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A Design and Access Statement must: 
 
(a) explain the design principles and 
concepts that have been applied to the 
proposed development; and 
 
(b) demonstrate the steps taken to appraise 
the context of the proposed development, 
and how the design of the development 
takes that context into account. 
 
A development’s context refers to the 
particular characteristics of the application 
site and its wider setting. These will be 
specific to the circumstances of an 
individual application and a Design and 
Access Statement should be tailored 
accordingly. 
 
Design and Access Statements must also 
explain the applicant’s approach to access 
and how relevant Local Plan policies have 
been taken into account. They must detail 
any consultation undertaken in relation to 
access issues, and how the outcome of this 
consultation has informed the proposed 
development. Applicants must also explain 
how any specific issues which might affect 
access to the proposed development have 
been addressed. 

 

Fig 1. Extract from Planning Practice Guidance 

1.0 INTRODUCTION 
 
1.1 WS Planning & Architecture have been instructed by Galaxy Ltd to submit a detailed planning 

application for the erection of 2 dwellings garaging, parking and access on land to the rear of 
The Chalet, 8 Pilgrims’ Way, Reigate, Surrey RH2 9LG. 

 
1.2 This Planning, Design and Access Statement is submitted in support of the application and 

should be read in conjunction with the submitted application forms, certificate and plans. This 
statement is also informed by the requirements of the Planning Practice Guidance (PPG) and 
Reigate and Banstead Borough Council guidance on Design and Access Statements. 

 
1.3 The primary objectives of this Design and Access Statement are to demonstrate that: 

 
• The principle of the proposed dwellings are not in doubt given the previous planning 

history of the site. The current proposal seeks an amended site layout following the 
Council’s approval of an application for a detached dwelling on land to the rear of 7 
Beech Road (LPA ref: 17/00297/F); 

 
• The proposal will result in a well designed residential development which is consistent 

with the objectives of the National Planning Policy Framework (NPPF) to boost the 
supply of housing and optimise the use of sites; 

 
• The application represents a carefully considered proposal that would make good 

use of a site within the urban area, without compromising the qualities of the 
Residential Area of Special Character (RASC); 

 
• The current proposal provides a highly sustainable form of development due to its 

proximity to shops and services located in Reigate as well as being within easy access 
of bus and train services to the wider area; 

 
• The proposals adopt the principle established by the granting of LPA Ref: 15/00595/F 

at Planning Committee on 1 June 2016 and subsequent application 16/01560F 
allowed on appeal (PINS Ref: APP/L3625/W/16/3162670). There is also an extant 
permission for a large detached dwelling utilising the full width of the site approved 
under LPA Ref: 15/00391/F. 

 
• Due regard and consideration has also been given to the saved policies of the 

Reigate & Banstead Borough Local Plan 2005 and Core Strategy 2014. In addition, the 
proposal has also been informed by The Surrey Design Guide 2002 and the Reigate 
and Banstead Local Distinctiveness Design Guide 2004. 
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Application site 

2.0 DEVELOPMENT CONTEXT 
 
2.1 The application site lies to the north west of Reigate town centre. It lies within the settlement boundary partly within the Pilgrims’ Way and Beech Road Residential 

Area of Special Character (RASC) as defined by the Reigate and Banstead Local Plan proposals map (see extract at Figure 8, page 10). Figures 2, 3, 5 & 6 provide 
general location plans highlighting the application site and surrounding area. Photographic details of the site and wider area can be seen at Figures 4a-4b, page 
5 & Figures 9a-9o, pages 11-12. 

 
2.2 The application site comprises land to the rear of The Chalet (No 8, Pilgrims’ Way) and No 7 Beech Road. ‘The Chalet’ incorporates accommodation within its 

roofspace at second floor level. The application site already benefits from a dedicated access drive off Brokes Road which serves a backland dwelling (No. 6A). 
The application site, donor properties and neighbouring properties are all well screened by mature vegetation within the site and on their boundaries which, in 
conjunction with the surrounding properties, heavily restrict views into the site. The application site is currently open garden land. 

 
2.3 The site is sustainably located, within walking distance of a full range of amenities and services in Reigate. The site is less than a mile from Reigate town centre 

which provides a number of shops, post office, supermarket, railway station and bus services to the wider area including Redhill, Epsom, Dorking, Sutton, Guildford, 
Reading and London. Reigate Hill (A217) to the east of the application site links south London to Brighton via junction 8 of the M25. The 420 and 460 bus routes 
actually pass very close to the application site along Reigate Hill (A217) towards Redhill, Sutton and Epsom. Bus route 32 is also within walking distance of the 
application site and links Reigate with Guildford. 

Figure 3: Extract from Streetmap.com. Figure 2: Extract from Streetmap.com. 
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Figure 4b: Application site showing The Chalet, Beech Road and Pilgrims Way (Source: Bing) 

 
2.4 The application site lies off the northern side of Brokes Road in a 

backland location close to the junction with St. Alban’s Road. Land 
levels within the site rise steadily from the south to the north of the site 
with the main part of the site tiered on two levels. Below is a general 
location plan highlighting the application site and surrounding area 
(Figure 5). 

 
2.5 The main part of the application site is bounded to the north by the rear 

garden of Nos. 13 and 15 Beech Road, to the east by Nos. 7, 9 and 11 
Beech Road, to the south by the rear garden of 6A Brokes Road and to 
the west by the existing Chalet, 8 Pilgrims’ Way and by the rear garden 
of 6 Pilgrims’ Way. The access to the site passes between Nos 6 and 8 
Brokes Road. 

Application site 

Figure 5: Site location in relation to surrounding context 

Figure 4a: Application site showing adjacent properties/access from Brokes Road (Source: Bing) 

b 

a 
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2.0 DEVELOPMENT CONTEXT (cont) 
 
2.5 The character of the surrounding area, especially the RASC comprises 

mainly large two storey detached dwellings, some of which have 
accommodation within their roofspace and are set within spacious plots 
with generous separations between most dwellings. There are some 
exceptions along the eastern side of Pilgrims’ Way and Beech Road  
where some plot widths are more tighter. Building ages vary from 
Edwardian and Victorian properties to more recent properties of 1980s 
appearance and large apartment blocks.  Building styles tend to be 
mixed, with a broad pallet of materials and finishes being employed in the 
area. The low density feel of the area is enhanced by the generous 
landscaping within the grounds of most properties. An arboricultural 
assessment has been carried out by David Archer Associates and 
accompanies this application. 

 
2.6 The application site has an area of 0.25 ha excluding the shared access. 

The application site area is as considered under the previous permissions 
(15/00595/F  & 16/01560/F) and increased slightly from that within 
permission 11/01131/F as a result of inclusion of land to the rear of 7 Beech 
Road to create 2 dwellings within spacious plots. There is an existing 
element of backland development within the area which is set by the 
presence of 6A Brokes Road, a detached dwelling permitted to the rear of 
17 Beech Road, a large replacement dwelling permitted to the rear of 33 
Beech Road, in addition to the dwellings previously permitted at the 
application site. Permission was recently granted for a detached dwelling 
on land to the rear of 7 Beech Road (LPA ref: 17/00297). The site layout 
and elevations can be seen at Figures 6 & 7.  

 
2.7 The site density including the donor properties is very low, whilst the 

surrounding properties tend to have a density of between 4 and 12 dph. It 
is noted that site lies partially within the RASC and that those outside the 
boundary tend to have a higher density than those within. 

 
2.8 Reigate Priory Community Junior School and Reigate College are located 

less than a mile away from the application site. Reigate Grammar 
secondary school is located just over a mile away. 

Figure 6: Approved site plans regarding LPA ref 17/00297) 

Figure 7: Approved elevations and floor plans regarding LPA ref 17/00297) 
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3.0 PLANNING POLICY 
 
 CENTRAL GOVERNMENT GUIDANCE 
 
 National Planning Policy Framework (NPPF) 
 
3.1 The NPPF was published in March 2012 and sets out the Government’s most up-

to date vision for future growth. 
 
3.2 The document introduces a presumption in favour of sustainable development. 

The Ministerial Foreword highlights that “sustainable development is about 
positive growth – making economic, environmental and social progress for this 
and future generations”. The opening statement goes on to state that 
“Development that is sustainable should go ahead, without delay”. 

 
3.3 There are three aspects which comprise sustainable development; these are 

the economic role, the social role and the environmental role. In terms of the 
economic aspect land has to be made available where there is a demand to 
support growth. The environmental role involves the protection of the natural, 
built and historic environment. Finally, the social aspect is concerned with 
providing a high quality built environment, and the housing that is required for 
vibrant healthy communities with access to local services. 

 
3.4 The proposal represents sustainable development in terms of NPPF aims as it is a 

residential scheme near sizeable local centres and therefore less need to travel 
to access services. The development will respect the existing residential 
surroundings and consequently should be regarded favourably. 

 
3.5 Paragraph 14 of the NPPF confirms that at the heart of the NPPF is a 

presumption in favour of sustainable development, which should be seen as a 
golden thread running through both plan-making and decision-taking. In terms 
of plan-making this means local planning authorities should positively seek 
opportunities to meet the development needs of their area. In terms of decision
-taking this means approving development proposals that accord with the 
development plan without delay; and where the development plan is absent, 
silent or relevant policies are out of date, permission should be granted. 

 
3.6 It should be noted that this is a fundamental issue for developers—local 

authority policies around delivering housing can be out of date with significant 
repercussions for planning decisions. As is noted later in the NPPF, housing is a 
major element in the local and national economy. 

 
3.7 The NPPF sets out 12 Core Planning Principles at paragraph 17. Among 

these are that planning should: “not simply be about scrutiny, but 
instead be a creative exercise”. Furthermore, “Every effort should be 
made objectively to identify and then meet the … development needs 
of an area”. Another core principle states that planning should 
“proactively drive and support sustainable economic development to 
deliver the homes, business and industrial units, infrastructure and 
thriving local places that the country needs”. 

 
3.8 Chapter 6 is titled ‘Delivering a wide choice of high quality homes’. 

According to paragraph 47, the mix of housing should take account of 
future demographic and market trends, differing needs and local 
differences. 

 
3.9 Paragraph 49 informs that housing applications should be considered in 

the context of the presumption in favour of sustainable development. 
“Relevant policies should not be considered up-to-date if the local 
planning authority cannot demonstrate a five-year supply of deliverable 
housing sites”. 

 
3.10 Chapter 7 is titled ‘Requiring good design’ and states that this is a key 

aspect of sustainable development, is indivisible from good planning, 
and should contribute to making places better for people. 

 
3.11 Paragraph 58 states that local planning policies and decisions should 

aim to ensure developments optimise the potential of the sites in order 
to accommodate development. Paragraphs 59 and 60 concern design 
the latter stating: “decisions should not attempt to impose architectural 
styles or particular tastes and they should not stifle innovation, originality 
or initiative through unsubstantiated requirements to conform to certain 
development forms or styles. It is, however, proper to seek to promote or 
reinforce local distinctiveness”; also paragraph 63 promotes innovation. 

 
3.12 Paragraph 186 states that “Local planning authorities should approach 

decision-taking in a positive way to foster the delivery of sustainable 
development”. 

 
3.13 Paragraph 187 states that “Local planning authorities should look for 

solutions rather than problems, and decision-takers at every level should 
seek to approve applications for sustainable development where 
possible”. 
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 LOCAL PLANNING POLICY 
 
 Reigate and Banstead Core Strategy (July 2014) 
 
3.14 The Inspector found that the plan was sound but considered that the 5 year 

housing supply was fragile and over reliant on certain permissions being 
implemented and would be likely to require review of Green Belt boundaries. 

 
3.15 Policy CS1 ’Presumption in Favour of Sustainable Development’ states that 

proposed development that is sustainable should be approved without delay. 
 
3.16 Policy CS4 ‘Valued Townscapes and the Historic Environment’ requires 

development to respect, maintain and protect the character of valued areas. 
 
3.17 Policy CS6 ‘Allocation of Land for Development’ requires development sites to 

take account of sustainability considerations including environmental and 
amenity value, localised constraints and opportunities. Priority is given to built-
up areas including Reigate. 

 
3.18 Policy CS8 ‘Area 2b: Reigate etc’ plans for at least 280 dwellings within the 

Urban Area along with between 500-700 dwellings within Sustainable Urban 
Extensions in the Green Belt up until 2027. 

 
3.19 Policy CS10 ’Sustainable Development’ seeks to ensure that development will 

make efficient use of land and that development will be at an appropriate 
density, taking account of and respecting the character of the local area. 
Development should also be located to minimise flood risk. 

 
3.20 Policy CS11 ’Sustainable Construction’ augments this, requiring developments 

to meet nationally described standards. 
 
3.21 Policy CS12 ‘Infrastructure Delivery’ seeks to secure contributions from 

development towards infrastructure which is necessary as a result of their 
construction. 

 
3.22  Policy CS13 ‘Housing Delivery’ states that the Council will plan for delivery of at 

least 6,900 homes between 2012 and 2027, equating to an annual average 
provision of 460 homes per year. This includes both priority areas identified in 
Policy CS6 but also sustainable development. 

 
3.23 Policy CS14 ‘Housing Needs of the Community’ seeks an appropriate mix of 

dwelling sizes having regard to the characteristics surrounding area. 

 
3.24 Policy CS17 ‘Travel Options and Accessibility’ promotes sustainable 

travel options and development in accessible locations. 
 
3.25 In terms of policies CS12 and CS15, the Government’s Planning Practice 

Guidance on planning obligations stated that such contributions should 
not be sought on developments with a net increase of 10 or less 
dwellings; a stance supported by the Court of Appeal in May 2016. 

 
 Reigate & Banstead Borough Local Plan (April 2005) 
 
3.26 Policy Ho9 ‘Design and Layout’ provides criteria requiring new 

development to be laid out and designed to make the best use of the 
site. The scale of the development should not be detrimental to the 
character or amenities of the surrounding area. The design proposed for 
new buildings should be of a high standard incorporating elevational 
treatments, roofscape and building materials which complement the 
character of the area. 

 
3.27 Policy Ho9A ‘Housing Density and Making the Best Use of Land’ requires 

new development to be accompanied by a design statement which 
shows how the proposal adheres to the guidance contained within 
Policy Ho9. 

 
3.28 Policy Ho13 ‘Maintenance of Character and Amenity’ states that the 

design of the proposal should respect the character of the area without 
causing harm to the street scene or neighbouring amenity. 

 
3.29 Policy Ho14 ‘Development Involving Back Garden Land’ provides a 

further set of criteria that must be adhered to when proposing 
development in backland locations. New proposals must conform to the 
general pattern and form of development in the area. Also it requires 
plot sizes and spacings between buildings to reflect that which 
predominates the surrounding area. Proposals involving backland 
development must not seriously affect the amenity of existing properties 
by overlooking, loss of privacy, or obtrusiveness. Landscape features 
should be retained and additional planting included as an integral part 
of the scheme. Access roads into the proposed development must not 
create an undue disruption to the character and appearance of the 
road frontage and must be constructed to the currently approved 
highway standards. The proposal must be able to be fully implemented 
by the developer in a single phase, and the design criteria as set out in 
Policy Ho 9 met. 
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3.30 Policy Ho15 ‘Residential Areas of Special Character’ is of particular relevance 

to the application as it concerns development within this designation. The 
policy sets out several criteria for the proposal to comply with. Proposals must 
respect and be compatible with the existing character and maintain the visual 
predominance of tree cover and spacious gardens. Generous separations 
between buildings must also be maintained along with trees and features 
which make a significant contribution to the areas character. Plot sizes must not 
be significantly smaller than those typical in the surrounding area and must 
maintain a high level of privacy and amenity including the criteria outlined in 
policies Ho9 and Ho16. Appendix 4 of the Local Plan states that the average 
plot size within the RASC as at 1989 was 0.29 ha. This average plot size will 
however have reduced considerably since this time as a result of infill 
development. 

 
3.31 Policy Pc4 ‘Tree Protection’ sets out that the Council will protect, conserve and 

enhance the tree cover in the Borough. 
 
 Reigate and Banstead Local Distinctiveness Design Guide (March 2004) 
 
3.32 Part 3 sets out the following series of design considerations for Residential Areas 

of Special Character: 
 
 “The existing landscape structure should be retained and enhanced, ensuring 

that new building does not dominate the plot. 
 Where possible, parking hard surfaces and garaging should not be visible from 

access roads or other dwellings. 
 Where a clear building line or distinctive dwelling spacing exists, these should 

be respected. 
 Introduction of differing boundaries style should be avoided. Where consistent 

boundaries exist, these should be retained/enhanced, respecting either an 
existing open or planted character”. 

 
 Surrey Design Guide (2002) 
 
3.33 Paragraph 7.4.3 states how developers often neglect the potential use of roof 

space. “Steeper pitched roofs, in keeping with the traditional Surrey vernacular, 
enable efficient use of roof space thus maximising internal space without the 
need for excessive building height”. Many of the properties in the surrounding 
area including The Chalet incorporate accommodation in the roofspace at 
second floor level. 

 

Figure 8: Extract from Reigate and Banstead Local Distinctiveness Guide 2004 
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 Figure 9: Reigate and Banstead Local Plan Proposals Map 

Application site 
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Figure 9 Photographs: 
 
a View of the frontage of The Chalet, 8 Pilgrims’ Way. 
b View of no. 6A Brokes Road. 
c View of part of the application site. 
d View of the southern part of the site showing the rear extent of the garden to no. 6 Pilgrims’ Way to the left.   
e Further view of the application site. 
f View towards The Chalet from the application site. 
g View down the extended access towards Brokes Road. 

a 
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Figure 9 Photographs (cont): 
 
h-o Views of other properties in the surrounding area showing the differing styles of 
dwellings including those which incorporate accommodation in the roofspace. 
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4.5 Two further applications (P/09/00904/F, P/09/00905/F) were submitted in 
order to overcome the Inspector’s concerns in relation to the previous 
appeals. Each application concerned the erection of a new dwelling on a 
separate parcel of land with a shared access via Brokes Road. The 
applications were refused and both were allowed on appeal (APP/L3625/
A/09/2111050/NWF, APP/L3625/A/09/2111991/NWF), although a condition 
on the second permission required The Chalet to be demolished to avoid 
overlooking. The request for infrastructure contributions was not pursued 
within the appeals. 

 
4.6 A revised application (P/09/01055/F) was also submitted for 6 apartments 

following the demolition of The Chalet. The application sought to overcome 
the previous Inspector’s concerns. An appeal was lodged and co-joined 
with the two above appeals however it was dismissed under reference 
APP/L3625/A/09/2113284/NWF. The request for infrastructure contributions 
was not pursued within this appeal either. 

 
4.7 Permission was granted under references 10/02100/F & 11/01131/F for the 

erection of a single dwelling on part of the application site. These were not 
subject to requests for infrastructure contributions due to the appeal history. 

 
4.8 The current application proposes amendments to the previous 

development approved under reference 15/00595/F & 16/01560/F with a 
revised curtilage following the approval of a detached dwelling to the rear 
of 7 Beech Road.  

 
4.9 It is considered that the Inspector’s conclusions in relation to the appeals 

are still applicable and any requirement for contributions should not be 
provided without adequate justification and in accordance with the NPPF 
and Government Planning Practice Guidance. Within the decision notice 
for the previous application 15/00595/F (dated 7 June 2016) it is noted that 
such a requirement is made in relation to affordable housing despite the 
recent Court of Appeal judgment dated 11 May 2016 restoring the 
Government’s exemption of smaller scale developments from this. 

4.0 DESIGN 
 
 Application History 
 
4.1 The donor property (The Chalet) is believed to date from 1926 with 

subsequent ‘extensions’ granted under previous planning applications 
including a new garage and two storey extension to the west elevation 
which was not implemented (LPA ref: 98/0711/F). Re-development of the 
land to the rear of the Chalet, together with other areas on the Chalet 
lands, were subject of a planning appeal in 1996 (LPA ref: 95P/0385). 

 
4.2 The donor property was granted permission (LPA ref: 07/01306/F) for a single 

storey rear extension, conversion of a store room into a home office, the 
erection of an entrance feature and new boundary treatment. An 
application (LPA ref: 07/02145) for the redevelopment of the donor 
property with a block of 8 apartments has been withdrawn and a 
subsequent application for a reduced scheme of 6 apartments (LPA ref: 
08/01257) was refused. This application was subject to an appeal which 
was dismissed (APP/L3625/A/09/2093870/NWF). An application for a 
Certificate of Lawfulness for the proposed extension of The Chalet to the 
south plus an outbuilding housing a gym and swimming pool complex on 
part of the application site was refused under LPA ref: 09/00462/CLP and 
subsequently dismissed on appeal (APP/L3625/X/09/2106182/NWF). 

 
4.3 An application (LPA ref: 07/02152) for the erection of 2 detached dwellings 

to the rear of The Chalet on a land parcel larger than the application site 
was refused. A further application (LPA ref: 08/00829/F) was submitted for 2 
substantially reduced dwellings on that site and was also refused. 

 
4.4 Appeals made against both of these decisions were dismissed 

(APP/L3625/A/08/2083923 & 2083928/NWF), however the Inspector found 
infrastructure contributions sought had not been justified despite this being 
requested. More specifically the Inspector stated at paragraph 15 of the 
decision that “no schemes requiring expenditure on infrastructure in the 
vicinity of the appeal site have been specifically identified in response to 
the concerns of the appellant...no specific new or improved infrastructure 
provision to which the proposed development could contribute in part is 
identified. Consequently, while it is likely that the proposed development 
would, in some small way, add to the service requirements in the locality, 
the blanket approach adopted by the Council which identified 
contributions for six areas of service would, in my judgement, be contrary to 
the guidance in the Circular [05/05: Planning Obligations]”. 
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4.15 It is proposed to construct 2 five bedroom dwellings on the application site.  

Residential use of the site is considered the most appropriate given the site 
and surrounding areas existing residential use, along with the sites location 
within a RASC and the previous permissions which include 2 dwellings on 
land to the rear of The Chalet. 

 
4.16 The 5 bedroom dwellings will be two storey in height and incorporate 

accommodation within the roofspace in accordance with the advice 
contained in the Surrey Design Guide and the character of the area which 
contains numerous properties, including The Chalet and the previously 
permitted dwellings which incorporate accommodation within the 
roofspace. Each dwelling would have a double garage and a front and 
rear amenity area sharing the communal access with 6A Brokes Road. The 
amount of amenity space proposed, within this application site is still very 
generous, ensuring a spacious setting for the proposed dwellings. 

 
4.17 The level of development proposed is governed by the site constraints, 

namely availability of land for development and the proximity to properties 
in Beech Road. It is submitted that the proposed and resultant plot sizes 
would be more proportionate with the average plot sizes within the RASC. 
The proposal therefore accords with policies CS10 and CS4. 

 
 Layout 
 
4.18 The application site is located to the northwest of Reigate town centre in a 

backland location accessed from Brokes Road. The site currently forms part 
of the curtilage of The Chalet, 8 Pilgrims’ Way and adjoins the rear gardens 
of other residential properties.  The majority of the application site lies within 
the RASC and the access road falls outside the RASC boundary. The 
properties to the north and west also lie within the RASC and those to the 
south and east do not. 

 
4.19 The principle of residential development on the site has already been 

established by the previous permissions for 2 dwellings on land to the rear of 
The Chalet. This current proposal revised the location of the previous 
dwelling approved on Plot 2 along with its detached garage. The proposed 
site layout can be seen at Figure 10. A comparison with previously 
approved layouts can be seen at Figure 11.  

4.0 DESIGN (cont) 
 
 The Design Team 
 
 
 
 

4.10 The site provides an ideal opportunity to create two new family sized 
dwellings which are in keeping with the layout, character and           
appearance of the RASC and its surroundings.  Detailed discussions have 
taken place between Alan Moralee (Galaxy Ltd.), Graham Rix (Architect), 
David Archer (tree consultant) and WS Planning & Architecture in order to 
create a development which is in keeping with the special character of the 
area and respects neighbour amenity. 

 
4.11 The current application has been informed by an analysis of the character 

of the area, site history, policy as set out previously in this statement, site 
constraints and in particular the comments of the Inspector in the appeal 
decision concerning an earlier application which was allowed on appeal 
(APP/L3625/A/09/2111050/NWF). In this regard the development retains a 
similar relationship between Plot 1 and The Chalet as within permission 
11/01131/F, which was considered acceptable. 

 
4.12 The current application proposes an alternative site layout to that 

approved under references P/09/00904/F & P/09/00905/F. There have been 
no material changes to the site since the previous permissions were 
granted. In policy terms there has been the publication of the NPPF and 
PPG, revocation of the South East Plan and adoption of the Core Strategy. 
The proposal is compatible with the new policy framework. 

 
4.13 It is considered that the previous permissions on the site make the principle 

of development with 2 dwellings acceptable in this location. 
 
4.14 The current application seeks permission for 2 dwellings with a similar design 

to those previously permitted. 

Client: Galaxy Ltd.  

Architect: Graham Rix 

Planning Consultants: WS Planning & Architecture 

Tree Specialist / Consultant: David Archer Associates 
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 Figure 10: Proposed site layout 
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 Figure 11: Comparison plan to show previous permissions 
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 Scale 
 
4.27 The scale of the proposed dwellings was initially derived from other     

properties in the RASC, including The Chalet. The area is characterised by 
large detached dwellings many of which incorporate accommodation in 
the roofspace. The ridge heights of the currently proposed dwellings are 
the same as those previously permitted. 

 
4.28 The proposed dwellings will be two storeys in height with                      

accommodation in the roofspace like many other properties in the area 
including The Chalet. The roofspace accommodation would be facilitated 
by steep pitches and modest dormer windows. The rear part of the dwelling 
on Plot 1 has been cut into the change in land levels to keep the height of 
the dwelling to a minimum. 

 
4.29 Since the scale of the proposed dwellings is similar to that previously 

permitted on the site, it is considered that the impact by way of 
overbearance or loss of light to neighbouring properties would not be 
unacceptable in terms of policies Ho9, Ho13 and Ho15. Exact dimensions of 
the proposed dwellings can be seen on the submitted plans and checked 
on site. 

 
 Detailing 
 
4.30 The main entrances are defined by natural stone projecting porches with 

timber doors and glazing above set centrally on the dwellings. Entrance 
gates are proposed along the access and because they are set back from 
Brokes Road they would not be prominent. 

 
4.31 The front porches and dormer windows add to the scale of the building, 

but provide visual interest and break up the mass of the building and are 
therefore considered to be appropriate. 

 
4.32 The Inspector who determined the previous appeals on the site raised 

concerns of overlooking from The Chalet to the rear garden of the dwelling 
permitted under reference P/09/00905/F and attached a condition 
requiring the demolition of The Chalet prior to construction. It should be 
noted that the first floor window in the flank elevation of The Chalet is a 
secondary window which could be obscure glazed to prevent overlooking 
of the rear garden of the currently proposed dwelling on Plot 1, however 
the separation (at nearly 18 metres) is considered to be perfectly adequate 
to maintain a suitable level of privacy typically associated with a RASC. 

 Layout (cont) 
 
4.20 The revised siting and layout of the proposed dwellings has taken full          

consideration of the existing site levels and gradients and the finished floor 
level is 1m lower than the extant permission for a large detached dwelling 
(LPA Ref: 15/00391/F). Views of the proposed dwellings would be limited as 
a result of the site’s location to the rear of existing dwellings, distance from 
public vantage points and the retained and proposed landscaping. 

 
4.21 The orientation of the dwellings is such that they face north/south, avoiding 

issues relating to overlooking and loss of privacy whilst also maximising 
passive solar gain. The dwellings would contain a substantial front and rear 
gardens with entrance gates proposed along the access. The private 
amenity areas proposed are considered suitable for large families and are 
commensurate with those previously permitted. 

 
 Form 
 
4.22 The proposed buildings’ form and architectural style has been          

designed to relate to the scale and character of the site context within a 
RASC. The site context is characterised by large detached dwellings of 
various designs set informally in spacious grounds. 

 
4.23 It is proposed to construct a hipped roof form for the dwellings to reduce 

the bulk of the buildings as viewed from Brokes Road. The garages for each 
plot would be located to the front of the properties set at right angles to the 
houses. The orientation of the garage for plot 1 is the same as that 
previously approved. The siting of the garage for plot 2 has been amended  
from the previous proposal as the site no longer includes land to the rear of 
7 Beech Road and will not impact on their neighbour amenity. As such it is 
not considered that this element would adversely effect the amenities of 
neighbouring occupiers given its location and limited scale.  

 
4.25 The garaging to the south west of the site has a hipped roof form. Given its 

limited scale, surrounding landscaping and the relationship previously 
proposed on Plot 1 within an earlier proposal, it is not considered that 
neighbour or visual amenity would be harmed. 

 
4.26 The separation distances proposed between the dwellings and adjoining 

properties would be generous. The proposed separation of buildings would 
therefore maintain the spacious character of the RASC and the amenities 
of neighbouring occupiers. 
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4.39 The appearance of the proposed dwellings is considered to be in     

keeping with the surrounding area, complementary to the RASC and to 
reinforce local distinctiveness. The proposed elevations can be seen at 
Figure 12. 

 
 Materials 
 
4.40 External materials in the immediate surroundings include facing brickwork, 

stonework detailing and rendered features. It is important that the 
proposed dwellings are in keeping with this character and form of 
development in line with policy CS4. The design of the dwellings has been 
carefully detailed by an architect and finished with materials which are 
commonplace in Reigate. 

 
4.41 The designs for the elevations show a pleasant use of facing brickwork and 

natural stone cornicing and cills. The dwellings also incorporate soldier 
courses of feature brick banding and lintels. The fenestration uses a 
multipane Georgian character to give detailed ‘relief’ to the more clean 
and crisp overall façade treatment. 

 
4.42 Plain natural tiles are proposed to the steep pitched roofs with dormer 

windows serving the roofspace. The two chimneys on each dwelling 
reinforce the symmetrical appearance of the buildings. 

 
 Energy 
 
4.43 With regard to sustainability it is intended that the development would 

achieve high environmental standards and latest building quality criteria, in 
line with Policy CS11.  

 
 Landscaping 
 
4.33 The proposal retains all significant trees on the site however some would 

need to be removed. The loss of these are considered to be outweighed 
by the proposed trees and landscaping opportunities. Therefore the 
proposal maintains the visual predominance of tree cover which provides 
the RASC with its distinctive character. 

 
4.34 The most significant trees on the site would be retained where possible in 

order to maintain the leafy appearance and character of the RASC. Some 
trees would need to be removed to facilitate development however the 
loss would be outweighed by the proposed trees and landscaping. Further 
additional planting can be provided within the site to soften the impact of 
the dwellings and reinforce local distinctiveness if considered necessary. 

 
4.35 The new boundaries will be treated using a hedge to soften the division 

between the properties.  the landscaping to the other boundaries would 
be retained as existing. The residual areas within the site will be soft 
landscaped with areas laid to lawn, shrubbery and tree planting.  Brick piers 
and gates are proposed to define the boundary between the new houses 
and the shared access road. 

 
4.36 An Arboricultural Assessment which includes a Tree Schedule and tree 

protection measures during construction accompanies the application.  
 
4.37 It is important to consider that views towards the development from the 

surrounding area would be broken up by the existing trees to be        
retained. Additional planting may be carried out if necessary. 

 
 Appearance 
 
4.38 The design is identical to that previously permitted on the site. The dwellings 

have a hipped roof form which is considered appropriate to the character 
of the area. The garages have hipped roofs so they responds to the roof of 
the dwellings. 
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 Figure 12  Proposed elevations 
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5.0 ACCESS: 
 
 VEHICULAR AND TRANSPORT LINKS 
 
5.1 Access points have to be carefully considered and respond to existing road layouts and public transport provision. It is important that key local features such as 

surrounding roads, footpaths, sight lines and level changes be incorporated into the design of the proposal. It is emphasised that parking is available on the site 
and a turning head. 

 
5.2 In line with the requirements of the NPPF, the application site lies in a sustainable location. A railway station is located at Reigate (within convenient distance from 

the application site) from where services run to central London and the South. The site is also located near bus routes offering services (Nos 32, 420, and 460) to 
Dorking, Horley and Redhill on and thereon to other centres (eg Crawley, Guildford , Epsom and Leatherhead) as well as central London. 

 
 INCLUSIVE ACCESS 
 
5.3 It is essential that everyone can get to and move through developments on equal terms regardless of age, disability, ethnicity and social grouping. Consideration 

should also be given to access for the emergency services; hospitals being located close by at Redhill (East Surrey) and Epsom. 
 
5.4 People are very different in their needs, and in the way they use the built environment. An inclusive environment recognises and accommodates these 

differences in a way that is universal. Such a design is achieved this residential proposal in line with the Local Plan. 
 
5.5 The current proposal has been designed to fully comply with Part M, of the Building Regulations. 
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6.0 CONCLUSION 
 
6.1 The revised site layout and designs submitted with this application have been prepared in line with a detailed assessment of the surrounding area; indeed the 

proposal seeks a scale of development in harmony with neighbouring properties on the edge of Reigate, within a Residential Area of Special Character 
designation. 

 
6.2 The revised siting of the proposed dwelling on Plot 2 allows for more than adequate separation distance to all nearby residential properties in Pilgrims Way, Beech 

Road and Brokes Road, by virtue of plot shape and the proposed development’s scale, ensuring that the amenities of adjoining residents would not be harmed. 
There is also an extant permission on the site for a large detached dwelling which sits at a higher level than the proposed dwellings (LPA Ref: 15/00391/F). The 
separation distances proposed to site boundaries exceed the recognised standards.  

 
6.3 The dwellings are designed to a high standard using quality materials, as used in the surrounding area, retaining as many trees as possible, to ensure that the 

proposal respects the leafy character of the RASC. Additional landscaping is proposed, which would further reinforce local distinctiveness. 
 
6.4 The proposal fully adheres to the relevant Central Government Guidance contained within the National Planning Policy Framework (NPPF) and Planning Practice 

Guidance (PPG), as well as local policies within the Reigate and Banstead Borough Core Strategy 2014, Local Plan 2005 and Local Distinctiveness Design Guide 
2004 with particular reference to Part 3 Character Areas—Residential Areas of Special Character. 

 
6.5 In light of the recent Court of Appeal judgment of 11 May 2016, it is emphasised that the proposal is now well below the 10 unit and 1000m2 (floorspace) thresholds 

again set for requiring affordable housing contributions. As such it is noted that the Council no longer require the provision of contributions for this size of 
application.  

 
6.6 The location of the site means that the future occupants will not be dependent upon the car, given the site’s proximity to bus services, shops, schools, recreational 

facilities and other local amenities. The proposed access will maintain pedestrian and highway safety and the parking proposed falls within the Council’s parking 
standards. 

 
6.7 For the reasons set out within this statement it is requested that the officer, appointed to determine this application, look upon the proposal favourably. 


