B3

WA/2016/0846
Stennetts Ltd
04/05/2016

Committee:

Meeting Date:

Public Notice:
Grid Reference:

Parish:

Ward:

Case Officer:

8 Week Expiry Date:

Neighbour Notification Expiry Date:

Time extension agreed to:

RECOMMENDATION

Introduction

Erection of mixed use building to provide Bl

Offices and 2 dwellings following demolition of

existing dwelling and associated outbuildings at
Gaston House, Guildford Road, Cranleigh GU6

8QZ

Eastern Area
13/07/2016

Was Public Notice required and posted: Yes
E: 504160 N: 141669

Wonersh

Shamley Green and Cranleigh North
Jenny Seaman

29/06/2016

10/06/2016

Yes agreed to 15/07/2016

That, subject to conditions, permission be
GRANTED

The application has been brought before the Area Committee because the

applicant is an elected Councillor.



Location Plan

Site Description

The application site measures 0.1 hectares, although this area includes an
area of Common Land outside of the applicant’s ownership and a shared
driveway also serving the commercial site to the rear. The lawful use of the
site is a dwellinghouse (Gaston Gate House) with a haulage yard behind it
(Stennett Yard).

The part of the site excluding the access driveway and Common Land is
approximately 0.05 hectares. The site is located on the western side of the
Guildford Road, to the south of the roundabout junction at the northern end of

the settlement of Rowly.

To the south of the property is Gaston Gate garage, a commercial property

selling cars and carrying out MOTs and repairs. To the rear (west) of the site



lies the applicants commercial yard (Stennett Yard) which is accessed by a

driveway crossing through the northern part of application site.

Immediately in front of the site lies an area of Common Land. The

surrounding area is semi rural in character.

Proposal
The proposal is to demolish the existing detached house and associated

outbuildings and erect a new mixed use building providing B1 offices on the
ground floor and two residential flats on the first floor. The building would be
roughly L-shaped and is two storeys in height.

The part of the building facing Guildford Road would be 15.8m in width in
total; the part of the building closest to Gaston Gate Cottage is 6.8m in length
and has a depth of 9.6m while the remainder of the building closest to Gaston

Gate Garage has a depth of 6.3m. The building has a height of 9.2m.

The main building is sited between 3.8 - 4.8m from the side boundary that
adjoins the access drive leading to Stennett Yard and between 2.7 — 4.7m
from the side boundary adjoining Gaston Gate Garage. At its closest point the
building is approximately 2.7m from the front boundary and 18.7m from
Guildford Road. The main building is approximately 13m from the rear

boundary.

The rear wing projects 11.5m from the rear of the main building, has a width of
6.3m and a height of 9m. The ground floor of the wing is open and provides 3
car ports. The rear wing is sited on the side of the site adjoining Gaston Gate

Garage.

The rear wing is sited approximately 9.2m from the side boundary adjoining
Gaston Gate Garage and at its closest point approximately 8.8m from the
access drive leading to Stennett Yard. The rear wing is approximately 1.4m

from the boundary adjoining Stennett Yard.



The proposal provides 101m2 of B1 offices, a 1-bed flat and a 2-bed flat. Four
parking spaces are proposed, one space for the 1-bed flat, two spaces for the
2-bed flat and one visitors space. Amenity space is provided for the flats and
offices and a bin and cycle store are also provided. Seven parking spaces are

provided for the offices within the existing Stennett Yard
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Proposed first floor layout

Proposed front and rear elevations

Proposed side elevations




Street scene of current application (showing existing house dotted)

Street scene of previous withdrawn application WA/2015/0004
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Relevant Planning History

There is a lengthy planning history related to this site, although the majority of
the history is more specifically related to the land to the rear of the site and the

adjacent garage and therefore not considered relevant to the determination of

this planning application.
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WA/2015/0004

Erection of a building and associated
works to provide 4 flats following

demolition of existing house

Withdrawn

Planning Policy Constraints

Green Belt within Rural settlement boundary



AGLV

Potentially contaminated land

Common Land (Area of grass in front of the site immediately adjoining
Guildford road)

Development Plan Policies and Proposals

Saved Policies of the Waverley Borough Local Plan 2002
C1, RD1, D1, D4, D5, D7, D8, D9, M2, M14, IC1, IC4

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires all
applications for planning permission to be determined in accordance with the
Development Plan, unless material considerations indicate otherwise. The
adopted Local Plan (2002) therefore remains 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 in the process of replacing the adopted 2002 Local Plan with a
new two part document. Part 1 (Strategic Policies and Sites) will replace the
Core Strategy that was withdrawn in October 2013. Part 2 (Development
Management and Site Allocations) will follow the adoption of Part 1. The new
Local Plan will build upon the foundations of the Core Strategy, particularly in
those areas where the policy/approach is not likely to change significantly.
Public consultation on potential housing scenarios and other issues took place
in September/October 2014. In the latest provisional timetable for the
preparation of the Local Plan (Part 1), the Council is scheduled to approve the
plan for publication in July 2016.



Other guidance:

National Planning Policy Framework (2012)

National Planning Practice Guidance (2014)

Strategic Housing Land Availability Assessment (2014 update)

West Surrey Strategic Housing Market Assessment (2014)

Infrastructure Delivery Plan (2012)

Statement of Community Involvement (2014 Revision)
Strategic Flood Risk Assessment (2010)

Planning Infrastructure Contributions SPD (2008)
Cycling Plan SPD (April 2005)
Waverley Borough Council’'s Parking Guidelines (2013)

Vehicular and Cycle Parking Guidance (Surrey County Council 2012)

Employment land review (update 2011)
Council’'s Economic Strategy 2015-2020

Blackheath, Shamley Green and Wonersh Village Design Statement

Consultations and Parish Council Comments

County Highway Authority

No objection subject to the submission of a

Construction Transport Management Plan

Thames Water

With regard to surface water drainage it is the
responsibility of a developer to make proper
provision for drainage to ground, water courses
or a suitable sewer. Connections are not
permitted for the removal of groundwater.
Where the developer proposes to discharge to
a public sewer, prior approval from Thames

Water Developer Services will be required.

Thames Water would advise that with regard to

sewerage infrastructure capacity, we would not




have any objection to the above planning

application.

On the basis of information provided, Thames
Water would advise that with regard to water
infrastructure capacity, we would not have any

objection to the above planning application.

Request informatives in respect of a Thames
Water main crossing the site and water

pressure.

Wonersh Parish Council

No objection

Environmental Health

No objection subject to conditions relating to
noise, hours of delivery, hours machinery can
operate, submission of a Construction
Environmental Management Plan and external

lighting

Waste and Recycling Co-

ordinator

As the collection vehicle is required to enter the
development to empty the bins then the roads
within it will need to be capable of
accommodating a collection vehicle 2530mm
wide and 9840mm overall length with a
maximum gross weight of 26 Tonnes. Suitable

turning provision to be included.

Each flat will require a black refuse bin, blue
recycling bin and a food waste green kerbside
caddy. The collection crew will collect from and
return bins to this point. The bins should be
clearly identified with the flat number.

The commercial refuse and recycling should be

the subject of a contract with a registered waste




carrier.

Representations

In accordance with the statutory requirements and the “Reaching Out to the
Community — Local Development Framework — Statement of Community
Involvement — August 2014” site notices were displayed around the site and

neighbour notification letters were sent on 09/05/2016

1 letter has been received raising objection on the following grounds:

No need to replace the existing well proportioned family property with a
new block of flats and offices. The previous property can be renovated
or if replaced with a new structure should be in the same place on the
plot, and similar in footprint, impact on the neighbourhood and overall
size

The size of the plot is not sufficient to cope with high density
development and the location does not lend itself to mixed use
buildings

The most significant difference is the central wing of the building will
extend significantly further back away from the road. This wing will be
far beyond the current housing line and out of keeping with the two
residential properties to its east. The protruding wing will mean 3
additional windows in addition to the 2 at the right hand end of the
property will look straight into our kitchen and living room windows — 5
windows in all which is a significant and unacceptable loss of privacy.
The new building will be sited significantly closer to the boundary of a
property so the garden, living room and kitchen would be directly
overlooked.

Residential capacity will be greater and they will be physically closer to
our property. The housing and business premises are likely to result in

significantly more noise and disturbance - this is not welcome as




already suffer regular noise disturbances during the night and
weekends as a result on the Stennett Yard activities.

Significant amount of additional light pollution

The development is out of character as there are no other mixed use
buildings visible on Guildford Road in this neighbourhood which
appears entirely residential from the street

Additional traffic is a potential hazard as it next to a very fast moving
and busy roundabout. Potential for an increase in traffic accidents from
slow moving traffic emerging from the plot

Insufficient parking provided

Concern about impact on underground structures and potential
contamination

At present we can only see the top of the roofline and the chimney —
the proposed building will be significantly closer and will be the main

view from the kitchen and living rooms

Submissions in support

In support of the application the applicant has made the following points:

This application follows a similar scheme that was withdrawn under
reference WA/2015/0004 for the erection of a building and associated
works to provide 4 flats following demolition of existing house

In March 2015 the officers within the Planning Department expressed
concerns about the proposals relating to the following issues:

a) Extent of built frontage/footprint

b) Insufficient amenity space for residents.

¢) The design of the ‘crown roof’ not reflective of character of the area.
d) The introduction of large wall to screen the private amenity area
again out of character with the area and too harsh a feature.

This current planning application seeks planning permission for a
replacement building that will provide an office use at ground floor with

two independent residential flats above. The flats are provided with on-



site car parking and garaging space together with private amenity
space. The office units are provided as additional office space to serve
Stennett’s Yard located to the rear of Gaston Gate House and allocated
car parking for the new office space is located within Stennett's Yard
(and within the red line of the application).

101sqg m of office accommodation is provided, as well as a 2-bed
residential unit and a 1-bed residential unit

The new scheme is for a smaller building, as a detached vernacular
two storey property in a traditional form to compliment the rural/village
fringe character of the area.

Existing property (Gaston Gate House) = 133.05sgm. Built frontage =
10.32m

Withdrawn scheme WA/2015/0004 (4 apartments) = 303.26 sgm. Built
frontage = 23.73m

Current application (offices & 2 apartments) = 277.21sgm. Built
frontage = 15.74m

The previous scheme had an amenity space at the front of the building
screened by a wall and planting. The Planners were critical of this
orientation and felt the space may be compromised by the traffic noise.
The new scheme has a southerly positioned garden with a communal
garden/seating space of 9.0 x 7.5m (67.50sqm), plus space for refuse
collection and cycle storage. The offices have small independent open
air amenity area.

The new proposals of a smaller building allow for traditional 45° plain
tiled roofs with ridges and bonnet hips to compliment the local

vernacular.

Determining Issues

Principle of development

Planning History

Loss of lawful uses

Location of development and compliance with Green Belt and Policy RD1

Impact on Landscape Character and visual amenity



Housing Land Supply

Density and Mix of Housing

Highway considerations, including traffic and parking considerations
Impact on residential amenity

Amenities of future occupiers

Contamination

Crime and disorder

Financial considerations

Biodiversity and compliance with Habitat Regulations 2010
Accessibility and Equalities Act 2010 Implications

Human Rights Implications

Environmental Impact Regulations 2011

Working in a positive/proactive manner

Planning Considerations

Principle of development

The site is within the Green Belt where there is a general presumption against

inappropriate development. Development should not materially detract from

the openness or visual amenity of the Green Belt.

The application site lies within the rural settlement area of Rowly, one of the

settlements identified by Policy RD1 as being a village within Green Belt that

would be able to accommodate limited development without detriment to

character or the openness of the Green Belt. The proposal would therefore be

acceptable provided that the proposal meets the requirements of Policy RD1.

The site is located within an Area of Great Landscape Value wherein Policy

C3 of the Local Plan 2002 states that development should serve to conserve

or enhance the character of the landscape.



Planning history

The planning history is a material consideration. A planning application was

previously proposed and subsequently withdrawn due to concerns about the

scale and form of development.

The differences between the current proposal and that application are:-

Previous development was for four

flats with no commercial use

proposed

Current proposal is for a mixed use of

offices and residential. Therefore
there is no loss of employment with

the current proposal

303.26 sgm building proposed with a
built frontage facing Guildford Road
of 23.73m

277.21sgm building proposed with a
built frontage facing Guildford Road of
15.74m

Crown roof proposed and design
that was not considered in keeping
with the area

Current proposal has been designed
as a detached vernacular two storey
property
compliment the

in a traditional form to
rural/village fringe

character of the area

The previous scheme had an
amenity space at the front of the

building

The new scheme has a southerly
positioned garden with a communal
garden/seating space of 9.0 x 7.5m

(67.50sgm), plus space for refuse

collection and cycle storage.

Previously the introduction of a
large frontage wall was proposed to

screen the amenity space

The new proposals revert back to a
low level 1.20m high post/rail fence
and hedging arrangement of the
traditional ‘front garden’ with path to a
front door




Loss of Lawful Uses

Gaston Gate House is a post war three bedroomed, two storey detached
dwelling with a detached garage and outbuildings. To the west and behind the
property lies the commercial business of Stennetts, a plant hire and heavy
goods vehicle servicing centre, comprising a large yard/parking area with
workshops and offices.

The proposal will result in the loss of Gaston Gate House. The proposal will
however provide two new flats and therefore increases the number of
residential units on the site. The existing house is in a poor state of repair and
has limited amenity to serve the dwelling; the proposal will provide two new
flats with a garden, parking, cycle storage and bin storage. As such the loss of

the house is considered acceptable.

The proposal also proposes a ground floor office as an administrative base for
the commercial operation which exists to the rear of the dwelling. The staff
and visitor parking for the proposed offices will remain within Stennetts Yard.
The proposal therefore relocates the office from Stennants Yard, but it does

not involve the loss of the commercial use of Stennants Yard.

The Design and Access Statement states that the existing office hub will be
the subject of a separate planning submission yet to be designed, but to
improve and sustain the long term viability of the business. It also states that
the apartments will be for rent and provide a supplementary income for the

business.

Therefore the proposal will not result in the loss of the commercial use of the
site and potentially provides an opportunity to improve and sustain the existing

business (subject to a satisfactory planning application being submitted).



Location of development and compliance with Green Belt and Policy RD1.

The site lies within the Green Belt. The National Planning Policy states that
the fundamental aim of Green Belt policy is to prevent urban sprawl by
keeping land permanently open; the essential characteristics of Green Belts
are their openness and their permanence. As with previous Green Belt policy,
inappropriate development is, by definition, harmful to the Green Belt and

should not be approved except in very special circumstances.

Paragraph 89 of the NPPF states that a local planning authority should regard
the construction of new buildings as inappropriate in Green Belt. Exceptions to
this are:

buildings for agriculture and forestry;

provision of appropriate facilities for outdoor sport, outdoor recreation
and for cemeteries, as long as it preserves the openness of the Green

Belt and does not conflict with the purposes of including land within it;

the extension or alteration of a building provided that it does not result
in disproportionate additions over and above the size of the original
building;

the replacement of a building, provided the new building is in the same

use and not materially larger than the one it replaces;

limited infilling in villages, and limited affordable housing for local

community needs under policies set out in the Local Plan; or

limited infilling or the partial or complete redevelopment of previously
developed sites (brownfield land), whether redundant or in continuing
use (excluding temporary buildings), which would not have a greater
impact on the openness of the Green Belt and the purpose of including

land within it than the existing development.

It is considered that the proposal could be considered a limited infilling or

complete redevelopment of a previously developed site and therefore can be



considered appropriate development within the Green Belt, provided that the

proposal would not have a greater impact on the openness of the Green Belt.

Policy RD1 of the Local Plan states that development will only be permitted if
it is well-related in scale and location to the existing development and:-

a. Comprises infilling of a small gap in an otherwise continuous built up
frontage or the development of land or buildings that are substantially
surrounded by existing buildings; and

b. Does not result in the development of land which, by reason of its
openness, physical characteristics or ecological value, makes a
significant contribution to the character and amenities of the village;

and

c. Does not adversely affect the urban/rural transition by using open

land within the curtilage of buildings at the edge of the settlement; and

d. Takes account of the form, setting, local building style and heritage

of the settlement; and

e. Generates a level of traffic which is compatible with the environment
of the village and which can be satisfactorily accommodated on the

surrounding network.

This site is completely surrounded to the sides and the rear by existing

development.

The surrounding development is spaciously positioned, reflecting the
character of this edge of settlement location. The spacious character together
with the set back position of the properties creates the semi rural character of

the area.



However, it is recognised that the site itself is different in character to the
surrounding area, given that the existing house directly adjoins a garage with
workshops behind. Also directly behind the house is a haulage yard, and the
site, garage and haulage yard are largely hard surfaced with multiple
buildings/structures and parking areas. The site does not contribute positively

to the character and visual amenities of the area.

In the previous withdrawn application, the proposed development filled the
entire width of the site, which offered no relief between built form on the site
and the buildings on adjoining land and was therefore considered to be
detrimental to the character and visual amenities of the area. The current
proposal provides significantly more space between buildings as well as an
increased distance from both the garage and the haulage yard. This increases
the spacious appearance of the site as well as offering opportunities for
landscaping which would contribute to the visual amenities of the area.

It is noted that there is no established building line along Guildford Road,
although most properties are set some distance from the road. While the
proposed building is further forward than the existing house it is still some
distance from the road and therefore not considered out of character. The
siting also has the advantage of increasing distances between built form on

the site.

The proposed building has been designed so that it looks like a large
detached house sitting within the street scene. The introduction of the rear
wing is not considered to appear unusual in a road with substantial detached
properties and views of the wing would be limited as it is behind the main
building.

The proposal does not result in development which encroaches onto
undeveloped land or onto land that makes a positive contribution to the

character and appearance.



It is not considered that the size of the proposed offices or the small number
of flats would generate a level of traffic that would be unacceptable or have a
detrimental impact on highway and pedestrian safety.

The proposal is therefore considered to be in accordance with Local Plan
Policy RD1 and an appropriate form of development in the Green Belt that

would not detrimentally impact on the openness of the Green Belt.

Impact on Landscape Character and visual amenity

The site is located within an Area of Great Landscape Value wherein Policy
C3 of the Local Plan 2002 states that development should serve to conserve
or enhance the character of the landscape. The NPPF states that the
planning system should contribute to and enhance the natural and local
environment by protecting and enhancing valued landscapes.

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 site is located within a transitional area, moving from the clear
countryside area to the north, to the semi-rural area to the south of the
roundabout. The area is defined by ribbon development along the Guildford
Road, primarily residential but including some commercial properties. Whilst
some of the properties are well set back from the street frontage (providing
large front garden areas), the buildings themselves are legible and traditional
in the fact that the front door is directed towards the front of the site. Front
boundaries are primarily defined using mature hedging although there are

some low level brick walls and fences.



The existing site has a single detached property with a detached single
garage. The property is set back from the street scene and is accessed via a
private drive from a lane off of Guildford Road. The property lacks any
meaningful private amenity space/garden as the internal arrangements of the
site are largely hard landscaping to provide parking facilities for the residents.
However, the building itself reflects the Surrey vernacular, with a plain tile
roof, tile hanging to the first floor and a cream render to the ground floor. It
also incorporates two chimneys. Directly adjacent to the property (to the
south) is a garage which sells motor vehicles. The forecourt extends, in part

in front of the property.

In this instance, the proposal is on a site that is already developed with a
number of buildings and a large area of hard surfacing. The opportunity to site
a new building further away from others in the immediate vicinity, and also
provide new landscaping, is considered to provide the opportunity to improve

the appearance of the site.

The property has been designed to appear like a detached house, reflecting
the Surrey vernacular with a front door facing the road, low level front
boundary fencing proposed with new hedge planting and with amenity space

provided to the side of the building set away from the road.

As such it is not considered that the proposed development would have a
detrimental impact on the character and appearance of the Area of Great
Landscape Value or the visual amenities of the area in accordance with Local
Plan Policies C3 and D4.

Housing Land Supply

The provision of new market and affordable housing will assist in addressing
the Council’'s housing land supply requirements. Pending the completion of
the new Waverley Local Plan the latest evidence of housing need in the
Strategic Housing Market Assessment (SHMA) is the starting point for
considering the amount of housing that the Council is required to supply. The

West Surrey Strategic Housing Market Assessment September 2015 indicates



that 519 dwellings are needed per annum. The latest 5 year housing land
supply assessment shows a supply of 4.66 years, based on the unvarnished
housing need figure in the SHMA and includes the number of homes needed
to meet the backlog of unmet need. This falls short of the 5 year housing land

supply as required by the NPPF.
The current proposal would provide a material contribution to the housing land

supply in the Borough, on previously developed land. This is a material benefit

which must be weighed against the other considerations for this application.

Highway considerations, including traffic and parking considerations

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. In considering
developments that generate significant amounts of movements local
authorities should seek to ensure they are located where the need to travel
will be minimised and the use of sustainable transport modes can be
maximised. Plans and decisions should take account of whether
improvements can be taken within the transport network that cost-effectively

limit the significant impact of the development.

Paragraph 32 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:
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;
Safe and suitable access to the site can be achieved for all people; and
Improvements can be undertaken within the transport network that cost

effectively limit 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”.

The County Highway Authority having considered any local representations
and having assessed the application on safety, capacity and policy grounds
raises no objections and has requested inclusion of a condition requiring the
submission of a Construction Transport Management Plan.

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 2012. Development
proposals should comply with the appropriate guidance as set out within these

documents.

The proposal is for 101sg.m of office floorspace and two flats. Parking has
been provided for the offices and flats which complies with the parking
guidelines. 2 parking spaces are provided for the 2-bed flat, 1 parking space
has been provided for the 1-bed flat and 1 visitors space has also been

provided. 7 parking spaces have been provided for the offices.

It is considered that the proposal would not result in detriment to highway and
pedestrian safety given that the development is small scale.

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 and guidance contained within the Council’'s SPD

for Residential Extensions.



The only residential property directly adjoining the site is Gaston Gate
Cottage. This is located on the opposite side of the Stennett Yard access road
and the main house appears to be sited approximately 11m from the side
boundary. This would mean a distance of 29m between the proposed new
building and Gaston Gate Cottage (the main house) and the nearest part of
the proposed building is also set further forward than Gaston Gate Cottage.
With this distance and orientation, it is not considered the proposal would
result in an unacceptable relationship to the adjoining neighbouring property

and no material harm would be caused.

Amenities of future occupiers

In terms of living conditions for the future occupants, the site is currently in
residential use. The existing house is close to the adjoining garage and does

not have an amenity space, as the site is hard surfaced and used for parking.

The proposed development would move residential accommodation further
away from the commercial uses to the side and rear. The proposed flats

would however still be sited 25m from the main road.

A southerly positioned garden with a communal garden/seating space of 9.0 x
7.5m (67.50sgm) is provided, plus space for refuse collection and cycle
storage. Parking for the apartments is provided on site, with 2 spaces for the 2
bedroom dwelling, 1 space for the 1 bedroom dwelling plus 1 visitor space.

Environmental Health have raised no objections on noise grounds, subject to

conditions particularly relating to the construction period.

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 1St October 2015. The optional
new national standards should only be required through any new Local Plan
policies, if they address a clearly evidenced need and where their impact on
viability has been considered. 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.

As shown by the table below, the proposal exceeds the minimum space

standards.
Flat Gross internal floor area | Proposed size
technical standard
Flat 1 (2-bed) 79m2 94m2
Flat 2 (1-bed) 58m2 73m2

Contamination

Paragraph 120 of the NPPF states that planning decisions should ensure that
new development is appropriate for its location. The effects (including
cumulative effects) of pollution on health, the natural environment or general
amenity, and the potential sensitivity of the area or proposed development to
adverse effects from pollution, should be taken into account. Where a site is
affected by contamination or land stability issues, the responsibility for

securing a safe development rests with the developer or landowner.

The site adjoins an area of existing commercial uses, including garage with
car sales, motor vehicle repairs and servicing on one side and a haulage yard

to the rear of the existing house



The Council’'s Environmental Health Officer has been consulted and in the

case of this particular proposal, has raised no objection to the proposal.

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.

The weight to be attached to these considerations is a matter for

Committee/decision maker.

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. In the current case, the approval of the
application would mean that the NHB would be payable for the net increase in
dwellings from this development. The Head of Finance has calculated the
indicative figure of £1,450 per net additional dwelling (total of £1450) per

annum for six years.

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. 1t is not within 200m of ancient woodland or water, and is not an
agricultural building or barn. Having regard to this, and the completed
biodiversity checklist, it is considered that a biodiversity survey is not required
in this instance. However, an informative should be added to remind the
applicant that protected species may be present at the property and that
works should stop should they be found during the course of the works.

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

There are no implications for this application.

Environmental Impact Requlations 2011 (as amended)

The proposal is considered not to be EIA development under either Schedule
1 or 2 of the EIA Impact Regulations 2011 (as amended) 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.

Development Management Procedure Order 2015 - Working in a

positive/proactive manner

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:-

Have proactively communicated with the applicant through the process to

advise progress, timescales or recommendation.



Conclusion/ planning judgement

The proposed development is considered to be appropriate development in
the Green Belt which would not be detrimental to the openness of the Green
Belt.

The Council cannot currently identify a deliverable supply of housing sites
from the identified sites which would sufficiently meet the housing demand for
the next five years. This is a material consideration in this assessment. In
terms of the benefits of the scheme, the net addition of 1 dwelling would make
a small contribution to an acknowledged shortfall in deliverable sites for the
five-year period, and would help boost the area’s supply generally.

The proposed development is considered to be in keeping with the area and
would not result in detrimental impacts to the character and appearance of the
area or to the amenities of surrounding residential properties. Adequate

parking provision and a safe means of access would also be provided.

The proposal retains a commercial use on site, so there is no loss of
employment, which weighs in favour of the proposal.

Officers therefore consider that the benefits of the scheme would outweigh
any adverse impacts when assessed against the policies in the NPPF taken
as a whole or specific policies in the NPPF or Local Plan. Officers therefore

recommend permission be granted.



Recommendation

That permission be GRANTED subject to the following conditions:

1.

Condition

The plan numbers to which this permission relates are unnumbered o/s
extract, Gastonl.dwg, 14-08-01 Rev J, 14-08-02 Rev G, 14-08-03 Rev
F, 14-08-04]. 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.

Condition

The commercial premises shall be used for Class B1 offices only and
for no other purpose (including any other purpose in Class Bl as
defined in the schedule to the Town and Country Planning (Use
Classes) Order 1987 (as amended), or in any provision equivalent to
that Class in any statutory instrument revoking and re-enacting that
order with or without modification.

Reason

In order to protect the character and amenities of the area and the
amenities of the occupiers of the flats and nearby residential properties
in accordance with Policies D1 and D4 of the Waverley Borough Local
Plan 2002.

Condition

No development shall take place until a detailed landscaping scheme
has been submitted to and approved by the Local Planning Authority in
writing. The landscaping scheme 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 and to protect
residential amenity in accordance with Policies D1 and D4 of the
Waverley Borough Local Plan 2002.

Condition

No development shall take place until samples of the materials to be
used in the construction of the external surfaces of the development
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 interest of the character and amenity of the area and to protect
residential amenity in accordance with Policies D1 and D4 of the
Waverley Borough Local Plan 2002.

Condition

The existing parking spaces within Stennetts Yard shown on the
application drawings for parking by the offices herby approved shall be
permanently maintained exclusively for that purpose.

Reason
To ensure satisfactory parking is provided for the development in
accordance with Policy M14 of the Waverley Borough Local Plan 2002.

Condition

The garaging hereby permitted shall only be used for the garaging of
vehicles and domestic storage incidental to the residential occupation
of the two flats hereby approved and at no time shall the garaging be
used for habitable accommodation or commercial purposes.

Reason
To ensure that sufficient parking is provided for the flats in accordance
with Policy M14 of the Waverley Borough Local Plan 2002.

Condition

No development shall commence until a Construction Transport
Management Plan, to include details of:

(a) parking for vehicles of site personnel, operatives and visitors

(b) loading and unloading of plant and materials



10.

(c) storage of plant and materials
has been submitted to and approved in writing by the Local Planning
Authority. Only the approved details shall be implemented during the
construction of the development

Reason

The above condition is required in order that the development should
not prejudice highway safety nor should it inconvenience other highway
users in accordance with Policy M2 of the Waverley Borough Local
Plan 2002.

Condition

Prior to the commencement of the development hereby approved, a
scheme to demonstrate that the internal noise levels within the
residential units will conform to the "indoor ambient noise levels for
dwellings™ guideline values specified within BS 8233:2014, Guidance
on Sound Insulation and Noise Reduction for Buildings, shall be
submitted to and approved in writing by the Local Planning Authority.
The scheme should take into account the correct number of air
changes required for noise affected rooms. The work specified in the
approved scheme shall then be carried out in accordance with the
approved details prior to occupation of the premises and be retained
thereafter

Reason
To protect residential amenity in accordance with Policies D1 and D4 of
the Waverley Borough Local Plan 2002.

Condition

All plant, machinery and equipment installed or operated in connection
with the carrying out of this permission shall be so enclosed and/or
attenuated so that the rating level of noise emitted does not exceed the
background sound level, when measured according to British Standard
BS4142:2014 at any adjoining or nearby noise sensitive premises

Reason
To protect residential amenity in accordance with Policies D1 and D4 of
the Waverley Borough Local Plan 2002.

Condition

No machinery shall be operated which is audible outside the site
boundary outside the following hours:-

08:00 - 18:00 Mondays - Friday

08:00 - 13:00 Saturdays and not at all on Sundays or Public Holidays



11.

12.

Reason
To protect residential amenity in accordance with Policies D1 and D4 of
the Waverley Borough Local Plan 2002.

Condition

No development shall take place, including any works of demolition,
until a Construction Environmental Management Plan has been
submitted to, and approved in writing by, the Local Planning Authority.
The approved plan shall be adhered to throughout the construction
period. The Plan shall provide for;

a) An indicative programme for carrying out of the works

b) The arrangements for public consultation and liaison during the
construction works

c) Measures to minimise the noise (including vibration) generated by
the construction process to include hours of work, proposed method of
piling for foundations, the careful selection of plant and machinery and
use of noise mitigation barrier(s)

d) Details of any floodlighting, including location, height, type and
direction of light sources and intensity of illumination

e) the parking of vehicles of site operatives and visitors

f) loading and unloading of plant and materials

g) storage of plant and materials used in constructing the development
h) the erection and maintenance of security hoarding including
decorative displays and facilities for public viewing, where appropriate
1) wheel washing facilities

j) measures to control the emission of dust and dirt during construction
k) a scheme for recycling/disposing of waste resulting from demolition
and construction works

Where any of the above points are not relevant to the proposed site
this should be indicated

Reason

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

Condition

No floodlights or other forms of external lighting shall be installed at the
development (either for the carrying out of the development permission
or for use when the development is occupied) without the prior
permission in writing of the Local Planning Authority



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.

Informatives

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

2. 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 recived. For further
information please contact the Environmental Health Servcie on 01483
523393

3. The applicant should take all relevant precautions to minimise the potential
for disturbance to neighbouring residents during the demolition and/or
construction phases of the development. The applicant shoudl follow the
guidance provided in the Construction Code of Practice for Small
Developments in Waverley

4. Thames Water will aim to provide customers with a minimum pressure of
10m head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it
leaves Thames Waters pipes. The developer should take account of this
minimum pressure in the design of the proposed development.

5. 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.

6. 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.



