form of a
predominantly two storey development with a mixture of flats, detached, semi-
detached and terraced dwellings. The surrounding area largely comprises two
storey residential dwellings, with exception to bungalows to the east on
Gransden Close and the bungalow known as Backward Point.

The site is set in a backland position where the main wider public views of the
proposed dwellings would be from the recreation ground to the north and
west. The site has a distinct fall in gradient from the east down to the west and
north-west.

The dwellings along the first section of road running from east to west would
have two storey appearance, with the greatest height of building being the
flatted building. This building would be set in a central position on the site and
would have a traditional roof form. This building is broken up with the
adjoining subordinate plots 23 and 24. The streetscene drawings provided
show that the dwellings would follow the natural drop in gradient on both sides
of the internal access road. Further, the internal road would follow the natural
curve of the site from east to west and then round to the north. Two and a half
storey dwellings are proposed at Plots 6 and 8. These plots would have
dormer windows within the roof void, creating a third floor. These plots are,
however, on a low part of the site when compared to the remainder of the site
layout.
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The remainder of the residential development is to be two storey in form and
scale. The layout is such that a continuous frontage of the residential
dwellings would face the recreation ground. The streetscene drawing shows
that the dwellings that would face the recreation ground would have a varied
roof height and design that creates a street of visual interest. The scale of
these dwellings would be traditional two storey in appearance which would
create an active frontage.

The scale of the proposed development is considered by officers to be in line
with that indicated at the outline permission stage. Overall, the proposal would
result in a predominantly traditional two storey appearance of residential
dwellings, which would not be out of character with the local surrounding area.
The scale of the dwellings would result in a higher density than the existing
surrounding development, and in particular, to the south of the site. The issue
of density is addressed by the Inspector at paragraph 16 of the appeal
decision for the outline permission, where the Inspector states ‘efficient use of
land is an important aspect of sustainable development and | saw that the
village successfully accommodates areas of higher density as well as lower
density housing.’

With respect to the specific size of the buildings, the Government’s policy on
the setting of technical standards for new dwellings is set out in the Ministerial
Statement of 25" March 2015.This statement should be taken into account in
applying the NPPF and in particular, the policies on local standards or
requirements at paragraphs 95,174 and 177. New homes need to be high
quality, accessible and sustainable. The Building Regulations cover new
additional optional standards on water and access. A new national space
standard has been introduced to be assessed through the planning system,
these take effect from 15t October 2015. The Council does not have a current
Local Plan Policy that allows it to require compliance with these standards.
Nevertheless, the standards provide useful guidance which assists in the
assessment of new development. All the proposed dwellings meet the
National Space Standards, which is welcome.

The scale of the proposed residential development demonstrates that
sufficient space would be maintained between the proposed new dwellings
and the existing properties and between properties within the development
itself. The proposed development would be commensurate with the local
surrounding area and would not result in visual harm.

b) Impact on residential amenity
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The scale of the proposed residential development demonstrates that
sufficient spacing would be achieved between new dwellings and existing
neighbouring properties. The proposed building heights would be
predominantly two storey throughout, with a varying ridge height. The two, 2.5
storey dwellings would be positioned at suitable positions that would not
cause material harm to neighbouring amenity. Officers acknowledge that new
dwellings would be visible from existing neighbouring residential plots,
however, the scale of the proposed buildings is such that officers do not
consider would cause material harm to surrounding residents.

Therefore, officers are satisfied that the proposed scale of the development
can be accommodated on site without causing material harm to surrounding
residential occupiers amenities, in accordance with Policies D1 and D4 of the
Local Plan 2002.

Landscaping and appearance

a) design/impact on visual amenity

The NPPF attaches great importance to the design of the built environment as
a key part of sustainable development. Although planning policies and
decisions should not attempt to impose architectural styles or particular tastes,
they should seek to promote or reinforce local distinctiveness. Policies D1
and D4 of the Local Plan 2002 accord with the NPPF in requiring development
to have high quality design and to be well related in size, scale and character
to its surroundings.

The proposed landscaping would include formal enclosed private gardens,
public open space and landscaping at the front of dwellings. Good spacing
would be maintained at the front of dwellings to allow for soft landscaping and
footpaths leading up to the front door of properties. This allows for good soft
frontages to the development. The entrance to the residential development
would have larger areas of landscaped open space, which would provide a
soft entrance to the start of the residential units. Further, the pond feature on
site would be maintained which would act as a natural landscape buffer
between the recreation ground and the new housing.

Overall, officers are satisfied that the proposed landscaping is acceptable.
Overall, officers consider that the design and appearance of the proposed
residential development would create a high quality residential environment.

The design would utilise traditional materials in a combination of varied
designs of dwellings. Some repetition of dwelling styles is reflected throughout
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the scheme; however, the majority of the designs are bespoke to the
individual plots.

Overall, officers are satisfied that the proposed landscaping and appearance
details are compliant with Policies D1 and D4 of the Local Plan 2002 and
would harmonise with the local surroundings and proposed residential
development.

b) Impact on residential amenity

The NPPF identifies that within the overarching roles that the planning system
ought to play, a set of core land use planning principles should underpin both
plan-making and decision making. These 12 principles include that planning
should seek to secure a good standard of amenity for all existing and future
occupants of land and buildings. These principles are supported by Policies
D1 and D4 of the Local Plan 2002 and guidance contained within the
Council’'s SPD for Residential Extensions.

It is considered that as far as the landscaping is concerned, the proposal
would not include landscaping aspects which would cause material harm to
neighbouring residential occupiers. Additional tree planting has been provided
by the applicants which would help soften the impact of the new residential
scheme. The landscaping would therefore comply with Policies D1 and D4 of
the Local Plan 2002 with respect to impact upon residential amenity.

Provision of amenity space and play space

On promoting healthy communities, the NPPF sets out that planning policies
and decisions should aim to achieve places which promote safe and
accessible developments, with high quality public space which encourage the
active and continual use of public areas. These should include high quality
open spaces and opportunities for sport and recreation which can make an
important contribution to the health and well-being of communities.

Policy H10 of the Local Plan addresses amenity and play space in housing
developments. Although there are no set standards for garden sizes, the
policy requires that a usable ‘outdoor area’ should be provided in association
with residential development and that ‘appropriate provision for children’s play’
is required.

The proposed layout shows that all of the proposed houses would have an
area of private outdoor amenity space. Plots 25, 27, 28, 29 and 30 would not
have a private outdoor amenity space, however, the site is in close proximity
to the public recreation ground to the north which provides access to usable
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outdoor space and an equipped play area. This is a negative aspect of the
proposal, however, officers do not consider that it could be objected to warrant
a refusal of the application.

Overall, officers are satisfied the proposal provides good amenity space for
future occupiers and is compliant with Policy H10 of the Local Plan 2002 and

the NPPF.

Impact on heritage assets

The site lies adjacent to the Bramley Conservation Area and a Grade Il Listed
Building.

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act
1990 states that in considering applications which affect Listed Buildings,
Local Planning Authorities must have special regard to the desirability of
preserving the building or its setting or any features of special architectural or
historic interest which it possesses. In accordance with this, the NPPF and
Policies HE1, HE3 and HE5 of the Local Plan 2002 state that development
should preserve or enhance the character and setting of Listed Buildings.

Policy HE3 outlines that where development is proposed that will affect a
listed building or its setting, high design standards will be sought to ensure
that the new development is appropriate and compatible in terms of siting,
style, scale, density, height, massing, colour, materials, archaeological
features and detailing.

Policy HA1 of the Part 1 Local Plan 2017 requires the Council to ensure that
the significant of the heritage assets within the Borough are conserved and
enhanced to ensure the continued protection and enjoyment of the historic
environment.

Paragraph 128 of the NPPF states that ‘Local Planning Authorities should
require and applicant to describe the significance of any heritage assets
affected, including any contribution made to their setting. The level of detail
should be proportionate to the assets’ importance and no more than is
sufficient to understand the potential impact of the proposal on their
significance’.

Paragraph 129 of the NPPF states that ‘Local Planning Authorities should
identify and assess the particular significance of any heritage asset that may
be affected by a proposal (including by development affecting the setting of a
heritage asset) taking account of the available evidence and any necessary
expertise. They should take this assessment into account when considering
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the impact of a proposal on a heritage asset, to avoid or minimise conflict
between the heritage assets conservation and any aspect of the proposal.

The definition of ‘heritage asset’ in the NPPF includes Listed Buildings and
Conservation Areas.

The NPPF defines ‘significance’ as the value of a heritage asset to this and
future generations because of its heritage interest. Significance derives not
only from a heritage assets physical presence, but also from its setting.

Paragraphs 131 states that, ‘in determining planning applications, local
planning authorities should take account of the desirability of sustaining and
enhancing the significance of heritage assets and putting them to viable uses
consistent with their conservation; the positive contribution that conservation
of heritage assets can make to sustainable communities including their
economic vitality; and the desirability of new development making a positive
contribution to local character and distinctiveness’.

Paragraph 132 states ‘When considering the impact of a proposed
development on the significance of a designated heritage asset, great weight
should be given to the asset’s conservation. The more important the asset,
the greater the weight should be. Significance can be harmed or lost through
alteration or destruction of the heritage asset or development within its setting.
As heritage assets are irreplaceable, any harm or loss should require clear
and convincing justification. Substantial harm to or loss of a grade Il listed
building... should be exceptional’.

Paragraph 133 states that ‘Where a proposed development will lead to
substantial harm to or total loss of significance of a designated heritage asset,
local planning authorities should refuse consent, unless it can be
demonstrated that the substantial harm or loss is necessary to achieve
substantial public benefits that outweigh that harm or loss, or all of the
following apply:

e The nature of the heritage asset prevents all reasonable uses of the
site; and

e No viable use of the heritage asset itself can be found in the medium
term through appropriate marketing that will enable its conservation;
and

e Conservation by grant funding or some form of charitable or public
ownership is demonstrably not possible; and

e The harm or loss is outweighed by the benefit of bringing the site back
into use.
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Paragraph 134 states that ‘where a development proposal will lead to less
than substantial harm to the significance of a designated heritage asset, this
harm should be weighed against the public benefits of the proposal, including
securing its optimum viable use.’

The NPPG 2014 provides guidance under the Section titled ‘Conserving and
Enhancing the Historic Environment’. Whilst not a policy document, it does
provide further general advice to policies in the NPPF.

Pursuant to the decision of the High Court in Barnwell Manor Wind Energy,
the Decision Maker should give considerable importance and weight to the
setting of the Listed Building. If the harm is found to be less than substantial, it
does not follow that the S66 duty can be ignored, although this would lessen
the strength of the presumption against the grant of planning permission.

Pursuant to the decision of the Court of Appeal in Forge Field Society, the
finding of harm to the setting of a Listed Building or a Conservation Area gives
rise to a strong presumption against planning permission being granted. If
harm is identified then the decision maker should acknowledge that there is a
presumption against permission.

At the time of determining the outline application, the Council considered the
impact on the setting of Sayers croft (Grade Il Listed Building), which is
beyond the recreation ground to the north-west. Both the Council and the
appeal Inspector concluded that there would be no harm to the setting of this
heritage asset. Having regard to the scale, layout and form of the proposed
reserved matters details, officers remain satisfied that the proposal would not
cause a harmful impact on the setting of this heritage asset. As such,
paragraphs 133 and 134 of the NPPF are not engaged.

Flooding and drainage

Paragraph 100 of the NPPF states that inappropriate development in areas at
risk of flooding should be avoided by directing development away from areas
at high risk, but where development is necessary, making it safe without
increasing flood risk elsewhere.

Paragraph 101 of the NPPF states that the aim of the Sequential Test is to
steer new development to areas with the lowest probability of flooding.
Development should not be allocated or permitted if there are reasonably
available sites appropriate for the proposed development in areas with a lower
probability of flooding.
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The Strategic Flood Risk Assessment will provide the basis for applying this
test. A sequential approach should be used in areas known to be at risk from
any form of flooding.

Paragraph 103 of the NPPF states that when determining planning
applications, local planning authorities should ensure flood risk is not
increased elsewhere and only consider development appropriate in areas at
risk of flooding where, informed by a site-specific flood risk assessment
following the Sequential Test, and if required the Exception Test, it can be
demonstrated that:

¢ within the site, the most vulnerable development is located in areas of
lowest flood risk, unless there are overriding reasons to prefer a
different location; and

e development is appropriately flood resilient and resistant.

Policy CC4 of the Draft Local Plan Part 1 states that in order to reduce the
overall and local risk of flooding, development must be located, designed and
laid out to ensure that it is safe; that the risk from flooding is minimised whilst
not increasing flood risk elsewhere and that residual risks are safely
managed.

In a Written Ministerial Statement on the 18" December 2014, the Secretary
of State for Communities and Local Government set out the Government’s
expectation that SuDS will be provided in new developments, wherever this is
appropriate. Decisions on planning applications relating to major
developments should ensure that SuDS for the management of run-off are put
in place, unless demonstrated to be inappropriate.

Under these arrangements, Local Planning Authorities should consult the
relevant Lead Local Flood Authority (LLFA) on the management of surface
water; satisfy themselves that the proposed minimum standards of operation
are appropriate and ensure through the use of planning conditions or planning
obligations that there are clear arrangements in place for ongoing
maintenance over the lifetime of the development. The SuDS should be
designed to ensure that the maintenance and operation requirements are
economically proportionate.

The NPPG states that whether SuDS should be considered will depend on the
proposed development and its location, for example where there are concerns
about flooding. SuDS may not be practicable for some forms of development.
New development should only be considered appropriate in areas at risk of
flooding if priority has been given to the use of SuDS. When considering major
development, SuDS should be provided unless demonstrated to be
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inappropriate. Whether a SuDS system is appropriate to a particular
development proposal is a matter of judgement for the Local Planning
Authority and advice should be sought from relevant flood risk management
bodies, principally the LLFA.

The proposal would provide for residential development, which is classified as
‘More Vulnerable’ and as such, the use is consistent with the appropriate uses
for Flood Zone 1, as outlined in Table 2 of the NPPF — Technical Guidance
Document. It is not therefore necessary to consider the sequential or
exception tests in this instance.

The outline planning permission WA/2015/1903 secures details of the
drainage design through condition 18, which states:

‘No development shall take place on any part of the site, including works of
site clearance and ground preparation, until details of a sustainable surface
water drainage scheme have been submitted to and approved in writing by
the local planning authority. The scheme shall be implemented and thereafter
managed and maintained in accordance with the approved details and
timetable. The scheme to be submitted shall include:

i. provide information about the design storm period and intensity, the
method employed to delay and control surface water discharged
from the site and the measures taken to prevent pollution of the
receiving groundwater and/or surface waters;

ii. include a timetable for implementation of the scheme; and

iii. provide a management and maintenance plan for the scheme, for the
lifetime of the development, which shall include arrangements for
adoption of the scheme by any public authority or statutory
undertaker, and any other arrangements to secure the operation of
the scheme throughout its lifetime

The applicant is not seeking to discharge this condition and therefore the
comments from the Lead Local Flood Authority are not relevant.

Thames Water has not raised any comments on the current proposal. Thames
Water raised no objection to the outline application and recommended an
informative. It specifically commented on the water infrastructure capacity, to
which it raised no objection.

Having regard to the above, it is considered that the proposals would not lead
to increased flood risk, either on site or elsewhere, and would accord with
Policy CC4 of the Draft Local Plan Part 1 and the NPPF 2012 in this respect.
Specific details of the final drainage for the site is to be captured under the
submission of details for condition 18 of the outline permission.

52



Highway safety

The National Planning Policy Framework 2012 outlines that transport policies
have an important role to play in facilitating sustainable development but also
in contributing to wider sustainability and health objectives.

Paragraph 32 of the NPPF 2012 states: “All developments that generate
significant amounts of movement should be supported by a Transport
Statement or Transport Assessment. Plans and decisions should take account
of whether:

e The opportunities for sustainable transport modes have been taken up
depending on the nature and location of the site, to reduce the need for
major transport infrastructure;

e Safe and suitable access to the site can be achieved for all people; and

e Improvements can be undertaken within the transport network that cost
effectively limits the significant impacts of the development.

Development should only be prevented or refused on transport grounds where
the residual cumulative impacts of development are severe”.

Local Plan Policy M4 of the Local Plan 2002 states that the Council will seek
to improve conditions for pedestrians by providing or securing safe and
attractive pedestrian routes and facilities in both urban and rural areas.
Developments should include safe, convenient and attractively designed
pedestrian routes linking to existing or proposed pedestrian networks, to
public open space, to local facilities and amenities, or to public transport.

Policy ST1 of the Draft Local Plan Part 1 states that development schemes
should be located where it is accessible by forms of travel other than by
private car; should make necessary contributions to the improvement of
existing and provision of new transport schemes and include measures to
encourage non-car use. Development proposals should be consistent with the
Surrey Local Transport Plan and objectives and actions within the Air Quality
Action Plan. Provision for car parking should be incorporated into proposals
and new and improved means of public access should be encouraged.

The outline permission granted single vehicle access off Cranleigh Road for

31 dwellings. The current proposal does not seek to alter this arrangement.
The access road is shared with a public footpath (footpath no. 437)
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The County Highway Authority has assessed the current submission and has
raised no objection, subject to conditions and informatives. Officers note the
concerns expressed in the objections raised regarding vehicle movement and
traffic, however, the principle of 31 dwellings has been agreed under the
outline permission with the access arrangements determined under that
application. The proposed access arrangements for the current reserved
matters would be the same as those already permitted.

Overall, officers are therefore satisfied that the proposed layout and access
arrangements would be suitable for the residential development proposal and

the surrounding highway network.

Conditions 9, 14 and 19 of WA/2015/1903

The application includes the request to discharge conditions 9, 14 and 19.

Condition 9 states:

‘ Notwithstanding the detail shown on plan No 3330_DR_003 tree protection
drawing high density option, no hedgerow along the access road shall be
removed other than in accordance with details that shall previously have been
submitted to and agreed in writing by the local planning authority. The details
to be submitted shall include arrangements for replacement boundary
treatment including timetable for implementation. Development shall be
carried out in accordance with the approved details.’

The proposal includes the removal of the hedgerow along the access road
northern boundary and replacement with a 1.8 m high willow hurdle fence.
The condition above was applied by the Inspector who outlined that the
hedgerow should be retained if possible, but if it does have to be removed,
then the details of what it would be replaced with would need to be captured.
The proposal includes the removal of the hedgerow and replacement with a
fence. The fence type proposed would not be a close boarded fence, but a
fence which is made up of weaved willow material. This would be of better
character than a traditional close boarded fence.

Condition 14 states:

‘ No site clearance, preparatory work or development shall take place until a
tree protection scheme in accordance with the Lloyd Bore Limited
Arboricultural Impact Assessment (Ref No 3330_RP_004) dated 27 July 2015
and the details shown on plan Nos 3330 _DR_001 tree survey drawing and
3330_DR_003 tree protection drawing high density option, including an
appropriate method statement for the protection areas highlighted on those
plans and a timetable for implementation, has been submitted to and
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approved in writing by the local planning authority. The scheme for the
protection of the retained trees shall be carried out as approved.’

A tree protection plan has been submitted with the current application and has
been reviewed by the Council’'s Tree and Landscape Officer (drawing number
3330-LLB-ZZ-XX-DR-Ab-0002-S4-P01 rev P01. The protection plan would
protect the main trees on site which are of good quality value. The majority of
visually important trees lie to the boundaries of the site. Further, an updated
Arboricultural Impact Assessment has been submitted with the application
which should be complied with during the construction proves. A condition
would be recommended ensuring that the development complies with this,
should the reserved matters be approved. Having regard to the above, officers
are satisfied that condition 14 can be discharged.

Condition 19 states:

‘No development shall take place on any part of the site, including works of
site clearance and ground preparation, unless and until implementation of a
programme of archaeological works has been secured in accordance with a
written scheme of investigation which has previously been submitted to and
approved in writing by the local planning authority. Development shall be
carried out in accordance with the approved details.’

The applicants have undertaken evaluations across the site with regards to
condition 19. The report sets out the results of a trial trench evaluation carried
out by Archaeology South East that consisted of the excavation of ten trial
trenches across the site. The County Archaeologist has been consulted on the
results of the evaluation and confirm that apart from a few modern features It
is clear from the report that no archaeologically significant finds, features or
deposits were identified in any of the evaluation trenches and so advises that
the work has been satisfactorily completed in accordance with the Witten
Scheme of Investigation and as no significant archaeological remains
requiring further investigation were present, then the archaeological condition
has been satisfied and can be discharged.

Financial Considerations

Section 70 subsection 2 of the Town and Country Planning Act 1990 (as
amended) states that any local financial considerations are a matter to which
local planning authorities must have regard to in determining planning
applications; as far as they are material for the application. Local financial
considerations are defined as grants from Government or sums payable to the
authority under the Community Infrastructure Levy (CIL). This means that the
New Homes Bonus (NHB) is capable of being a material consideration where
relevant.
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The NPPG sets out that whether or not a local financial consideration is
material to a decision will depend on whether it could help to make the
development acceptable in planning terms. It is not appropriate for a decision
to be made on the basis that the development could have the potential to
raise money for a local authority or other government body.

In the current case, the Council does not rely on local financial considerations
to mitigate against the effects of the development to make it acceptable in

planning terms. As such, it does not form a material planning consideration.

Health and wellbeing

Local Planning Authorities should ensure that health and wellbeing, and
health infrastructure are considered in local and neighbourhood plans and in
planning decision making. Public health organisations, health service
organisations, commissioners and providers, and local communities should
use this guidance to help them work effectively with local planning authorities
in order to promote healthy communities and support appropriate health
infrastructure.

The NPPG sets out that the range of issues that could be considered through
the plan-making and decision-making processes, in respect of health and
healthcare infrastructure, include how:

e development proposals can support strong, vibrant and healthy
communities and help create healthy living environments which should,
where possible, include making physical activity easy to do and create
places and spaces to meet to support community engagement and social
capital;

e the local plan promotes health, social and cultural wellbeing and supports
the reduction of health inequalities;

e the local plan considers the local health and wellbeing strategy and other
relevant health improvement strategies in the area;

e the healthcare infrastructure implications of any relevant proposed local
development have been considered;

e opportunities for healthy lifestyles have been considered (e.g. planning for
an environment that supports people of all ages in making healthy

choices, helps to promote active travel and physical activity, and promotes
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access to healthier food, high quality open spaces and opportunities for
play, sport and recreation);

e potential pollution and other environmental hazards, which might lead to
an adverse impact on human health, are accounted for in the
consideration of new development proposals; and

e access to the whole community by all sections of the community, whether
able-bodied or disabled, has been promoted.

The provision of open space in the scheme and provision of private outdoor
amenity space for the dwellings are considered to be positive in terms of the
health and well being of future residents. Officers note that some of the flats
do not have a private outdoor amenity space, however, the position of the site
is such that there would be good access to the public recreation ground to the
north which can be used by any future residents. Officers acknowledge that
the construction process would lead to noise and disturbance to the
surrounding existing occupiers. However, conditions on the outline permission
seek measures to help reduce the impact, such as a Construction Transport
Management Plan (condition 12).

Officers conclude that the proposed development would ensure that health
and wellbeing have been suitably addressed in the application.

Biodiversity and compliance with Habitat Requlations 2010

The NPPF requires that when determining planning application, local planning
authorities should aim to conserve and enhance biodiversity by applying the
following principles:

If significant harm resulting from a development cannot be avoided (through
locating on an alternative site with less harmful impacts), adequately
mitigated, or, as a last resort, compensated for then planning permission
should be refused.

In addition, Circular 06/2005 states ‘It is essential that the presence or
otherwise of protected species and the extent that they may be affected by the
proposed development, is established before planning permission is granted.’

The application property does not fall within a designated SPA, SAC, SNCI or
SSSI. An ecology report was undertaken for the outline permission and was
conditioned (condition 13) to ensure that the mitigation/recommendation
measures are implemented. The proposed layout is similar to the indicative
layout provided for the outline permission, which provides a buffer to the
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existing pond on site and respects surrounding trees to boundaries of the site.
Condition 13 on the outline permission requires the applicant to undertake the
required ecological mitigation measures and therefore no additional conditions
or requirements are considered necessary under the current reserved matters
application.

However, an informative should be added to remind the applicant that
protected species may be present at the site and that works should stop

should they be found during the course of the works.

Third party representations and Parish Council comments

The third party representations and the parish Council comments have been
carefully considered throughout the assessment of the application.

Accessibility and Equalities Act 2010, Crime and Disorder and Human Rights
Implications

There are no implications for this application.

Environmental Impact Requlations 2017

The proposal is considered not to be EIA development under either Schedule
1 or 2 of the EIA Impact Regulations 2017 or a variation/amendment of a
previous EIA development nor taken in conjunction with other development
that is likely to have a significant environmental effect.

Pre Commencement Conditions

“Pre commencement condition” means a condition imposed on the grant of
permission which must be complied with: before any building/ other operation/
or use of the land comprised in the development is begun.

Article 35 of the DMPO 2015 requires that for any application for planning
permission, the Notice must state clearly and precisely the full reasons, in the
case of each pre-commencement condition, for the condition being a pre-
commencement condition.

Where pre commencement conditions are justified, these are provided with an
appropriate reason for the condition.

Development Management Procedure Order 2015 - Working in a
positive/proactive manner
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In assessing this application, officers have worked with the applicant in a
positive and proactive manner consistent with the requirements of paragraphs
186-187 of the NPPF. This included:-

¢ Provided or made available pre application advice to seek to resolve
problems before the application was submitted and to foster the
delivery of sustainable development.

e Provided feedback through the validation process including information
on the website, to correct identified problems to ensure that the
application was correct and could be registered;

e Have suggested amendments to the scheme to resolve identified
problems with the proposal and to seek to foster sustainable

development.

e Have proactively communicated with the applicant through the process
to advise progress, timescales or recommendation.

Conclusion/planning balance

The principle for 31 dwellings with vehicle access off Cranleigh Road has
already been established with the outline permission WA/2015/1903. The
current application now seeks the layout, scale, appearance and landscaping
for approval.

The proposed scale and layout of the development is considered to be
suitable for the site and surrounding area. The use of predominantly two
storey buildings throughout would ensure that it would be in keeping with the
scale of existing residential development. The position of the buildings would
not result in material harm to existing surrounding residential occupiers.

The design of the proposal would comprise a variety of traditional residential
dwellings, with use of traditional external materials. A good variety of dwelling
types are proposed throughout the development, with use of a mixture of both
clay tiles, facing brick and black featheredge timber boarding adds character
to the scheme and the overall appearance of the scheme is considered to be
high quality with good design features.

The level of vehicle parking on site would accord with the Council’s Parking

Guidelines 2013 and the County Highway Authority has assessed the
proposal and raise no objection, subject to conditions.
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Overall, the proposal would provide a good residential development which is
Suitable to the site and surrounding area.

Officers consider that there are no adverse impact that would significantly and
demonstrably outweigh the benefits, when assessed against the policies in
the NPPF taken as a whole. Officers therefore recommend the reserved
matters and conditions discharge are agreed.

Recommendation

That, subject to conditions, the Reserved Matters of Layout, Scale,
Appearance and Landscaping be APPROVED and that the discharge of
conditions 9, 14 and 19 of WA/2015/1903 be AGREED

1. Condition
The plan numbers to which this permission relates are 01421 _S 05
Rev P1, 01421_SK_01 Rev P1, 01421_HT4A Rev P1, 01421_HT3A
Rev P1, 01421 _HT3A HT3B Rev P1, 01421_HT2A Rev P1,
01421_HTFOG Rev P1, 01421_HT3B Rev P1, 01421_SS Rev P1,
01421_HT4B Rev P1, 01421_HT5A Rev P1, 01421 _HT4B Rev P1,
01421_HTA4C Rev P3, 01421_HT4A Rev P1, 01421_HT3A_HT4D Rev
P3, 01421_HT2A Rev P1, 01421 _BA 02 Rev P2, 01421 _BAO1 Rev
P2, 3330-LLB-ZZ-XX-DR-Ab-0002-S4-P01 Rev P01, D2521 L.300 rev
02. The development shall be carried out in accordance with the
approved plans. No material variation from these plans shall take
place unless otherwise first agreed in writing with the Local Planning
Authority.

Reason

In order that the development hereby permitted shall be fully
implemented in complete accordance with the approved plans and to
accord with Policies D1 and D4 of the Waverley Borough Local Plan
2002.

2. Condition
No development shall take place until samples of the materials to be
used in the construction of the external surfaces of the dwellings
hereby permitted have been submitted to and approved in writing by
the Local Planning Authority. Development shall be carried out in
accordance with the approved details.

Reason
In the interests of the visual amenities of the area in accordance with
Policies D1 and D4 of the Waverley Borough Local Plan 2002. This is a
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pre-commencement condition as the matter goes to the heart of the
permission.

Condition

No development shall take place until details of the materials to be
used in the construction of the external hard surfaces of the internal
road and parking areas hereby permitted have been submitted to and
approved in writing by the Local Planning Authority. Development shall
be carried out in accordance with the approved details.

Reason

In the interests of the visual amenities of the area in accordance with
Policies D1 and D4 of the Waverley Borough Local Plan 2002. This is
a pre-commencement condition as the matter goes to the heart of the
permission.

Condition

Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) Order 2015 (or any other Order
revoking or re-enacting that Order with or without modification), no
extension or alteration to the roof of any dwelling house as defined
within Part 1 of Schedule 2, Class B inclusive of that order, shall be
implemented on the site without the written permission of the Local
Planning Authority.

Reason

In the interests of the visual and neighbouring amenities of the area in
accordance with Policies D1 and D4  of the Waverley Borough Local
Plan 2002.

Condition

The garaging for each residential dwelling hereby approved shall be
retained in a form capable for the parking of vehicles incidental to the
residential occupation and enjoyment of the dwelling as such and not
for any trade or business or habitable accommodation.

Reason

In the interests of the amenities of the area and to ensure appropriate
levels of parking are maintained on the site, in accordance with Policies
D1, D4 and M14 of the Waverley Borough Local Plan 2002.

Condition
Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) Order 2015, (or any order revoking
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and re-enacting that Order with or without modification) no fences,
boundary walls or other means of enclosure, other than as may be
approved as part of this permission, shall be provided forward of any
wall of that dwelling or adjoining dwelling which fronts onto any
highway.

Reason

In the interest of the amenities of the area and highway safety, in
accordance with Policies M2, D1 and D4 of the Waverley Borough
Local Plan 2002.

Condition

The landscaping scheme hereby permitted on plan number D2521
L.300 Rev 02 shall be carried out strictly in accordance with the agreed
details and shall be carried out within the first planting season after
commencement of the development or as otherwise agreed in writing
with the Local Planning Authority. The landscaping shall be maintained
to the satisfaction of the Local Planning Authority for a period of 5 years
after planting, such maintenance to include the replacement of any
trees and shrubs that die or have otherwise become, in the opinion of
the Local Planning Authority, seriously damaged or defective. Such
replacements to be of same species and size as those originally
planted.

Reason

In the interest of the character and amenity of the area in accordance
with Policies D1 and D4 of the Waverley Borough Local Plan 2002 and
the NPPF.

Condition

In addition to the Construction Management Plan required under
condition 12 of planning permission WA/2015/1903, no development
shall commence until the following details have been submitted to and
approved in writing by the Local Planning Authority:

a) programme of works (including measures for traffic management);

b) vehicle routing for HGVs.

The development shall be carried out in strict accordance with the
agreed details.

Reason

In order that the development should not prejudice highway safety nor
cause inconvenience to other highway users, in accordance with Policy
M2 of the Waverley Borough Council Local Plan 2002 and the NPPF
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2012. This is a pre-commencement condition as the matter relates to
the construction process.

9. Condition

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

Reason

In order that the development should not prejudice highway safety nor
cause inconvenience to other highway users, in accordance with Policy
M2 of the Waverley Borough Council Local Plan 2002 and the NPPF
2012. This is a pre-commencement condition as the matter relates to
the construction process.

10. Condition

The development hereby approved shall not be first occupied unless
and until the following facilities have been provided in accordance with
a scheme to be submitted to and approved in writing by the Local
Planning Authority for:

a) The secure parking of bicycles within the development site;

b) Information to be provided to residents regarding the availability of
and whereabouts of local public transport, walking/cycling routes, and
car sharing clubs / car clubs;

and thereafter the said approved facilities shall be provided, retained
and maintained to the satisfaction of the Local Planning Authority.

Reason

In order that the development should not prejudice highway safety nor
cause inconvenience to other highway users, in accordance with Policy
M2 of the Waverley Borough Council Local Plan 2002 and the NPPF
2012.

Informatives

1. "IMPORTANT" This planning permission contains certain conditions
precedent that state 'before development commences' or 'prior to
commencement of any development' (or similar). As a result these
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must be discharged prior to ANY development activity taking place on
site. Commencement of development without having complied with
these conditions will make any development unauthorised and possibly
subject to enforcement action such as a Stop Notice. If the conditions
have not been subsequently satisfactorily discharged within the time
allowed to implement the permission then the development will remain
unauthorised.

. There is a fee for requests to discharge a condition on a planning
consent. The fee payable is £97.00 or a reduced rate of £28.00 for
household applications. The fee is charged per written request not per
condition to be discharged. A Conditions Discharge form is available
and can be downloaded from our web site. Please note that the fee is
refundable if the Local Planning Authority concerned has failed to
discharge the condition by 12 weeks after receipt of the required
information.

. This permission creates one or more new units which will require a
correct postal address. Please contact the Street Naming &
Numbering Officer at Waverley Borough Council, The Burys,
Godalming, Surrey GU7 1HR, telephone 01483 523029 or e-mail
waverley.snn@waverley.gov.uk For further information please see the
Guide to Street and Property Naming on Waverley's website.

. The granting of any permission does not in any way indemnify against
statutory nuisance action being taken should substantiated complaints
within the remit of the Environmental Protection Act 1990 be received.
For further information please contact the Environmental Health
Service on 01483 523393.

. The Council confirms that in assessing this planning application it has
worked with the applicant in a positive and proactive way, in line with
the requirements of paragraph 186-187 of the National Planning Policy
Framework 2012.

. 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.
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7.

Details of the highway requirements necessary for inclusion in any
application seeking approval of reserved matters may be obtained from
the Transportation Development Planning Division of Surrey County
Council.

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.

. 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.

10.The permission hereby granted shall not be construed as authority to

11.

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-and-transport/road-
permits-and-licences/the-traffic-management-permit-scheme. The
applicant is also advised that Consent may be required under Section
23 of the Land Drainage Act 1991. Please see
www.surreycc.gov.uk/people-and-community/emergency-planning-and-
community-safety/flooding-advice.

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).

12.When access is required to be ‘completed’ before any other operations,

the Highway Authority may agree that surface course material and in
some cases edge restraint may be deferred until construction of the
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development is complete, provided all reasonable care is taken to
protect public safety.

13.The developer is advised that Public Footpath Number 437 crosses the
application site and it is an offence to obstruct or divert the route of a
right of way unless carried out in complete accordance with appropriate
legislation.

14. The Highway Authority advise that the proposed estate road(s) are of
insufficient public utility to warrant adoption as highway maintainable at
public expense.

15.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.

16.The applicant is advised that the Council expects the external dark
boarding cladding to be of wood material
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