
Application no: 2020/1882 
Ward: Walton Central Ward 
Case officer: Rob Naylor 

Location: 
Annetts Yard 1 - 3 Annett Road Walton-On-Thames Surrey 
KT12 2JR 

Proposal: Development comprising 10 flats with associated bin stores, 
parking and landscaping following demolition of existing 
buildings. 

Applicant: East Street Homes (South East) Ltd 
Agent: Mr Amir Aramfar 

Future PD 
2 Wardrobe Place   
London  
EC4V 5AH  

  
Recommendation: Recommendation A - Permit, subject to the receipt of a 

satisfactory legal agreement securing a viability late review 
mechanism in relation to affordable housing within 3 months of 
the Committee resolution or an extended period as agreed with 
the Head of Planning Services. 
 
Recommendation B - If a satisfactory legal agreement is not 
completed within 3 months of the Committee resolution, or an 
extended period as agreed by the Head of Planning, delegated 
authority be given to the Head of Planning Services to Refuse. 
 

 
Report 

 
Description 
 
1. The application site contains three fairly large detached vehicle repair garages at 

single and two storey levels. The application site is accessed via the south side of 
Annett Road. The pre-application information indicates that these premises are 
sui generis however it is the Council’s view that these uses would be B2 General 
Industrial.  
 

2. The overall feel of the site is mainly commercial and has a very utilitarian 
appearance. However, the site is located in a mainly residential area with the site 
effectively landlocked on all sides by residential properties, with the rear of 
Terrace Road to the east; rear of the properties in Bishops Hill to the south and 
Annett Road to the north.  
 

3. Nevertheless, given the access the site is read as part of the Annett Road street 
scene which has a traditional appearance and traditional feel despite having a 
number of variations in terms of the size and style of the properties. Thus, there is 
no distinct design to the area. Although there is a strong residential feel. The site 
is located in (WAL03) North of Terrace Road sub area as designated in the 
Walton on Thames SPD.  

 



Constraints 
 
4. The main planning constraints are as follows:  
 

• Ground water vulnerability  
 
Policy 
 
5. In addition to the National Planning Policy Framework and the National Planning 

Practice Guidance, the following local policies and guidance are relevant to the 
determination of this application: 

 
Core Strategy 2011 
 

o CS1 – Spatial Strategy  
o CS3 – Walton on Thames  
o CS15 – Biodiversity  
o CS17 – Local Character, Density and Design 
o CS19 – Housing type and size 
o CS21 – Affordable Housing  
o CS23 – Employment land provision  
o CS26 – Flooding  
o CS27 – Sustainable buildings 

  
Development Management Plan 2015 
 

o DM1 – Presumption in favour of sustainable development 
o DM2 – Design and amenity 
o DM5 – Pollution  
o DM6 – Landscape and trees 
o DM7 – Access and parking 
o DM8 – Refuse, recycling and external plant  
o DM10 – Housing  
o DM11 – Employment  
o DM21 – Nature conservation and Biodiversity 

 
Design & Character SPD 2012 
 
Design & Character Companion Guide: Walton on Thames  
 
Flood Risk SPD 2016 

 
Development Contributions SPD 2020 

  
Relevant planning history 
 
6. The is no relevant planning history associated with this proposal. 
 



Proposal 
 
7. The application is seeking planning permission of the erection of a development 

comprising 10 flats with associated bin stores, parking and landscaping following 
demolition of existing buildings. 
 

8. The site is currently occupied by a number of garage units and office suites; 
however, the proposed layout is shown in Figure 1 below:  

 
 

 

 
Figure 1: Proposed site plan 

 
 

9. The scheme will effectively divide the site into three buildings. Plots 1-2 are 
located at the front of the site facing Annett Road in the south east section of the 
site and consist of 2 x 1 bedroom flats at ground and first floor levels. The  
elevations are highlighted on the page below (not to scale):  



 

 

Main elevation fronting Annett Road Elevation front the access road  

 
Figure 2: Highlighting elevations of Plots 1 and 2  

 
 

10. Plots 3-5 are located at the rear of the site and would provide 1 x 1 bed and 2 x 2 
bed units and the ground and first floor levels. The development also provides 
three integral car parking spaces, and the elevations are highlighted below (not to 
scale):   
 

 

 

Elevation viewed from Annett Road Elevation from the access road 

 
Figure 3: Highlighting elevations of Plots 3 and 5 

 
11. The final building (Plots 6-10) will also front Annett Road on the opposite side of 

the access road and will consist of 1 x 1bed, 3 x 2 bed and 1 x 3 bed units. This 
unit will have two integral car parking spaces and a refuse store. The main 
elevations are highlighted on the page below (not to scale):   
 

 



 

 

Main elevation fronting Annett Road Elevation front the access road  

 
Figure 4: Highlighting elevations of Plots 6 and 10 

 
Consultations 
 
12. Elmbridge Council – Environmental Health (Contaminated land) – No objection 

subject to conditions and informatives.  
 

13. Elmbridge Council – Environmental Health (Noise and Pollution) – No objection 
subject to conditions and informatives.  

 
14. Surrey Bat Group – No objection subject to the provision of a condition securing 

the recommendations of the eGO Ecology Report.  
 
15. Surrey Police – No objection. In the interest of creating safer, sustainable 

communities, it is request that a planning condition be applied to require the 
development to achieve the full Secured by Design award. 

 
16. Surrey County Council (County Highway Authority) – No objection following the 

submission of extra information to address concerns subject to the provision of 
conditions and informatives.   

 
17. Joint Waste Solutions – No objection following the receipt of requested 

information.  
 

18. Surrey County Council (Lead Local Flood Authority) – No comments at the time of 
the report – These will be reported at the meeting. 

 
Positive and proactive engagement 
 
19. The National Planning Policy Framework requires local planning authorities to 

work with the applicant in a positive and proactive manner to resolve problems 
before the application is submitted and to foster the delivery of sustainable 
development. This requirement is met within Elmbridge through the availability of 
pre-application advice. 
 

20. The applicants undertook a pre-application query in June 2019 (Ref: 
PreApp121639134). The advice received was that the principle of intensifying the 
existing residential use on the site could be acceptable subject to provision of a 



scheme which demonstrates that the commercial use is no longer viable and 
provides on-site affordable housing subject to viability and explores the provision 
for family units. 

 
Representations 
 
21. The Council notified 25 number of properties and a site notice was displayed 

outside the site.  
 
22. A total of 22 representations have been received objecting to the scheme, and 

further 1 representation has been received offering observations. These are all 
detailed below:  

 
• Over development  
• Too large  
• Too dense 
• Out of scale  
• Out of character  
• Overlooking and loss of privacy  
• Increase in congestion  
• Negative impact on parking  
• Impact on highway safety  
• Loss of boundary treatments 
• Loss of light 
• Impact on security  
• Negative impact on noise and disturbance  
• Impacts on structural integrity  
• Impacts during the construction phase  

 
Planning considerations 
 
23. The main considerations in the determination of this proposal are: 
 

• Principle of the Development  
• Housing  
• Design considerations  
• Impact on amenities of neighboring properties 
• Highways and parking issues 
• Impact on Trees 
• Impact on ecology and biodiversity 
• Flooding and Sustainable Drainage  
• Environmental considerations 
• Financial considerations  

 
Principle of Development 

 
24. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that all 

planning applications must be determined in accordance with the Development 
Plan unless other material considerations indicate otherwise. 



 
25. In accordance with Policy DM1 of the Elmbridge Development Management Plan, 

when considering development proposals, the LPA will take a positive approach 
that reflects the presumption in favour of sustainable development contained in 
the NPPF and set out in paragraph 11 (where that presumption is applicable). 

 
26. The Council accepts that it is not meeting its current 5 year housing land supply, 

and as required by paragraph 11 of the NPPF, it is unable to identify sufficient 
housing land supply measured against both the OAHN as set out in the Kingston 
& North East Surrey SHMA. This means that ‘the policies which are most 
important for determining the application are out-of-date’ and that the presumption 
in favour of sustainable development should be applied unless, in the stated 
restricted circumstances (points d(i) and d(ii)) are applicable.  

 
27. Policy CS1 of the Core Strategy seeks to direct new development to previously 

developed land within existing built up areas taking account of access to existing 
services and infrastructure. CS3 of the Core Strategy encourage the use of 
previously developed land within the urban area in a way that integrates with and 
enhances local character. 

 
28. Current planning policy also seeks to ensure that developments make effective 

use of urban land for housing by delivering appropriate density housing 
developments in the most sustainable locations. The proposed development 
would be situated in a relatively sustainable location as stated above with good 
links to public transport and local services with Walton Town Centre and train 
station within walking distance. 

  
29. Policy CS17 of the Core Strategy states that new development will be required to 

deliver high quality and inclusive sustainable design, which maximises the 
efficient use of urban land whilst responding to the positive features of individual 
locations, integrating sensitively with the locally distinctive townscape, landscape, 
and heritage assets, and protecting the amenities of those within the area. The 
design of the scheme is discussed further below, however in terms of density, 
Policy CS17 highlights the Councils building density targets, seeking to promote 
the best use of urban land with an overall housing density target of 40 dwellings 
per hectare (dph). It also details requirements for inclusive and sustainable 
developments. 

 
30. It is acknowledged that Elmbridge is characterised by low-density developments, 

which make a major contribution to the character and identity of many sought 
after residential areas such as Walton. However, replicating such development as 
new across the Borough, would not meet the current shortfall in housing targets 
identified above, resulting in people having to travel further distances to access 
facilities and services which is unsustainable. As such in accordance with the 
national and local policies, the LPA must ensure the most efficient use of land is 
promoted. 

 
31. The efficient use of previously developed land is the most effective and 

sustainable approach in addressing the identified housing shortage. As such sites 
need to be developed more densely. The current scheme seeks to provide 10 



new residential units which equates to a density of 92dph, which is acknowledged 
as higher than the prevailing grain. Respondents have highlighted that the 
scheme is unrepresentative of the site and the area in general, stating that such a 
development is an overdevelopment and out of keeping with the area. These 
concerns are acknowledged, however as stated above low density dwellings 
cannot be sustained and as such more intensive developments need to be 
applied.  

 
32. Density is only one of the parameters used to establish the potential impact of a 

development on the character of an area and it is not an in principle reason for 
refusal. The proposed densities are not considered to be excessive or out of 
character with this location which is in close proximity of the Walton Town Centre. 
Given the site is on previously developed land, and its fairly sustainable location, 
particularly in regard to residential amenities and transport links, a flatted 
development in this type of density could be considered acceptable in principle.  

 
Loss of employment use  

 
33. Paragraph 121 of NPPF states that LPAs should also take a positive approach to 

applications for alternative uses of land which are currently developed but not 
allocated for a specific purpose to meet identified development needs, with 
particular regard to the use of retail and employment land for homes in areas of 
high housing demand, such this site.  

 
34. Policy CS23 seeks to protect employment sites for employment uses unless 

redevelopment for would have wider benefits to the community. Policy DM11 Part 
(b) also considers the loss of non-strategic employment sites. The policy also 
takes into account the wider benefits to the community, as well as the current and 
future demand for the existing use and the local need for the proposed use, 
based on an individual assessment.  

 
35. Applicants will be expected to demonstrate that the site has been marketed 

unsuccessfully for employment purposes for an appropriate period of time at a 
reasonable market rate. The benefit to the community should be proportionate to 
the loss of the use and the contribution it would make to achieving Core Strategy 
objectives. The site does not benefit from any strategic designation as an 
employment site and would result in a loss of local employment use.  

 
36. The applicants have submitted details in respect to marketing evidence, i.e. how 

the site has been marketed, where, for how long, with whom and for what rates. 
The marketing report indicates that the site has been subject to 12 months 
marketing, during which time there was little realistic interest for the use of the site 
as a commercial venture, with most enquires coming from other potential 
developers. Common concerns among potential purchasers were the location of 
the site on a residential street and not on a main road/route; site access issues; 
and the age, condition and unsuitability of the buildings. 

 
37. As such, it has been demonstrated that the proposal has been marketed 

unsuccessfully for employment purposes for an appropriate period of time at a 
reasonable market rate. Furthermore, there are a number of alterative operational 



garages in the area ensure choice and competitiveness in this industry is 
maintained for local people. 

 
38. In weighting the scheme, officers are satisfied that as the development is located 

in a sustainable location; contributes to the borough’s housing delivery targets 
(including affordable housing); and is unlikely to attract alterative B2 or B8 use 
due to its physical limitations, the loss of employment use can be justified in this 
case. 

 
Housing  

 
Housing mix and need  

 
39. Policy CS19 and para. 122a of the NPPF state that development should meet the 

identified need for housing, which is identified with the 2016 Strategic Housing 
Market Assessment (SHMA) for Kingston and North Surrey. The SHMA identifies 
the need within Elmbridge is for smaller 1, 2 and 3 bedroom units. The proposal 
under consideration here provides 4 x 1 bedroom units, 5 x 2 bedroom units, and 
1 x 3 bedroom units of which the AMR acknowledges that there is an identified 
need for this type of housing.  As such the proposed mix of housing sizes is 
acceptable.  
 
Affordable housing 

 
40. Following a Court of Appeal decision which found in favour of the Government, 

paragraphs 012-023 of the National Planning Policy Guidance on planning 
obligations have been reintroduced. These paragraphs, the Ministerial Statement, 
and the NPPF are material considerations, alongside local planning policy, 
against which the Council must consider all planning applications. However, given 
that the local plan remains the primary consideration against which decisions 
must be made, the Council is continuing to apply policy CS21 Affordable Housing 
as set out in the Core Strategy. The Council has produced a statement to set out 
our local evidence in support of continuing to apply policy CS21. 

 
41. Policy CS21: Affordable Housing of the Council’s Core Strategy (2011) requires 

that development resulting in 6-14 or more residential units should provide 30% of 
the gross number of dwellings on-site. The proposed development consists of 10 
units and as such to be policy compliant 3.3 units should be provided on site with 
0.3 of a unit being provided as a commuted sum.  

 
42. The applicant has submitted a financial viability appraisal, and this appraisal has 

been run on the basis of a residual land value approach. The cost of 
development, including a developer’s return (profit) of 17.5% subtracted from the 
development value, resulting in a residual value of £477,000, which when 
compared with the stated benchmark land value of £1,110,000 shows a deficit of -
£633,000. The FVA concludes that the scheme as appraised, which does not 
include affordable housing, is unviable; and therefore, that there is no scope for 
an affordable housing contribution. 

 



43. An independent financial viability assessor (Bespoke), have reviewed the 
submitted viability report. Bespoke queried a number of assumptions of the 
submitted FVA report and appraisal and retested those where there was a 
difference of opinion.  These are as follows:  

 
• The base build cost allowance, which is 8% above the median rate of BCIS 

build cost data for new build flatted development in the local area. 
 

• The Benchmark Land Value for the site was derived as £750,656 based on 
the site’s Alternative Use Value to achieve full market rents following 
refurbishment, as we have no further evidence provided by the applicant 
on the current condition of the buildings and therefore the existing rental 
value of them. 

 
44. These adjustments produced an improvement in the applicant’s viability position. 

However, the appraisal still highlighted a residual land value of £701,475 but with 
no planning obligations included in this appraisal. This land value is below the 
benchmark land value by £49,181, and therefore the proposed scheme is 
marginally unviable and cannot provide affordable housing. 

 
45. A late stage review has been considered by the Council’s independent viability 

consultants, and indicated as applicable here. If when applied at the agreed 
trigger point the viability is found to be better than that previously stated then a 
financial contribution towards off-site provision of affordable housing would be 
calculated based on the amount of profit made. If the development were found to 
result in a lesser profit margin, then there would be no reduction in the number of 
affordable housing units currently proposed. The applicants have agreed to the 
late stage review, and at the time of this report a Section 106 agreement is being 
drafted with the Councils Legal Team securing the late stage review mechanism. 

   
Design Considerations  

 
46. The NPPF places weight on achieving well-designed places highlighting that the 

creation of high-quality buildings and places and is fundamental to what the 
planning and development process should achieve. Good design is a key aspect 
of sustainable development, creates better places in which to live and work and 
helps make development acceptable to communities.  

 
47. Policy CS3 seeks to support the primary role of this area as attractive and 

individually distinctive residential neighbourhood, however there are opportunities 
that can be promoted on previously developed land within the urban area, where 
new development will be well designed and contribute to local character and a 
distinct sense of place. Specific attention to design and heritage will be given 
within the conservation areas. 

 
48. Policy CS17 identifies Elmbridge’s unique environment and characteristics and 

requires new development to deliver high quality inclusive and sustainable design 
to maximise the efficient use of the urban land. 

 



49. Policy DM2 highlights that development proposals must be based on an 
understanding of local character including any specific local designations and 
take account of the natural, built and historic environment. Development 
proposals will be expected to take account of the relevant character assessment 
companion guide in the Elmbridge Design and Character Supplementary Planning 
Document (SPD).  

 
50. The application site is located in Walton on Thames in the North of Terrace Road 

(WAL03) sub area which highlights that houses are generally two storey and 
semi-detached. The occasional narrow detached house is found and there are a 
series of short terraces to parts of some streets. The building line is consistent 
throughout and strongly defines views along these streets. 

 
51. A key characteristic of this sub-area is the fine grain and consistency to plot size 

and ratio, but with subtle variation to groups of houses; some with gables on to 
the street; some with bays to the ground floor; and others in short terraces with 
modest architectural detailing. The richness of variation to individual and groups 
of houses, combined with the grid-like streets, forms a distinctive townscape 
throughout this sub-area. The SPD further states that future development is likely 
to take the form of infill development.  

 
52. As previously stated, the Borough as a whole is characterised by low-density 

developments, which are much valued by residents and make a major 
contribution to the character and identity of many sought after residential areas. 
Replicating such development across the borough, would not result in meeting 
current housing targets. As such, the efficient and effective use of previously 
developed land is required providing the design and form of development 
respects that environment and the local character. The challenge is to preserve 
the distinctive positive qualities of the character of the Borough whilst making the 
best use of urban land in the most sustainable locations 

 
53. The density as discussed above is significantly higher than that of the existing 

urban grain, but in principle given the sustainable location is not considered the 
density is excessive or out of character given the sites relatively sustainable 
nature. The proposal will clearly have an impact on the character of the area, 
however the scheme has been designed to integrate within the surrounding area.    

 
54. The arrangement of the buildings responds to the constrains within the site, 

resulting in a longer and narrower development. Whilst this does not necessarily 
accord prevailing street patterns, the site is in a more separated and isolated 
position between the properties that front Terrace Road (to the south east of the 
site) and those fronting Annett Road as such the ‘different’ pattern of development 
here would not itself be harmful. As highlighted in figure below:  

 



Figure 5: Highlighting proposed streetscene 
 
55. The proposed pitched roof-form (a more contemporary approach to traditional 

roof-forms) would contribute positively to local character. Whilst it is 
acknowledged plots 6-10 would be marginally higher than the existing and 
adjacent properties, the inclusion of the gable style roofs is still representative of 
the area and would not be out of keeping in that regard. Nevertheless, the overall 
scale, height and mass of the blocks would be taller and larger than the 
surrounding buildings. Whilst taking elements from the local vernacular, the form 
will appear as something new and different in the street scene. 

 
56. As set out by paragraph 127 of the NPPF, planning policies and decisions should 

ensure that developments are sympathetic to local character and history, 
including the surrounding built environment and landscape setting, while not 
preventing or discouraging appropriate innovation or change (such as increased 
densities). The resulting development takes advantage of the constraints of the 
site providing a development with an increased density. However, just because a 
design is different from the prevailing character, does not necessarily make it 
harmful. 

 
57. The development replaces existing poor quality commercial units, albeit 

marginally lower, with higher quality appropriately scaled buildings which would sit 
comfortably within the area. On balance the proposed scale, height and massing 
is supported. 

 
58. The proposed forms are considered interesting and respectful. If delivered to the 

quality currently envisaged, officers are satisfied that they should make a positive 
contribution in terms of their form, visual interest, detailing and materiality. The 
use of different tones of brickwork and timber boarding across the units is 
supported, and the use of alternative brick bonds and brick detailing could also 
add texture and interest to buildings.  
 

59. The success of the scheme in terms of the architectural expression will be down 
to the use of a high standard of materials, architectural detailing and shared 
surface design which can be controlled through the use of planning conditions. 
Should the scheme be built and maintained to the standard and appearance 
indicated in the submitted plans, it could result in a building and landscape of 
good character and material of a respectful quality, thereby creating a positive 
response to the character of the surrounding area. As such material and samples 
must be conditioned.  

 
60. The scheme proposes an increase in a communal landscape interspersed 

between the buildings to the front and the rear. However, given that the site is a 



cul-de-sac with one entrance, it is important that the site has a good public realm 
and sense of identity. It is acknowledged that the sense of identity is focused on 
accesses and parking which is not necessarily inviting and more could be made of 
the entrance.  
 

61. However, whilst such concerns are raised with regard to the quality of the public 
realm of the site, this is not itself considered to be sufficiently harmful to warrant 
refusal of the proposal on these grounds. The site is constrained in terms of its 
narrowness and only limited advances can be made in terms of providing public 
realm and suitable density, whilst making the scheme viable. The impact of the 
proposal in terms of public realm needs to be considered in the planning balance.   

 
62. Overall, the proposal has been designed to resemble the overall feel of the area 

and responds to the local setting and the siting of adjoining buildings and is an 
effective of the built form of the site. Having considered all of the above, against 
the backdrop of housing need the proposed development would comply with the 
objectives of the above policies in terms of respecting local character subject to 
conditions. 

 
Quality of the living accommodation for future occupiers 

 
63. Policy DM10 and the Nationally Described Space Standards (NDSS) sets out the 

minimum internal space standards that should be applied to all new housing 
development. The proposed scheme provides 10 new units in the following mix of 
units is 4 x one-bed (40%), 5 x two-bed (50%), and 1 x three-bed unit (10%). The 
table below highlights the standard room layouts:  

 
Unit Tenure NDSS 

Area 
Met NDSS Room 

Area 
Met NDSS Room 

Width 
Met 

1 1B 2P 50sqm Yes 11.5sqm Yes 2.75m  Yes 
2 1B 2P 50sqm Yes 11.5sqm Yes 2.75m  Yes 
3 2B 3P 61sqm Yes 11.5sqm & 

7.5sqm 
Yes 2.75m & 2.15m Yes 

4 2B 3P 61sqm Yes 11.5sqm & 
7.5sqm 

Yes 2.75m & 2.15m Yes 

5 1B 2P 50sqm Yes 11.5sqm Yes 2.75m  Yes 
6 2B 3P 61sqm Yes 11.5sqm Yes 2.75m & 2.15m Yes 
7 1B 2P 50sqm Yes 11.5sqm Yes 2.75m  Yes 
8 3B 5P 93sqm Yes 11.5sqm & 

7.5sqm 
Yes 2.75m, 2.55m & 

2.15m 
Yes 

9 2B 4P 70sqm Yes 11.5sqm Yes 2.75m & 2.55m Yes 
10 2B 4P 70sqm Yes 11.5sqm Yes 2.75m & 2.55m Yes 

 
Figure 6: Table highlighting compliance with NDSS  

 
64. All of the residential units would comply with the minimum internal floor areas as 

detailed in the above Table.  
 
65. The proposal comprises 10 units split amongst three buildings and all the units 

will be dual aspect. Despite the linear nature of the site and the flatted 



development proposed, none of these units are purely north facing. Overall, the 
proposed development would provide adequate accommodation throughout with 
suitable outlook, natural lighting and ventilation. 

 
66. Three of the units have access to private amenity via terraces and balconies with 

the ground floor units having access to private amenity space. Furthermore, there 
is provision of communal amenity spaces at the ground floor level between the 
buildings. As such the amenity space would be adequate and commensurate to 
the sizes and number of units, complying with the expectations of the 
development plan. There is also adequate space for the suitable storage of refuse 
and recycling facilities within the building footprint. 

 
67. The development will result in a high-quality development all with adequate 

amenities and provides a good standard of accommodation for future occupiers in 
accordance with policy. 

 
Impact upon the amenities of the surrounding residential occupiers 

 
68. Policy DM2 states that to protect the amenity of adjoining and potential occupiers 

and users, development proposals should be designed to offer an appropriate 
outlook and provide adequate daylight, sunlight and privacy. The Council’s 
adopted SPD on ‘Design and Character’ recommends a separation distance of 
22m between habitable room windows to avoid any issues of direct overlooking or 
loss of privacy.  

 
69. The residential properties most affected by the proposal in terms of amenity are 

the occupiers at the following addresses (as highlighted on the figure below):  
 
• 5 Annett Road (A on the map)  
• Rear of 7 – 17 Annett Road (B on the map) 
• 39 – 41 Terrace Road (C on the map) 
• Rear of 27 – 37 Terrace Road (D on the map) 
• 12 – 17 Bishops Hill (E on the map) 
• 18 – 25 Bishops Hill (F on the map) 
 



 
 

Figure 7: Highlighting the position of the closest neighbours 
 

5 Annett Road (A on the map)  
 
70. When considering the relationship between buildings the Home Extensions 

Companion Guide (2012) advises the use of the 45-degree angle test. The 45-
degree angle test applies to two-storey extensions which are closer than 15 
metres measured along the sight line of a 45-degree angle from the edge of the 
nearest adjoining neighbours window, or 8 metres in the case of a single storey 
extension. The proposal does not breach the 45-degree line at either front or rear 
window and would therefore be acceptable in this regard.  
 

71. A Daylight and sunlight study was submitted with the application which examined 
the impact of the proposal in relation to the adjacent residential occupiers 
including 5 Annett Road.  All habitable room windows tested pass the Vertical Sky 
Component (VSC) test and the daylight distribution test and are acceptable in this 
regard.  
 

72. In terms of loss of privacy and overlooking this property would experience a 
degree of overlooking and a perception of overlooking from both the plots at the 
front and the rear of the site (6-10 and 3-5 respectively).  

 
73. With regard to Plots 6-10 the development has been designed with no windows 

on the flank elevation fronting this property. There is a single window facing the 
rear at the ground floor (bedroom); 4 windows and door serving a small terrace at 
the first floor (bedrooms and living/dining area) and a window and a door (with 
Juliet balcony) at the second floor (bedroom and living/dining room) facing the 
rear garden at this property. In a built up area limited overlooking in rear gardens 
is to be expected. Nevertheless, given there are concerns in regard to actual and 
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perceived overlooking from the balcony at first floor level of the proposal it is 
considered prudent to provide an obscured glazed screen and this can be 
secured by condition.  

 
74. In regard to the plot at the rear the upper floor there is a small balcony and a side 

window serving Plot 4. As above, in terms of mitigating the perception of 
overlooking it would be prudent to secure obscured glazing in the flank elevation 
and a screen on the flank of the balcony which can be secured by way of a 
condition. 

 
Rear of 7 – 17 Annett Road (B on the map) 

 
75. There is no specific Guidance within the Council’s Design Guide SPD for flatted 

developments, the council’s Design Guide SPD sets out that there should be a 
distance of 22m between facing rear elevations. The distance between the Plots 
3-5 at the rear of the site and these properties would be between 18m – 40m. At 
the upper floor there is a small balcony and terrace and a side window serving 
Plot 4, given the oblique angle and separation between the boundaries, it is not 
envisaged that there is a harmful level of overlooking between the units or their 
amenity areas. Nevertheless, in terms of mitigating the perception of overlooking 
it would be prudent to secure obscured glazing in the flank elevation and a screen 
on the flank of the balcony which can be secured by way of a condition.  
 

76. The Daylight and sunlight study submitted highlights that proposed development 
will have a low impact on the light receivable by its neighbouring properties. As 
such, the proposed development sufficiently safeguards the daylight and sunlight 
amenity of the neighbouring properties. 

 
39 – 41 Terrace Road (C on the map) 

 
77. Plots 1-2 are the closest to these properties and are approximately 10m from the 

rear of these units. In terms of overlooking and loss of privacy these units have 
been specifically designed with no windows at the upper floor level and therefore 
these issues have been mitigated. Furthermore, no further windows or openings 
could be provided under permitted development as flats do not benefit from these 
rights.  
 

78. All windows with a requirement for daylight pass the Vertical Sky Component test. 
The Daylight Distribution test where room layouts are known passed the daylight 
distribution test. All windows with a requirement for sunlight pass both the total 
annual sunlight hours test and the winter sunlight hours test. The proposed 
development therefore satisfies the BRE direct sunlight to windows requirements. 
All gardens and open spaces tested meet the BRE recommendations. 

 
Rear of 27 – 37 Terrace Road (D on the map) 

 
79. In terms of the distances concerned the closest property is located 25m from the 

properties at the rear of the site and is in excess of the suggested that 22m 
distance between rear facing elevations. As such there would be no significant 
impact on these occupants by reason of a loss of privacy or outlook. 



 
80. All windows with a requirement for daylight pass the Vertical Sky Component test. 

The Daylight Distribution test where room layouts are known passed the daylight 
distribution test. All windows with a requirement for sunlight pass both the total 
annual sunlight hours test and the winter sunlight hours test. The proposed 
development therefore satisfies the BRE direct sunlight to windows requirements. 
All gardens and open spaces tested meet the BRE recommendations. 

 
12 – 17 Bishops Hill (E on the map) 

 
81. The closest of the three properties is located approximately 28m from the site and 

given that there is a significant distance from proposal it would not breach the 
Design and Character SPD suggested that 22m distance between rear facing 
elevations. As such there would be no significant impact on these occupants by 
reason of a loss of privacy or outlook. 
 

82. The Daylight and sunlight study submitted highlights that proposed development 
will have a low impact on the light receivable by its neighbouring properties. As 
such, the proposed development sufficiently safeguards the daylight and sunlight 
amenity of the neighbouring properties. 

 
18 – 25 Bishops Hill (F on the map) 

 
83. These properties are located in close proximity to the plot at the rear of the site (3-

5) with the garden boundaries bordering one another. The distance between the 
properties is as close as 11m at points. However, the existing site is constrained 
by large brick wall and these have formed the overall foot print of the proposed 
dwellings in this location. As such the main impact will be experienced from the 
upper floor only.  
 

84. By way of design the upper floor has been designed to mitigate overlooking as far 
as possible with only three windows and a small balcony located here. In terms of 
the windows these serve a living/dining area (secondary windows) and a w/c and 
all of these could be fitted with obscured glazing to mitigate the perception and 
any actual overlooking or loss of privacy. In regard to the balcony this has been 
orientated away from these properties, however it would be prudent to attach a 
condition securing a screen on the flank elevation.  

 
85. Again, the Daylight and sunlight study submitted highlights that all habitable room 

windows tested pass the Vertical Sky Component (VSC) test and the daylight 
distribution test and are acceptable in this regard. Also, all gardens and open 
spaces tested meet the BRE recommendations. 

 
86. It is acknowledged that the scheme would be a significant increase in terms of 

scale and mass from the existing situation, however given that the transitional 
nature of the site, the separation distances and the relative heights of the 
adjoining buildings and surrounding area, the scheme would not appear visually 
intrusive in the overall townscape.  

 



87. In regard to noise and disturbance the proposed development it is acknowledged 
that the scheme would have an increase in the overall use and general comings 
and goings in comparison to the existing use. However, given the location and the 
existing use as a motoring garage would not result in undue noise or light 
disturbances. The use would provide a different pattern of vehicular movement at 
the site, but this would not be significant given the surrounding area. 
Nevertheless, suitable conditions can be attached to mitigate any potential harm. 

 
Highways and parking issues 

 
88. Paragraph 102 of the NPPF promotes sustainable transport and requires that 

transport issues are considered from the earliest stages of plan-making and 
development proposals, so that potential impacts of development on transport 
networks can be addressed; provide opportunities of changing transport usage; 
promotes more sustainable transport uses; account for environmental impacts 
and make high quality places.   

 
89. The NPPF further states that development should only be prevented or refused 

on highways grounds if there would be an unacceptable impact on highway 
safety, or the residual cumulative impacts on the road network would be severe.  
All developments that will generate significant amounts of movement should be 
required to provide a travel plan, and the application should be supported by a 
transport statement or transport assessment so that the likely impacts of the 
proposal can be assessed.  

 
90. Policy CS9 states that ‘the Council will work in partnership with landowners and 

Surrey County Council to implement appropriate measures that could address 
traffic congestion through the town centre and reduce the negative impact of lorry 
movements through residential areas. The Council will also promote improved 
access to and within the area for pedestrians and cyclists and public transport 
users.’ 

 
91. Policy CS25 indicates that the LPA will promote improvements to sustainable 

travel, and accessibility to services, through a variety of measures by:  
 

• Directing new development that generate a high number of trips to 
previously developed land in sustainable locations within the urban 
area. These include town centres and areas with good public transport 
accessibility as outlined in national policy. 

• Applying maximum parking standards to all uses, including the 
consideration of zero parking for certain town centre developments.  

• Requiring a transport assessment and travel plan for all major 
development proposals, in order to promote the delivery and use of 
sustainable transport.  

• Protecting existing footpaths, cycleways and bridleways; delivering new 
cycling and walking schemes; and supporting development that 
increases permeability and connectivity within and outside the urban 
area.  

• Improving transport infrastructure by; Working in partnership with 
transport providers and Surrey County Council, as the Highway 



Authority, to support improvements to transport infrastructure. Those 
relating to new development will be delivered through the collection of 
developer contributions subject to viability. The Council will support 
improvements to stations and station parking that facilitate increased 
public transport use. Supporting the development of a regional transport 
network, schemes will be promoted that will help to deliver the 
objectives of the most recent Local Transport Plan. 

• Improving the environmental impact of transport, The Council will seek 
to mitigate the detrimental environmental effects caused by transport, 
particularly with regards to HGVs, through a variety of measures, which 
may include greening the roadside and parking environment, improving 
air quality, noise reduction measures and traffic calming. Support will be 
given to schemes that help to meet the commitments contained in the 
Elmbridge Air Quality Strategy 

 
92. Core Strategy key objectives is to reduce people’s reliance on driving, by directing 

new development to sustainable locations, promoting attractive and convenient 
alternatives, including public transport, and in doing so reducing congestion and 
pollution caused by traffic. The Core Strategy aims to minimise the effect of trips 
by encouraging new development in accessible locations, encouraging use of 
sustainable transport modes and applying maximum parking standards.  

 
93. Policy DM7 is concerned with access and parking. With regards to the access: i. 

The layout and siting of accesses should be acceptable in terms of amenity, 
capacity, safety, pollution, noise and visual impact; ii. Access to and from the 
highway should be safe and convenient for pedestrians, cyclists and motorists; iii. 
Provisions for loading, unloading and the turning of service vehicles are expected 
to be designed into the scheme ensuring highway and pedestrian safety; iv. The 
proposal should minimise the impact of vehicle and traffic nuisance, particularly in 
residential areas and other sensitive areas.  

 
94. In association with parking, i. The proposed parking provision should be 

appropriate to the development and not result in an increase in on-street parking 
stress that would be detrimental to the amenities of local residents. In such 
instances, a minimum provision of one space per residential unit will be required; 
ii. Garaging, cycle stores and car parking designs should be integrated into the 
scheme and respect the character of the area; iii. Hardstanding should be 
designed and constructed with permeable (or porous) surfacing. Impermeable 
paving should be limited, and the use of soft landscape maximised; iv. Provision 
of car, cycle and disabled parking should accord with the Elmbridge Parking 
Standards. 

 
95. Policy DM7 also requires that in areas where on-street parking stress is a 

particular problem and there is no suitable alternative provision, the Council will 
require one parking space per residential unit for new developments in order to 
ensure that the existing pressure to park on nearby roads is not exacerbated. 

 
 
 
 



Impact on the local highway network and safety 
 
96. Due to the nature of the proposed development, the application is accompanied 

by a Transport Statement (TS) concerned with the highway impacts to establish 
the existing transport situation around the site and seek to assess the potential 
impacts on the existing highway network.  

 
97. The site is located within waking and cycling distance of local facilities. There are 

public transport opportunities for future occupiers in relatively close proximity. 
There are a number of bus stops located within the vicinity of the site and is 
served by routes 458, 461, 461, 564 and 663.  

 
98. Walton-on-Thames Railway Station is the nearest rail station to the site, located 

approximately 2.33km south of the site. Overall, the site is considered relatively 
sustainable in transport terms. 
 

99. The TA has assessed the trip generation associated with the existing and 
proposed development, which has been calculated using trip rates from the 
industry-standard TRICS database. The development is predicted to generate 
four vehicles movements in the AM peak and three vehicles movements in the 
PM peak hours. This is less than the traffic generation from the existing land use 
as a motoring repair garage. 

 
100. Given the TRICS data on the proposed use and the similarity between the 

existing figures it is not anticipated that the proposal would have any material 
impacts on the existing queuing traffic. There are keep clear marking at the 
access of the site that will allow future users of the site to still exit the site. Given 
the levels of trips it is unlikely that vehicles exiting the site will be obstructed 
resulting in a queue occurring within the site. Based on the assessment and the 
trip generation, the TS concludes that the proposed development would not have 
a noticeable impact on the transport network.  

 
101. The CHA considers that the use of TRICS data is acceptable and it is 

recognised that this is an industry standard tool for trip rate predictions. The  
change in use is likely to result in a differing type of trip and user of the Local 
Highway Network but not to the detriment of the existing highway safety. Subject 
to the provision of suitable conditions the scheme has been found acceptable in 
terms of highway safety. 

 
Parking provision  

 
102. Policy DM7 of the Development Management Plan requires a minimum of 1 

space per residential property. Appendix 3 of the Development Management Plan 
sets out that where space permits, it may be appropriate to consider provision for 
visitors in suburban areas.  

 
103. The proposal would provide each residential unit 1 parking space, a ratio of 

1:1 totalling 10 spaces including electric vehicles charging points spaces. The 
proposal would provide 1 parking space per flat which would meet such 
requirement. This amount complies with the council’s policies.  The amount of car 



parking spaces is balanced between the amount of parking and its impact upon 
the spatial quality of the site and its street scene. The site is predominately 
covered in access road and additional parking provision, which is not required by 
policy, could only be accommodated through the loss of an amenity area.  

 
104. Furthermore, given the sites relatively sustainable location in relation to the 

number of buses serving the area and in accordance with the NPPF that seeks a 
reduction in the reliance on driving, by directing new development to sustainable 
locations the provision of 1 space per dwelling is appropriate. The cycle spaces 
are also in accordance with the standards. 

 
105. The application site is located in a fairly sustainable location in close proximity 

to public transport. It is acknowledged existing and proposed trip rates are 
comparable and would not result in a significant impact when applied to a 
network. As such the proposed development offers appropriate opportunities to 
promote sustainable transport modes; provides safe and suitable access to all 
sites; and the identified adverse impacts on the transport network could be 
mitigated to an acceptable level, all of which are in accordance with paragraph 
108 of the NPPF.   

 
Impact on Trees 

 
106. There are no trees of significance on site and as such providing that a 

landscaping condition is applied to any grant of consent to secure high-quality 
landscaping on the whole site. 

 
Impact on ecology and biodiversity 

 
107. The NPPF seeks to encourage opportunities to incorporate biodiversity 

improvements in and around developments, especially where this can secure 
measurable net gains for biodiversity.   

 
108. Policy CS15 seeks to protect and enhance priority habitats and species and 

ensures that new development does not result in a net loss of biodiversity and 
where feasible contributes to a net gain through the incorporation of biodiversity 
features. 

 
109. Policy DM21 seeks all new development to preserve, manage and where 

possible enhance existing habitats, protected species and biodiversity features. 
Support will be given to proposals that enhance existing and incorporate new 
biodiversity features, habitats and links to habitat networks into the design of 
buildings themselves as well as in appropriate design and landscape schemes of 
new developments with the aim of attracting wildlife and promoting biodiversity. 

 
110. The application is supported by a Bat Survey and an Ecology Report. The 

report looks to establish the ecological value of the site and its potential to support 
notable and/or protected species and habitats. A search was undertaken to 
identify the locations of any statutory and non-statutory designated sites which are 
sufficient distance from the site so as to not be impacted.  

 



111. The report classed one of the three buildings to be demolished to have Low 
potential to support roosting bats and went on to describe the methodology and 
results of a single emergence survey during which no bats were found to be 
roosting. Surrey Bat Group have reviewed the survey and report which appear to 
have been executed in line with current best practice and are suitable for 
determining the application. The report made some recommendations for the 
inclusion of bat tubes in the proposed new build and this can be secured by a 
condition. 

 
Flooding and Sustainable Drainage 

 
112. The NPPF and PPG confirm that the LPA needs to be satisfied in all cases 

that new development would be safe and not lead to increased flood risk 
elsewhere. Policy CS26 seeks to reduce the overall and local risk of flooding in 
the Borough.  It requires that new development is located, designed and laid out 
to ensure that its safe; the risk from flooding is minimised whilst not increasing the 
risk of flooding elsewhere; and that residual risks are safely managed.    

 
113. The site is located within Flood Zone 1 and includes ‘more vulnerable’ uses 

(residential dwellings). The PPG advises that where mixed uses are proposed the 
higher risk should be applied. As such the scheme, has been assessed as a 
‘more vulnerable’ use. The national policy also clarifies, which uses in accordance 
with their level of vulnerability are compatible in specific flood risk areas. The 
‘more vulnerable’ uses are appropriate in Flood Zone 1 and the exception test 
would not apply in accordance with the PPG.  

 
114. Comments of the Lead Local Flooding Authority (LLFA) will be reported at the 

meeting. 
 

Environmental Considerations 
 
115. Paragraph 170, the NPPF seeks the planning decisions to contribute to and 

enhance the natural and local environment by preventing new and existing 
development from contributing to, being put at unacceptable risk from, or being 
adversely affected by, unacceptable levels of soil, air, water or noise pollution or 
land instability. Development should, wherever possible, help to improve local 
environmental conditions such as air and water quality. 

 
Noise and light pollution  

 
116. Policy DM5 states that all development that may result in noise or odour 

emissions or light pollution will be expected to incorporate appropriate attenuation 
measures to mitigate the effect on existing and future residents. New 
development located near to existing noise, odour or light generating uses will be 
expected to demonstrate that the proposal is compatible and will not result in 
unacceptable living standards, for example through the mitigation measures, the 
design of the building and its orientation and layout. 

 
117. The EHO has reviewed the submitted information in respect to the acoustic 

elements of the site and build and has agreed that the submitted details should be 



a minimum standard and the that the occupiers should be suitably protected 
subject to conditions.  

 
Contamination 

 
118. In accordance with Policy DM5, development affecting contaminated land will 

be permitted provided that the site is remediated to ensure it is suitable for the 
proposed use, taking into account the sensitivity of future occupants/users to 
pollutants, and that remedial decontamination measures are sufficient to prevent 
harm to living conditions, biodiversity or the buildings themselves. All works, 
including investigation of the nature of any contamination, should be undertaken 
without escape of contaminants that could cause risk to health or the 
environment. 

 
119. The EHO has reviewed information submitted and based on the information 

available to the Council’s EHO, it was concluded that subject to a compliance with 
the suggested conditions, the proposed development would be able to mitigate for 
any potential detrimental impacts of pollution. 

 
Financial Considerations 

 
New Homes Bonus 

 
120. 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 the Council. 

 
121. The New Homes Bonus is a grant paid by central government to local councils 

for increasing the number of homes and their use.  The New Homes Bonus is 
paid each year for 4 years. It is based on the amount of extra Council Tax 
revenue raised for new-build homes, conversions and long-term empty homes 
brought back into use. There is also an extra payment for providing affordable 
homes. The New Homes Bonus Scheme Grant Determination for 2020/21 is 
£864,320. 

 
122. 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 is capable of being a material consideration 
where relevant. In the current case, the approval of the application would mean 
that the New Homes Bonus would be payable for the net increase in dwellings 
from this development. 

 
Community Infrastructure Levy (CIL) 

 
123. The proposed development is liable for CIL. The chargeable amount of 

approximately £17,520.09 is required by the Council’s adopted Charging 
Schedule. This contribution is used towards the improvements of the local 



infrastructure and services, including for example the provision of GP surgeries or 
schools/school places etc. 

 
Other matters raised in Representations 

 
Impact on Infrastructure  

 
124. Representations have raised concerns that local schools and other services 

will be unable to cope with additional families moving into the area. The 
development will be liable for a charge under the Community Infrastructure Levy 
(CIL). This payment will contribute to delivering infrastructure to support the 
development of the area, such as local schools, GP surgery’s etc. 

 
Impacts on structural integrity  

 
125. These are matters controlled through the Building Regulation and not a 

material consideration of this application.  
 

Impact on security 
 
126. Surrey Police have been consulted as part of the application and have 

indicated that they have no objection subject to development subject to it meeting 
Secured by Design Award which can be secured through a condition.  

 
Impacts during the construction phase 

 
127. Given the tight nature of the site and the proximity to the A3050 it would be 

prudent to attach a condition to secure a construction method statement.  
 
Conclusion 
 
128. The proposed development is considered to provide a good level of 

accommodation for the users of the site and would provide a well-designed, high 
quality development. The proposal would provide public benefits in the form of 
much needed housing with 10 residential units which contributes towards the 
identified housing need. The proposed development would also make good use of 
a run down and under-utilised site which is situated within a relatively sustainable 
location.  

 
129. Surrey County Council Highways Authority have assessed the application and 

confirmed that, subject to the imposition of planning conditions, the proposed 
development would not lead to highway safety or capacity issues.  

 
130. An assessment of the impact of the proposed development on the amenities of 

the neighbouring properties is set out within the report. It is concluded that the 
proposed development would not result in a significant loss of light. The proposed 
separation distance is large enough that the proposed development would not 
have a significantly dominant or overbearing impact not would it result in any 
significant loss of privacy to those properties subject to conditions. 

 



131. The proposed development has also been assessed with regards to other 
environmental matters such as flooding, ecology, noise and contaminated land. 
The proposed development is considered to comply with planning policy on these 
matters subject to the planning conditions. 

 
132. On the basis of the above, and the fact that the Council cannot currently 

demonstrate a five-year supply of deliverable housing sites, paragraph 11 of the 
NPPF applies. For decision making this means that planning permission should 
be granted unless any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits. The scheme would result in a sustainable 
development with a net increase in 10 new residential affordable units on 
previously developed land, and thus promotes an efficient and effective use of 
land.  

 
133. In terms of the scheme’s benefits, the provision of additional units of housing 

in an area where there is an acknowledged shortfall would make small 
contribution to the Council’s housing deficit. Having considered the benefits and 
adverse impacts of the scheme that any identified harm would not significantly 
and demonstrably outweigh the benefits. The proposal therefore represents 
sustainable development that accords with the policies and accordingly, the 
recommendation is to grant permission subject to the raising of no material 
adverse comments from the LLFA. 

 
Recommendation A 

 
134. Subject to the completion of a satisfactory legal agreement securing a viability 

late review mechanism in relation to affordable housing within 3 months of the 
Committee resolution to permit, the recommendation is to grant permission. 
 
Recommendation B 
 

135. If a satisfactory legal agreement is not completed within 3 months of the 
Committee resolution delegated authority be given to the Head of Planning 
Services to refuse planning permission for the following reason: 
 

• The proposal would, by reason of the lack of a completed legal agreement 
to secure a late review mechanism in relation to affordable housing, would 
be contrary to the requirements of Policy CS21 of the Core Strategy 2011 
and the Developer Contributions Supplementary Planning Document 2012. 

 
The proposed development does require a CIL payment of £17,520.09 

 
 
Recommendation:   
 
Recommendation A 
 
Subject to the completion of a satisfactory legal agreement securing a viability late 
review mechanism in relation to affordable housing within 3 months of the Committee 
resolution to permit, the recommendation is to grant permission. 



 
Recommendation B 
 
If a satisfactory legal agreement is not completed within 3 months of the 
Committee resolution delegated authority be given to the Head of Planning 
Services to refuse planning permission for the following reason: 
 

• The proposal would, by reason of the lack of a completed legal agreement 
to secure a late review mechanism in relation to affordable housing, would 
be contrary to the requirements of Policy CS21 of the Core Strategy 2011 
and the Developer Contributions Supplementary Planning Document 2012. 

 
Conditions/Reasons 
 
1   Time limit (full application) 

The development hereby permitted shall be begun before the expiration of 
three years from the date of this permission. 

 
Reason: To comply with Section 51 of Part 4 of the Planning and Compulsory 
Purchase Act 2004. 

 
2   List of approved plans 

The development hereby permitted shall be carried out in strict accordance 
with the following list of approved plans: 1001 Rev.A; 1011 Rev.A; 1015 
Rev.A; 1020 Rev.A; 1021 Rev.A; 3000 Rev.A; 3005 Rev.A; 3010 Rev.A all 
received on 31st July 2020; 3000 Rev.E; 3005 Rev.G and 3010 Rev.F all 
received on 19th August 2020; 21260-09-4; 21260-09-5; 2831-C-1005-PL 
Rev.B; 2831-C-1010-PL Rev.B and 2831-C-1011-PL Rev.B all received on 3rd 
November 2020 

 
Reason: To ensure that the development is carried out in a satisfactory 
manner. 

 
3   Materials samples 

No development above ground floor slab level shall take places until samples 
of the materials to be used on the external faces and roof of the building have 
been submitted to and approved in writing by the borough council. 
Development shall be carried out in accordance with the approved details. 

 
Reason: To ensure that a satisfactory external appearance is achieved of the 
development in accordance with policy DM2 of the Elmbridge Development 
Management Plan. It is considered necessary for this to be a pre-
commencement condition because the use of satisfactory external materials 
goes to the heart of the planning permission. 

 
4   Obscure glazing 

Prior to the first occupation of the development hereby permitted the upper 
floor windows on the southwest and northwest elevations of Plot 5; and the 
upper floor window of the northwest elevation of Plot 4 shall be glazed with 
obscure glass that accords with level three obscurity as shown on the 



Pilkington textured glass privacy levels (or similar) and only openable above a 
height of 1.7m above the internal floor level of the room to which it serves. The 
window(s) shall be permanently maintained in that condition thereafter. 

 
Reason: To preserve the reasonable privacy of neighbouring residents in 
accordance with policy DM2 of the Elmbridge Development Management Plan. 

 
5   Non-standard condition 

Prior to the first occupation of the development hereby permitted details shall 
be submitted to and agreed by the Local Planning Authority for an obscure 
glass screen at 2.0m minimum from relevant floor level that accords with level 
three obscurity as shown on the Pilkington textured glass privacy levels (or 
similar) on the southwest elevation of the first floor balcony of Plot 5; the 
southwest elevation of the first floor balcony of Plot 4 and the southwest 
elevation of the first floor balcony of Plot 9. The screens shall be permanently 
maintained in that condition thereafter. 

 
Reason: To preserve the privacy and amenities of neighbouring residents, in 
accordance with Policy DM2 of the Elmbridge Development Management Plan 
2015. 

 
6   Additional windows 

Notwithstanding the provisions of The Town and Country Planning (General 
Permitted Development) Order 2015 (as amended) (or any Order revoking and 
re-enacting that Order), no further dormer windows, rooflights, windows or 
similar openings shall be installed on the any elevations/roof slopes above the 
ground floor level, other than those hereby approved. 
 
Reason: To preserve the reasonable privacy of neighbouring residents in 
accordance with policy DM2 of the Elmbridge Development Management Plan 
and the Elmbridge Design and Character Supplementary Planning Document. 

 
7   Landscaping - scheme 

No development above ground floor slab level shall take places until full details 
of both hard and soft landscaping works have been submitted to and approved 
in writing by the borough council and these works shall be carried out as 
approved. This scheme shall include indications of all hard surfaces, walls, 
fences, access features, the existing trees and hedges to be retained, together 
with the new planting to be carried out, and details of the measures to be 
taken to protect existing features during the construction of the development. 

 
Reason: To preserve and enhance the visual amenities of the locality in 
accordance with policy DM6 of the Elmbridge Development Management Plan. 

 
 
8   Biodiversity mitigation 

The development shall be carried out in accordance with the conclusions and 
recommendations in CGO Ecology Report dated 30th October 2019.  

 



Reason: In the interest of preserving and enhancing protected species and 
biodiversity in compliance with Policy DM21 of the Elmbridge Development 
Management Plan 2015 and the NPPF 2019. 

 
9   Secure by Design  

Prior to the commencement of the development above slab level hereby 
approved a full and detailed application for the secured by design award 
scheme shall be submitted to the local planning authority and the surrey police 
northern division designing out crime officers, setting out how the principles 
and practices of the secured by design scheme are to be incorporated. Once 
approved in writing by the local planning authority in consultation with the 
surrey police designing out crime officers, the development shall be carried out 
in accordance with the agreed details. 

 
Reason: To ensure that the development achieves the Secured by Design 
Award Scheme as advised by Surrey Police to create safe and secure 
environments and reduce opportunities for crime in accordance with policy 
DM2 of the Elmbridge Development Management Plan 2015. 

 
10   Potential Land Contamination  

To ensure the potential for contamination has been investigated and the 
necessary action taken to make the development site suitable for its proposed 
use, the following steps must be completed to the satisfaction of the Council. 
No demolition or construction shall be commenced until step (a) has been 
completed by a competent person and approved. If part (a) identifies the need 
for step (b) then this shall also be completed and approved before any 
demolition or construction commences. Furthermore, there shall be no 
occupation of any part of the site by any end user prior to meeting the terms of 
this condition in full. 
a) Preliminary Investigation of the Site 
A preliminary investigation shall be carried out by a competent person prior to 
any site clearance or demolition, to assess the condition of the land to be re-
developed, in respect of contamination. The preliminary investigation must, as 
a minimum, include a desk-based evaluation, site walkover and Conceptual 
Site Model and may include intrusive investigation. A written report of the 
investigation shall be submitted to the Council for written approval. 
If the Council are satisfied that there is a significant possibility that the site 
could pose a significant risk to future occupiers under its proposed 
redevelopment use as a result of contamination, then the following additional 
steps shall also be carried out. 
b) Site Investigation, Method Statement and Remediation 
(i) A written site-specific investigation plan using the information obtained from 
the preliminary investigation, providing details of the investigation for soil, gas 
and controlled waters where appropriate, shall be submitted to, and approved 
by, the Council. 
(ii) The site investigation shall be undertaken in accordance with the scheme 
agreed by the Borough Council. The results of the site investigation, a refined 
conceptual model and a risk assessment of any contamination found shall be 
submitted in writing to, and approved by, the Council. 



(iii) A written Method Statement with verification plan, detailing any 
remediation requirements and how successful implementation of these 
requirements will be verified shall be submitted to, and approved by, the 
Council. 
c) Development in accordance with the Method Statement 
The development of the site shall be carried out in accordance with the 
approved Method Statement, and any addenda submitted by the developer, 
and agreed in writing by the Borough Council. Any post remediation monitoring 
identified in the Method statement, shall be installed by the developer within 
the timescales identified in the Method Statement and maintained and 
operated for as long as identified by the Method Statement. 
d) Unsuspected Contamination 
If, during development, contamination not previously identified, is found to be 
present at the site then no further development shall be carried out until the 
developer has submitted, and had approved by the Council, a written 
addendum to the Method Statement detailing how the unsuspected 
contamination shall be dealt with. 
e) Piling 
Development approved by this permission shall not commence unless a 
Foundation Works Risk Assessment for piling foundations (if piling is to be 
used on site) has been submitted to, and agreed in writing, by the Borough 
Council. The piling shall be undertaken only in accordance with the method 
outlined in the approved Foundation Works Risk Assessment. 
f) Imported material 
Clean, uncontaminated rock, soil, brick rubble, crushed concrete or ceramic 
only shall be permitted as infill material. The developer shall not import any 
material until a sampling program, including appropriate import criteria for the 
proposed end use and frequency of sampling, has been submitted in writing, 
and approved by, the Council. The Developer shall carry out the approved 
sampling program to check that all imported material conforms to the agreed 
criteria. Where the permitted end use is residential, the sampling program shall 
also include samples taken from the imported material after final placement. 
Written confirmation of the suitability of all imported materials shall be provided 
to the Council as part of step (g). This shall include both the results of the 
sampling program and also details of the origin, transport, final deposition and 
any temporary stockpiling of the imported materials. 
g) Completion of Remediation and Verification Report 
Verification by an independent, competent person must be carried out prior to 
occupation of any part of the site by any end user. 
Upon completion of the remediation detailed in the Method Statement, and 
before occupation of any part of the site by any end user, a written Verification 
Report shall be submitted to, and agreed in writing by, the Council providing 
verification that the required works regarding decontamination and installation 
of post remediation monitoring, have been carried out in accordance with the 
agreed Method Statement and any addenda thereto. The verification shall be 
carried out and reported by an independent, competent person, stating that 
remediation was carried out in accordance with the approved remediation 
scheme and that the site is suitable for the permitted end use. 

 
 



Reason: To avoid adverse effects from pollution on the environment, harm to 
human health or general amenity, in accordance with the National Planning 
Policy Framework. 

 
11   Noise and insulation standard 

The design and structure of the development shall be of such a standard (BS 
8233:2014) that it protects residents within it from existing external noise so 
that they are not exposed to levels indoors of more than 35 dB LAeq 16 hrs 
daytime and of more than 30 dB LAeq 8 hrs in bedrooms at night 

 
Reason: To avoid adverse impacts on health and quality of life from noise in 
accordance with paragraph 180 of the National Planning Policy Framework 
and the Noise Policy Statement for England. 

 
12   Noise and insulation between flats (low level noise) 

Before the use commences, a detailed scheme shall be submitted to, and 
approved in writing by, the Local Planning Authority setting out how the 
construction of the separating floors/walls/ceilings to the adjoining flats shall 
exceed an airborne sound insulation value of 53 dB DnT,w+Ctr (i.e. 10 dB 
above the standard required by the Building Regulations Document E). 
The scheme approved by the Local Planning Authority shall be fully 
implemented in accordance with the approved details, before the use hereby 
permitted, commences. The works and scheme shall thereafter be retained, in 
accordance with the approved details. 

 
A suitably qualified person shall carry out post-completion testing to ensure 
that the above sound insulation value has been achieved, before the use 
commences. The results of the assessment shall be submitted in writing to the 
Local Planning Authority. 

 
Reason: To avoid adverse impacts on health and quality of life from noise in 
accordance with paragraph 180 of the National Planning Policy Framework 
and the Noise Policy Statement for England. 

 
13   Lighting scheme 

No development above ground floor slab level shall take places until a detailed 
scheme shall be submitted to, and approved in writing by, the Local Planning 
Authority setting out how the design of the flood/lighting shall ensure that the 
total light contribution shall not exceed the obtrusive light limitations for exterior 
lighting installations in accordance with the Institute of Lighting Professionals 
Guidance Notes GN01 :2011, both at ground level and 3.5 metres above 
ground level, at the boundary of the nearest light sensitive residential property. 
The scheme approved by the Local Planning Authority shall be fully 
implemented in accordance with the approved details, before the use hereby 
permitted, commences. The works and scheme shall thereafter be retained, in 
accordance with the approved details. 

 
Reason: To avoid adverse impacts on health and quality of life from noise in 
accordance with paragraph 180 of the National Planning Policy Framework 

 



14   Modified access 
No part of the development shall be first occupied unless and until the 
proposed modified vehicular access to Annett Road has been constructed and 
provided with visibility zones in accordance with the approved plans and 
thereafter the visibility zones shall be kept permanently clear of any 
obstruction over 600mm high. 

 
Reason: The above condition is required in order that the development should 
not prejudice highway safety nor cause inconvenience to other highway users 
in accordance with policy DM7 of the Elmbridge Local Plan April 2015 & CS25 
of the Elmbridge Core Strategy, and in recognition of the National Planning 
Policy Framework 2019 

 
15   Parking and turning 

The development hereby approved shall not be first occupied unless and until 
space has been laid out within the site in accordance with the approved plans 
for vehicles to be parked and for vehicles to turn so that they may enter and 
leave the site in forward gear. Thereafter the parking and turning areas shall 
be retained and maintained for their designated purposes. 

 
Reason: The above condition is required in order that the development should 
not prejudice highway safety nor cause inconvenience to other highway users 
in accordance with policy DM7 of the Elmbridge Local Plan April 2015 & CS25 
of the Elmbridge Core Strategy, and in recognition of the National Planning 
Policy Framework 2019 

 
16   Construction Transport Management Plan 

The development hereby approved shall be constructed in accordance with 
the "Demolition and Construction Management and Logistics Plan", any 
changes shall be 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 cause inconvenience to other highway users 
in accordance with policy DM7 of the Elmbridge Local Plan April 2015 & CS25 
of the Elmbridge Core Strategy, and in recognition of the National Planning 
Policy Framework 2019 

 
17   Electric vehicle charging 

The development hereby approved shall not be occupied unless and until each 
of the proposed dwellings is provided with a fast charge socket (current 
minimum requirements - 7 kw Mode 3 with Type 2 connector - 230v AC 32 
Amp single phase dedicated supply) and thereafter retained and maintained to 
the satisfaction of the Local Planning Authority. 

 
Reason: The above condition is required in order that the development should 
not prejudice highway safety nor cause inconvenience to other highway users 
in accordance with policy DM7 of the Elmbridge Local Plan April 2015 & CS25 



of the Elmbridge Core Strategy, and in recognition of the National Planning 
Policy Framework 2019 

 
Informatives 
 
1         Community Infrastructure Levy (CIL) 

The development permitted is subject to a CIL liability for which a Liability 
Notice will be issued as soon as practical after the day on which planning 
permission first permits development.   

 
To avoid breaching the CIL regulations and the potential financial penalties 
involved, it is essential a prior commencement notice be submitted. The notice 
is available at planningportal.co.uk/cil 

 
For the avoidance of doubt commencement of demolition of existing 
structure(s) covering any part of the footprint of the proposed structure(s) 
would be considered as commencement for the purpose of the CIL 
regulations. 
 

2        Building operations 
  You are advised that the council will expect the following measures to be taken 

during building operations to control noise and pollution: 
 

Hours of Work 
Work which is audible beyond the site boundary shall only be carried out 
between 8.00 am to 6.00 pm Monday to Friday, 8.00 am to 1.00 pm Saturday 
and not at all on Sundays or Bank Holidays. 

 
Plant 
The quietest available items of plant and machinery shall be used on site.  
Where permanently sited equipment such as generators are necessary, they 
should be enclosed to reduce noise levels. 

 
Deliveries 
Deliveries shall only be received within the hours detailed above. 

 
Dust 
Adequate steps shall be taken to prevent dust causing nuisance beyond the 
site boundary.  These could include the use of hoses to damp down stockpiles 
of materials which are likely to generate airborne dust, to damp down during 
stone/slab cutting; and the use of bowsers and wheel washes. 

 
Bonfires 
There shall be no burning on site. 
 

3         New/modified ehicle crossovers and dropped kerbs 
The permission hereby granted shall not be construed as authority to carry out 
any works on the highway. The applicant is advised that prior approval must 
be obtained from the Highway Authority before any works are carried out on 
any footway, footpath, carriageway, or verge to form a vehicle crossover or to 



install dropped kerbs. Please see www.surreycc.gov.uk/roads-and-
transport/road-permits-and-licences/vehicle-crossovers-or-dropped-kerbs 
 

4         Other works to the highway 
The permission hereby granted shall not be construed as authority to carry out 
any works on the highway or any works that may affect a drainage 
channel/culvert or water course. The applicant is advised that a permit and, 
potentially, a Section 278 agreement must be obtained from the Highway 
Authority before any works are carried out on any footway, footpath, 
carriageway, verge or other land forming part of the highway. All works on the 
highway will require a permit and an application will need to submitted to the 
County Council's Street Works Team up to 3 months in advance of the 
intended start date, depending on the scale of the works proposed and the 
classification of the road. Please see http://www.surreycc.gov.uk/roads-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/floodingadvice 
 

5         Mud/debris on the highway 
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). 
 

6         Accommodation works 
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. 
 

7         Damage to the highway 
Section 59 of the Highways Act permits the Highway Authority to charge 
developers for damage caused by excessive weight and movements of 
vehicles to and from a site. The Highway Authority will pass on the cost of any 
excess repairs compared to normal maintenance costs to the 
applicant/organisation responsible for the damage. 
 

8         Statutory utility works 
The developer would be expected to agree a programme of implementation of 
all necessary statutory utility works associated with the development, including 
liaison between Surrey County Council Streetworks Team, the relevant Utility 
Companies and the Developer to ensure that where possible the works take 
the route of least disruption and occurs at least disruptive times to highway 
users. 
 



9         Electric vehicle charging 
It is the responsibility of the developer to ensure that the electricity supply is 
sufficient to meet future demands and that any power balancing technology is 
in place if required. Please refer to: 
http://www.beama.org.uk/resourceLibrary/beama-guide-to-electric-vehicle-
infrastructure.html for guidance and further information on charging modes and 
connector types. 
 

10       Waste Comments 
With regard to SURFACE WATER drainage, Thames Water would advise that 
if the developer follows the sequential approach to the disposal of surface 
water we would have no objection. Where the developer proposes to 
discharge to a public sewer, prior approval from Thames Water Developer 
Services will be required. Should you require further information please refer to 
our website. https://developers.thameswater.co.uk/Developing-a-large-
site/Apply-and-pay-for-services/Wastewater-services 
 

11       Waste Services 
As you are redeveloping a site, there may be public sewers crossing or close 
to your development. If you discover a sewer, it's important that you minimize 
the risk of damage. We'll need to check that your development doesn't limit 
repair or maintenance activities, or inhibit the services we provide in any other 
way. The applicant is advised to read our guide working near or diverting our 
pipes. https://developers.thameswater.co.uk/Developing-a-large-site/Planning-
your-development/working-near-or-diverting-your-pipes  
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