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Democratic Services EPSOM

BOROUGH COUNCIL

PLANNING COMMITTEE

Thursday 1 September 2022 at 7.30 pm

Place: Council Chamber - Epsom Town Hall

Link for public online access to this meeting:
https://attendee.gotowebinar.com/reqister/327875892177097742
Webinar ID: 455-401-995
Telephone (Listen only): +44 20 3713 5012, Telephone Access Code: 229-050-239

The members listed below are summoned to attend the Planning Committee meeting, on
the day and at the time and place stated, to consider the business set out in this agenda.

Councillor Humphrey Reynolds Councillor David Gulland
(Chair) Councillor Previn Jagutpal
Councillor Phil Neale (Vice-Chair) Councillor Jan Mason
Councillor Kate Chinn Councillor Steven McCormick
Councillor Monica Coleman Councillor Lucie Mcintyre
Councillor Alex Coley Councillor Peter O'Donovan

Councillor Nigel Collin
Councillor Neil Dallen

Yours sincerely

.

Interim Chief Executive

For further information, please contact Democratic Services, email:
democraticservices@epsom-ewell.gov.uk or tel: 01372 732000

EMERGENCY EVACUATION PROCEDURE

No emergency drill is planned to take place during the meeting. If the fire alarm sounds
continuously, or if you are instructed to do so, you must leave the building by the
nearest available exit. You will be directed to the nearest exit by council staff. It is vital
that you follow their instructions.

e You should proceed calmly; do not run and do not use the lifts;
¢ Do not stop to collect personal belongings;

¢ Once you are outside, please do not wait immediately next to the building, but
move to the assembly point at Dullshot Green and await further instructions; and

e Do not re-enter the building until told that it is safe to do so.



https://attendee.gotowebinar.com/register/327875892177097742

Public information

Please note that this meeting will be held in the Town Hall, Epsom and will be available to
observe live on the internet.

This meeting will be open to the press and public to attend as an observer using free
GoToWebinar software, or by telephone.

A link to the online address for this meeting is provided on the first page of this agenda and on the
Council’'s website. A telephone connection number is also provided on the front page of this
agenda as a way to observe the meeting, and will relay the full audio from the meeting as an
alternative to online connection. A limited number of seats will also be available in the public
gallery at the Town Hall. For further information please contact Democratic Services, email:
Democraticservices@epsom-ewell.gov.uk , telephone: 01372 732000.

Information about the terms of reference and membership of this Committee are available on the
Council’s website. The website also provides copies of agendas, reports and minutes.

Agendas, reports and minutes for the Committee are also available on the free Modern.Gov app
for iPad, Android and Windows devices. For further information on how to access information
regarding this Committee, please email us at Democraticservices@epsom-ewell.gov.uk.

Public speaking

Public speaking in support or objection to planning applications is permitted at meetings of our
Planning Committee. If you wish to speak at a Planning Committee meeting, you should come to
the reception area of the town hall in person between 6.00pm and 7.00pm on the night of the
meeting to register. It is not possible to pre-register prior to this. If a number of people wish to
speak on a particular application you will normally be asked to nominate a single representative
from amongst you. Further information is available from our website or by contacting
democraticservices@epsom-ewell.gov.uk.

Exclusion of the Press and the Public

There are no matters scheduled to be discussed at this meeting that would appear to disclose
confidential or exempt information under the provisions Schedule 12A of the Local Government
(Access to Information) Act 1985. Should any such matters arise during the course of discussion of
the below items or should the Chairman agree to discuss any other such matters on the grounds of
urgency, the Committee will wish to resolve to exclude the press and public by virtue of the private
nature of the business to be transacted.

Filming and recording of meetings:

Those wishing to take photographs or record meetings are asked to read the Council’s ‘Recording,
Photography and Use of Social Media Protocol and Guidance’ (Section 10, Part 5 of the
Constitution), which sets out the processes and procedure for doing so.

Security:

Please be aware that you may be subject to bag searches and will be asked to sign in at meetings.
Failure to comply with these requirements could mean you are denied access to the meeting.
There is also limited seating which is allocated on a first come first serve basis, you should aim to
arrive at least 15 minutes before the meeting commences.


mailto:Democraticservices@epsom-ewell.gov.uk
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Guidance on Predetermination /Predisposition

The Council often has to make controversial decisions that affect people adversely and this can
place individual members in a difficult position. They are expected to represent the interests of
their constituents and political party and have strong views but it is also a well established legal
principle that members who make these decisions must not be biased nor must they have pre-
determined the outcome of the decision. This is especially in planning and licensing committees.
This Note seeks to provide guidance on what is legally permissible and when members may
participate in decisions. It should be read alongside the Code of Conduct.

Predisposition

Predisposition is lawful. Members may have strong views on a proposed decision, and may have
expressed those views in public, and still participate in a decision. This will include political views
and manifesto commitments. The key issue is that the member ensures that their predisposition
does not prevent them from consideration of all the other factors that are relevant to a decision,
such as committee reports, supporting documents and the views of objectors. In other words, the
member retains an “open mind”.

Section 25 of the Localism Act 2011 confirms this position by providing that a decision will not be
unlawful because of an allegation of bias or pre-determination “just because” a member has done
anything that would indicate what view they may take in relation to a matter relevant to a decision.
However, if a member has done something more than indicate a view on a decision, this may be
unlawful bias or predetermination so it is important that advice is sought where this may be the
case.

Pre-determination / Bias

Pre-determination and bias are unlawful and can make a decision unlawful. Predetermination
means having a “closed mind”. In other words, a member has made his/her mind up on a decision
before considering or hearing all the relevant evidence. Bias can also arise from a member’s
relationships or interests, as well as their state of mind. The Code of Conduct’s requirement to
declare interests and withdraw from meetings prevents most obvious forms of bias, e.g. not
deciding your own planning application. However, members may also consider that a “non-
pecuniary interest” under the Code also gives rise to a risk of what is called apparent bias. The
legal test is: “whether the fair-minded and informed observer, having considered the facts, would
conclude that there was a real possibility that the Committee was biased’. A fair minded observer
takes an objective and balanced view of the situation but Members who think that they have a
relationship or interest that may raise a possibility of bias, should seek advice.

This is a complex area and this note should be read as general guidance only. Members who
need advice on individual decisions, should contact the Monitoring Officer.



AGENDA

DECLARATIONS OF INTEREST

Members are asked to declare the existence and nature of any Disclosable
Pecuniary Interests in respect of any item of business to be considered at the
meeting.

MINUTES OF THE PREVIOUS MEETING (Pages 7 - 12)

The Committee is asked to confirm as a true record the Minutes of the Meeting
of the Planning Committee held on the 21 July and to authorise the Chair to sign
them.

GREEN GABLES, ASHLEY ROAD, EPSOM (Pages 13 - 40)

Demolition of existing building and erection of two linked, two storey buildings
containing 22 student bedrooms, associated parking and cycle parking.

MONTHLY APPEALS REPORT (Pages 41 - 46)
A report setting out the following recent planning appeal decisions which relate

to non-householder developments, which have been received by the Planning
Service.
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Minutes of the Meeting of the PLANNING COMMITTEE held at the Council
Chamber, Epsom Town Hall on 21 July 2022

PRESENT -

Councillor Humphrey Reynolds (Chair); Councillor Phil Neale (Vice-Chair); Councillors
Kate Chinn, Christine Cleveland (as nominated substitute for Councillor Alex Coley),
Nigel Collin, Neil Dallen, David Gulland, Steven McCormick and Peter O'Donovan

Absent: Councillor Alex Coley, Councillor Previn Jagutpal, Councillor Jan Mason and
Councillor Lucie Mclintyre

Officers present: Justin Turvey (Planning Development Manager), Virginia Johnson
(Principal Planning Officer), Jason Ofosu (Principal Solicitor) and Stephanie Gray
(Senior Democratic Services Officer)

6 DECLARATIONS OF INTEREST

No declarations of interest were made in relation to items on the Agenda.

7 MINUTES OF THE PREVIOUS MEETING

The Minutes of the previous meeting of the Committee held on 16 June 2022
were agreed as a true record and signed by the Chair.

8 CHAMBER MEAD OPEN SPACE, GREEN LANES, WEST EWELL, SURREY
Description

Diversion of the Green Lanes Stream of its current confluence with the Hogsmill
River. Creation of new channel. Installation of a new 12m span bridge over the
proposed new channel and proposed interpretation boards and outdoor furniture
(including benches).

Decision
The Committee received a presentation from the Principal Planning Officer.

Following consideration, the Committee resolved (8 in favour, 0 against, 1
abstention and the Chair not voting) to APPROVE the application subject to the
following conditions:

Epsom and Ewell Borough Council Page 5
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Condition(s):

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

Reason: To comply with Section 91 of the Town and Country Planning Act
1990 as amended by Section 51 (1) of the Planning and Compulsory
Purchase Act 2004.

2.The development hereby permitted shall be carried out in accordance with the
following approved plans:

SERT 101 Version 2 — Location Plan — dated 18.05.2021
SERT_102 Version 3 — Existing Site Plan — dated 18.05.2021

SERT_122 Version 2 - Indicative Post-Construction Access — dated
19.05.221

SERT_105 Version 3 - Plan Showing Section Locations — dated
20.05.2021

SERT_111B Version 2 - Indicative Temporary Access (Zoomed) — dated
19.05.2021 SERT_106Version 2 - Existing Channel Sections — dated
20.05.2021

SERT_103 Version 3 — Proposed Site Plan — dated 18.05.2021
SERT_108 - Sediment Trap and Wetland Sections — dated 20.05.2021

SERT_110 Version 2 - Surface Water Interception and New Outfall —
dated 20.05.2021

SERT_107 Version 2 - Proposed Channel Sections — dated 20.05.2021

103 Rev B0O4 - Foot Bridge & Bank Protection Works Plan & Sections —
dated 20.05.21

SERT_109 Version 2 — Additional Section — dated 20.05.2021
102 Rev B04 — Green Lane Stream Improvements — dated 20.05.2021
SERT_104 Version 1 - Existing and Proposed Levels — dated 21.05.2021

Reason: For the avoidance of doubt and to ensure that the development is
carried out in accordance with the approved plans to comply with Policy
CS5 of the Core Strategy (2007).

3. Prior to the commencement of development, full details of interpretation
boards, outdoor seating and other visitor facilities, shall be submitted to and
approved in writing by the local planning authority. The development shall be
carried out in accordance with the approved details.

Epsom and Ewell Borough Council Page 6
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Reason: To secure a satisfactory appearance in the interests of the visual
amenities and character of the locality in accordance with Policy CS5 of the
Core Strategy (2007) and Policies DM9 and DM10 of the Development
Management Policies 2015.

4. No development shall take place until details of all boundary treatment have
been submitted to and approved in writing by the local planning authority. The
approved scheme shall thereafter be retained.

Reason: To secure a satisfactory appearance in the interests of the visual
amenities and character of the locality in accordance with Policy CS5 of the
Core Strategy (2007) and Policies DM9 and DM10 of the Development
Management Policies 2015

5. Works related to the construction of the development hereby permitted,
including works of demolition or preparation prior to building operations shall not
take place other than between the hours of 08.00 to 18.00 hours Mondays to
Fridays; 08.00 to 13.00 hours Saturdays; with no work on Saturday afternoons
(after 13.00 hours), Sundays, Bank Holidays or Public Holidays.

Reason: In order to safeguard the amenities of the occupiers of
neighbouring properties in accordance with Policy DM10 of the
Development Management Policies 2015.

6. The development hereby approved shall be carried out in accordance with the
protection, mitigation and enhancement measures detailed in the Preliminary
Ecological Assessment dated August 2019, Reptile Survey, dated October 2019
and Badger Survey Report dated December 2020. The approved measures shall
thereafter be maintained.

Reason: To preserve and enhance biodiversity and habitats in accordance
with Policy CS3 of the Core Strategy (2007) and Policy DM4 of the
Development Management Policies 2015.

7. The development hereby permitted shall not commence until details of the
design of a surface water drainage scheme have been submitted to and
approved in writing by the planning authority. The design must satisfy the SuDS
Hierarchy and be compliant with the national Non-Statutory Technical Standards
for SuDS, NPPF and Ministerial Statement on SuDS. The required drainage
details shall include:

a) Details of how the receiving watercourse will be protected during
construction and how runoff (including any pollutants) from the site will be
managed during the construction process and before the system is
operational.

Reason: To ensure the design does not increase surface water flood risk
on or off site.

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

Epsom and Ewell Borough Council Page 7
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(a) parking for vehicles of site personnel, operatives, and visitors

(b) loading and unloading of plant and materials

(c) storage of plant and materials

(d) programme of works (including measures for traffic management)
(e) HGV deliveries and hours of operation

(f) details of largest vehicles to be used

(9) venhicle routing, including swept path analysis of all vehicles to be used
during construction (including the manoeuvres from and onto Chessington
Road), review of any weak structures and bridges, and accounting for
potential conflicts with highway trees

(h) measures to prevent the deposit of materials on the highway including
wash down facilities and suitable management of run off and dry down
area

(i) on-site turning for construction vehicles

() details of any temporary traffic regulation orders and parking
suspensions required

(k) arrangements for delivery of the new bridge onto site

() details of any impacts on existing rights of way, including on public °
footpath no. 9

has been submitted to and approved in writing by the Local Planning Authority.
Only the approved details shall be implemented during the construction of the
development.

Reason: In order that the development should not prejudice highway
safety nor cause inconvenience to other highway users, to meet the
objectives of the NPPF (2021), and to satisfy policy DM35 of the Epsom
and Ewell Development Management Policies (2015)

9. No development shall take place until the applicant has secured the
implementation of a programme of archaeological work in accordance with a
Written Scheme of Investigation which has been submitted by the applicant and
approved by the Planning Authority

Reason: To accord with Paragraph 205 of the NPPF which states that
‘Local planning authorities should require developers to record and
advance understanding of the significance of any heritage assets to be
lost (wholly or in part) in a manner proportionate to their importance and to
make this evidence (and any archive generated) publicly accessible’

Epsom and Ewell Borough Council Page 8
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10. No development shall take place until full details, of both hard and soft
landscape proposals, including a schedule of landscape maintenance for a
minimum period of 5 years, have been submitted to and approved in writing by
the local planning authority. The approved landscape scheme (with the exception
of planting, seeding and turfing) shall be implemented prior to the occupation of
the development hereby approved and thereafter retained.

Reason: To ensure the provision, establishment and maintenance of an
appropriate landscape scheme in the interests of the visual amenities of
the locality in accordance with Policy CS5 of the Core Strategy (2007) and
Policies DM5 and DM9 of the Development Management Policies 2015.

11. No development shall take place until an Arboricultural Method Statement
(detailing all aspects of construction and staging of works) and a Tree Protection
Plan in accordance with British Standard 5837:2012 (or later revision) has been
submitted to and approved in writing by the local planning authority. The
development shall be carried out in accordance with the agreed details and no
equipment, machinery or materials shall be brought onto the site for the
purposes of the development until fencing has been erected in accordance with
the Tree Protection Plan. Within any area fenced in accordance with this
condition, nothing shall be stored, placed or disposed of above or below ground,
the ground level shall not be altered, no excavations shall be made, nor shall any
fires be lit, without the prior written consent of the local planning authority. The
fencing shall be maintained in accordance with the approved details, until all
equipment, machinery and surplus materials have been moved from the site.

Reason: To protect the trees on site which are to be retained in the
interests of the visual amenities of the locality in accordance with Policy
CS5 of the Core Strategy (2007) and Policies DM5 and DM9 of the
Development Management Policies 2015

Informatives

1.If proposed site works affect an Ordinary Watercourse, Surrey County Council
as the Lead Local Flood Authority should be contacted to obtain prior written
Consent. More details are available on our website.

2.1f proposed works result in infiltration of surface water to ground within a
Source Protection Zone the Environment Agency will require proof of surface
water treatment to achieve water quality standards.

3.If there are any further queries please contact the Flood Risk Asset, Planning,
and Programming team via SUDS@surreycc.gov.uk. Please use our reference
number in any future correspondence.

4.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).

Epsom and Ewell Borough Council Page 9
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5.The developer is advised that Public Footpath Number 9 crosses the
application site and it is an offence to obstruct or divert the route of a right of way
unless carried out in complete accordance with appropriate legislation.

6.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

7.Notwithstanding any permission granted under the Planning Acts, no signs,
devices or other apparatus may be erected within the limits of the highway
without the express approval of the Highway Authority. It is not the policy of the
Highway Authority to approve the erection of signs or other devices of a non-
statutory nature within the limits of the highway

8.The applicant can find further useful information from CIRIA's website at
www.ciria.org.uk (Environment Agency)

9. Statement pursuant to Article 31 of the Town and Country Planning
(Development Management Procedure) (England) (Amendment No. 2) Order
2012. The Local Planning Authority has acted positively and proactively in
determining this application by assessing the proposal against all material
considerations, including planning policies and any representations that may
have been received and subsequently determining to grant planning permission
in accordance with the presumption in favour of sustainable development, as set
out within the National Planning Policy Framework

9 UPDATE REPORT JULY 2022
The contents of the Update report provided by the Planning Development
Manager, were noted.

The meeting began at 7.35 pm and ended at 7.55 pm

COUNCILLOR HUMPHREY REYNOLDS (CHAIR)

Epsom and Ewell Borough Council Page 10
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Planning Committee: Planning Application  Agenda Item 3

01/09/2022 Number: 22/00379/FUL
Ward: Woodcote Ward;
Site: Green Gables, Ashley Road, Epsom, KT18 5BB

Application for: Demolition of existing building and erection of

two linked, two storey buildings containing 22
student bedrooms, associated parking and
cycle parking

Contact Officer: Euan Cheyne

1 Plans and Representations

11

The Council now holds this information electronically. Please click on the
following link to access the plans and representations relating to this
application via the Council’s website, which is provided by way of
background information to the report. Please note that the link is current
at the time of publication, and will not be updated.

Link: https://eplanning.epsom-ewell.gov.uk/online-
applications/applicationDetails.do?keyVal=R93R8WGYFK500&activeTab
=summary

2 Summary

2.1

2.2

2.3

2.4

The application seeks planning permission for the demolition of the
existing building and erection of two linked, two storey buildings (Building
A and Building B) containing 22 student bedrooms, associated parking,
and cycle parking.

The application is classified as a major planning application, therefore the
case is referred to the Planning Committee, in accordance with the
Council’'s Scheme of Delegation.

The application site and existing property has been left in an unsightly
condition. It is considered that the proposal would meet an identified need
for specialised types of accommodation within the Borough and the net
gain of 8 units would weigh in favour of the scheme.

The proposal is considered to be of modest architectural ambitions,
however it is considered to be contextually appropriate and would be in
keeping with the surrounding buildings, therefore there is not considered
to be any significant impact upon character and appearance, nor to the
setting of the Worple Road Conservation Area.

Page 11
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01/09/2022 Number: 22/00379/FUL

2.5

2.6

2.7

2.8

3.1

3.2

3.3

4.1

It is accepted that there would be some limited impact upon neighbouring
residential amenities, including visual impact (loss of outlook) and
overbearing impact to No. 2 Ladbroke Road, however any impact is not
considered to be significant enough to warrant grounds for refusal. It is
acknowledged that the proposed use as student accommodation has the
potential to cause increased noise and disturbance, however there is
other legislation to address any anti-social behaviour.

The proposal would be provided with 4 on site-car parking spaces which
is considered sufficient, by reason of the highly sustainable location and
that student accommodation typically doesn’t generate high occupier
demand. Further details of the cycle parking storage facilities will be
secured via a planning condition.

There is a presumption in favour of granting sustainable development
unless the application of policies provides a clear reason for refusing
permission (Paragraph 11(d)(i) of the NPPF). The adverse impacts of the
development are not held to significantly and demonstrably outweigh the
benefits, when assessed against the NPPF, as a whole.

The application is recommended for APPROVAL subject to planning
conditions being imposed.

Site Description

The site comprises a two storey detached dwelling located on the south
west side of Ashley Road. The site has a triangular configuration with an
approximate 39 metre frontage along Ashley Road, reducing to an
approximate 3 metres along the rear (west) boundary. The site is
approximately 769mz2 in size.

The surrounding area is predominantly residential in character and
appearance, consisting of a mix of two storey detached properties and
semi-detached maisonettes, although the University for the Creative Arts
(UCA) is located immediately to the north east of the site across Ashley
Road.

The site does not contain a Listed Building and is not located within a
Conservation Area, however the site does back onto the Worple Road
Conservation Area.

Proposal

The application proposes the demolition of the existing building and
erection of two linked, two storey buildings (Building A and Building B)
containing 22 student bedrooms, associated parking, and cycle parking.
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5 Comments from Third Parties

5.1

The application was advertised by means of letters of notification to 26
neighbouring properties. To date 22 letters of objection have been
received regarding:

o adverse visual impact; scale inappropriate for the site

o overdevelopment

o impact on character; out of keeping with neighbouring properties, lack

of soft landscaping

lack of outdoor amenity space

impact upon Conservation Area

overbearing

loss of outlook, sight line blocked due to siting of proposal along

boundary line

overlooking

loss of privacy

overshadowing

loss of daylight/sunlight

light pollution

generation of noise and disruption; a large number of unsupervised

and unmanaged students is likely to be very noisy and disruptive

concern use could revert to a HMO or hostel

o traffic/parking implications; increase parking demand/stress in
Ladbroke Road

. impact upon drainage, flooding etc.

. impact on ecology/wildlife etc.

. contrary to local plan policies

Epsom Civic Society: Generally, support the nature of the proposal,
however, have several concerns and observations that need to be
addressed.

Woodcote (Epsom) Residents’ Society: Objection. Concerned about
the effective loss of the existing front garden, question why 4 car parking
spaces are required in a highly sustainable location, excessive scale
would be visually obtrusive, over-shadow the rear gardens and result in
significant light spillage from the glazed stairwell and lobby area at night.
The amenity area would give rise to unacceptable levels of noise and
disturbance and the narrow footpath between the proposed buildings and
the boundary with Ladbroke Road properties being a potential area for
antisocial behaviour and security concerns.

All of this indicates that the scheme is overdevelopment of the plot and
requires significant amendment with a reduced number of bedrooms
allowing much greater separation with the site boundaries, a greater level
of useable private amenity space for the occupiers, more soft landscaping
to respect the character of the area and enable net gain in biodiversity.
The scheme is contrary to Policies DM9 and DM10.
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6 Consultations

6.1

6.2

6.3

6.4

6.5

Epsom and Ewell Borough Council (EEBC) Conservation and Design
Officer: No objections - stated that the amenity space is limited and the
units are small.

EEBC Arboricultural Officer: There is insufficient provision of
landscaped space incorporated into the layout of the site. Concern that it
will be unsustainable to retain some of the trees. Provision to replace the
removed Tree Preservation Order with a new tree is recommended to
provide continuity of the TPO. There needs to be a condition requiring the
submission of a tree protection plan and arboricultural method statement
as currently it is not shown where underground services can be installed.

EEBC Contaminated Land Officer: No objections, subject to a planning
condition.

EEBC Waste Services Manager: No objections.

Surrey County Council (SCC) Highway Authority (CHA): No objections,
subject to planning conditions.

The applicant should note that the cycle parking provision (11 cycles) is
the minimum required. Given the sites sustainable location, the reduced
provision of on site car parking and the anticipated future occupiers, this
provision may need to be significantly increased in order to encourage this
mode of transport and cater for the higher than expected use of bicycles
by future occupiers.

The reduced on site car parking provision is supported by the CHA and it
is recognised that in highly sustainable locations "no car" and "low car"
developments are likely to provide significant benefits in encouraging
more sustainable transport choices by future occupiers. In addition,
Surrey County Council's Parking Guidance refers to maximum, rather than
minimum car parking standards, in this respect the proposed provision is
policy compliant.

However, the CHA notes that concerns have been raised regarding the
potential for overspill car parking to occur on local residential roads. The
roads within the immediate vicinity of the site include provision for multiple
parking restrictions including residents only CPZ (Controlled Parking
Zones), so any hazardous parking should be minimised and enforceable.
An additional assessment of these roads suggests that additional parking
restrictions are unlikely to be required.

It should be noted that all parking restrictions across the whole of Surrey
are subject to ongoing review. Therefore while it is not considered
necessary at this stage, should additional restrictions be required in the
future there is a mechanism in place to allow for this.
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6.6

7

Increasing parking stress/demand in the existing on street parking spaces
is considered by the CHA more of an amenity issue rather than a highway
safety or capacity issue. It is also noted that the University for the Creative
Arts actively discourages car use (through their own travel plan/car
parking management), thereby discouraging car ownership and use for
potential students arriving to study.

Given the above circumstances, the size of the site and the expected trip
rates, destinations and modes of transport associated with the proposal,
the CHA considers that the proposal could be made sustainable in
transport terms, with a reduced/mitigated impact on the local highway
network as a result of the above mentioned conditions

SCC Lead Local Flood Authority (LLFA): No objections. The applicant
has considered the surface water flood risk to and from the site and has
suggested appropriate mitigation measures to inform the planning
application.

Relevant Planning History

Application Decision Application Detail Decision

Number Date

20/00417/FUL |11/02/2021 | Erection of two storey rear extension, Refused

alterations to roofspace (including two
front dormer roof extensions) and other
associated external alterations to
convert existing dwelling into 3 x 1
bedroom flats and 2 x 2 bedroom flats
with off-street car parking
(resubmission of 19/01165/FUL)

Planning Policy

The National Policy Planning Framework (NPPF) (2021)

LDF Core Strategy (2007)

Policy CS1 Creating Sustainable Communities in the Borough

Policy CS3 Biodiversity and Designated Nature Conservation Areas

Policy CS5 The Built Environment

Policy CS6 Sustainability in New Developments

Policy CS7 Housing Provision

Policy CS13  Community, Cultural and Built Sport Facilities
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Policy CS16  Managing Transport and Travel

LDF Development Management Policies Document (2015)

Policy DM4 Biodiversity and New Development
Policy DM5 Trees and Landscape
Policy DM9 Townscape Character and Local Distinctiveness

Policy DM10  Design Requirements for New Developments (including House
Extensions)

Policy DM12  Housing Standards

Policy DM17  Contaminated Land

Policy DM19  Development and Flood Risk

Policy DM21  Meeting Local Housing Needs

Policy DM35  Transport and New Development

Policy DM36  Sustainable Transport for New Development
Policy DM37  Parking Standards

Making the Efficient Use of Land — Optimising Housing Delivery Report (May
2018)

Parking Standards for Residential Development SPD (December 2015)

Surrey County Council Vehicular and Cycle Parking Guidance (January 2018)

Surrey County Council Vehicle, Cycle and Electric Vehicle Parking Guidance for
New Development (November 2021)

9 Planning Considerations

9.1 The main issues for consideration in relation to the determination of this
application are:

e Principle of Development
e Quality of Accommodation

¢ Impact upon Character and Appearance and the setting of the
Worple Road Conservation Area

e Trees and Landscaping

e Impact upon Neighbouring Residential Amenities
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9.2

9.3

9.4

9.5

9.6

9.7

e Highways, Parking and Cycle Parking

Refuse and Recycling Facilities

Flood Risk and Surface Water Drainage

Sustainability

Land Contamination

e Community Infrastructure Levy (CIL)
e Conclusion/Planning Balance

Principle of Development

Paragraph 60 of the NPPF (2021) states that to support the Government’s
objective of significantly boosting the supply of homes, it is important that
a sufficient amount and variety of land can come forward where it is
needed, that the needs of specific housing requirements are addressed
and that land with permission is developed without unnecessary delay.

Paragraph 69 of the NPPF (2021) states [inter alia] that small and medium
sites can make an important contribution to meeting the housing
requirement of an area, and are often built-out relatively quickly.

Paragraph 125 of the NPPF (2021) states [inter alia] that where there is
an existing or anticipated shortage of land it is important to ensure that
developments make optimal use of the potential of each site.

Policy CS7 (Housing Provision) of the Council’s LDF Core Strategy (2007)
states that the Council will seek to ensure sufficient housing is provided to
meet the Borough’s housing requirement. The Council’s annual housing
target has increased significantly since the adoption of the LDF Core
Strategy (2007) and Epsom and Ewell Borough Council currently has an
annual housing target of 695 (including 20% buffer) new residential
dwellings per year.

The proposal would comprise of the demolition of the existing dwelling,
therefore there will be the loss of 1 residential unit.

The National Planning Practice Guidance states that all student
accommodation, whether it consists of communal halls of residence or
self-contained dwellings, and whether or not is on campus, can in
principle count towards contributing to an LPAs housing land supply. A
reduction factor is applied based upon calculations on the average
number of students living in student only households, using the published
census data. This is stated to be 2.5.
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9.8

9.9

9.10

9.11

The equivalent of 9 residential units (22 bedrooms/2.5 = 8.6) will help
contribute to the above annual housing targets. In addition, the Council
are currently unable to demonstrate a 5 year supply of land for the
delivery of housing. As such, the presumption in favour of sustainable
development and Paragraph 11(d) of the NPPF (2021) is a material
planning consideration.

The equivalent of 8 residential units would provide a significant public
benefit, which weighs in favour of the scheme.

Policy DM21 (Meeting Local Housing Needs) of the LDF Development
Management Policies Document (2015) states that the Council will grant
planning permission for specialised forms of residential accommodation
subject to the following requirements being met:

e That the application documentation includes clear and robust
evidence that demonstrates that there is a need for the new
accommodation; and

e The delivery of the new accommodation does not result in an over-
provision of that particular type of accommodation; and

e The design of the proposal is demonstrated as being sufficiently
flexible to readily accommodate conversion to other appropriate
uses, either residential or non-residential, in the event that the need
for the permitted use declines.

The applicant was asked as part of the application process to provide an
objective assessment of actual need for student accommodation, and in
response to the Strategic Housing Market Assessment (SHMA) which
concludes that there does not seem to be a great demand for additional
Purpose-Built Student Accommodation (PBSA) at the moment. The
applicant contacted the University of Creative Arts (UCA) to get their
feedback on the need for student accommodation, in which they
responded with the following:

“We can confirm that UCA is broadly supportive of an increase in
provision of student accommodation in and around Epsom and
Farnham, both in Surrey. We have opened a dialogue with the local
authorities in both towns, with a view to enlisting their support in
addressing what is an increasing need for suitable accommodation for
our students.

For the current year 2021/2022, UCA has approximately 1,800 students
enrolled on our Epsom campus, of which 321 first years were housed in
university provided accommodation. The others rely on the local private
rental sector, or commute further away. Recently UCA also
commenced a February intake into our Business School for the
Creative Industries which is proving quite attractive to students,
especially those from abroad.
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Our student number projections and grown plans indicate there will be
increasing need for good quality and suitably priced residential
accommodation within easy reach of our campuses”.

As such, given the additional housing provision and that the UCA have
indicated that there will be an increasing need for student accommodation
as result of their future plans for the site, it is considered that the principle
of development for a building of student accommodation is considered to
be acceptable, helping to ensure that the UCA continues to be a viable
educational establishment that positively contributes to the economy of
the Borough, subject to the below other material considerations.

Quality of Accommodation

Policy DM12 (Housing Standards) of the Council’s LDF Development
Management Policies Document (2015) states that all new developments,
including conversions, are required to comply with external and internal
space standards.

There are no specific standards for student accommodation, however the
Nationally Described Space Standards (2015) states that in order to
provide one bedspace, a single bedroom has a floor area of at least
7.5sgm..

Unit 1 (GF) | Unit 2 (FF) Unit 3 (GF) | Unit 4 (FF)

Bedroom 1 8sgm 8sgm 8sgm 8sgm
Bedroom 2 8sgm 8sgm 8sgm 8sgm
Bedroom 3 8sgm 8sgm 8sgm 8sgm
Bedroom 4 8sgm 8sgm 8sgm 8sgm
Bedroom 5 8sgm 8sgm
Bedroom 6 8sgm 8sgm
Bedroom 7 8sgm 8sgm

Kitchen 7.6sgm 7.6sgm
Living Area 14.8sqm 14.8sqm 18sgm 18sgm

The table above demonstrates that the proposed bedrooms would all

exceed 7.5sgm and are considered to be of an adequate size and typical
for student accommodation. There would be dedicated day spaces (living
area and kitchen) within Unit 1, 2, 3 and 4, all of which are considered to
be of an adequate size.

Policy DM12 (Housing Standards) of the Council’'s LDF Development
Management Policies Document (2015) states that amenity space for all
new dwellings should be:

e private, usable, functional, safe and bio-diverse;

¢ easily accessible from living areas;

¢ orientated to take account of the need for sunlight and shading;
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9.17

9.18

9.19

9.20

9.21

9.22

e of a sufficient size to meet the needs of the likely number of
occupiers; and

e provide for the needs of families with young children where the
accommodation is likely to be occupied as such.

There would be dedicated amenity space (Amenity Space A and Amenity
Space B). This would comprise of seating areas (totally approximately
32sgm in size). It is acknowledged that this is not a large area of private
amenity space, however, it does provide adequate sitting out and amenity
areas and the site is located in very close proximity to Rosebery Park, the
closest entrance to the park being just over 100m from the site.

It is considered that the proposed student accommodation should only be
occupied by students enrolled in institutions of higher education, by
reason that the accommodation due to its size and layout would not be
appropriate for permanent residential use. This aspect will be secured via
a planning condition.

As such, it is considered that the proposal would comply with Policy DM12
(Housing Standards) of the LDF Development Management Policies
Document (2015).

Impact upon Character and Appearance and the setting of the Worple
Road Conservation Area

The National Planning Policy Framework (NPPF) (2021) attaches great

importance to the design of the built environment. Paragraph 134 states
that development that is not well designed should be refused, especially
where it fails to reflect local design policies and government guidance on
design.

Paragraph 3.7.5 of the Council’s LDF Core Strategy (2007) sets out that
new development should enhance and complement local character, and
be capable of integrating well into existing neighbourhoods. Paragraph
3.7.6 states that the Council will expect developments to be of a high
guality, creating a safe environment which enhances the public realm and
which positively contributes to the townscape.

Policy DM10 (Design Requirements for New Developments (including
House Extensions)) of the Council’s LDF Development Management
Policies Document (2015) states that development proposals will be
required to incorporate good design. The most essential elements
identified as contributing to the character and local distinctiveness of a
street or an area which should be respected, maintained or enhanced
include, but are not limited, to the following:

¢ Prevailing development typology, including house type, sizes, and
occupancy;
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9.24

9.25

9.26

9.27

9.28

¢ Prevailing density of the surrounding area;

e Scale, layout, height, form, massing;

¢ Plot width and format which includes spaces between buildings;
e Building line build up, set back, and front boundary; and

e Typical details and key features such as roof forms, window format,
building materials and design detailing of elevations, existence of
grass verges etc.

The proposal is to be made up of two linked, two storey buildings (Building
A and Building B). The glass linked element with aluminium framing
connecting the two buildings would comprise of the shared entrance lobby
area and stairs.

It is acknowledged that the footprint would be significantly larger than the
existing footprint of the dwelling, however it considered that the
development would still sit relatively comfortably within the site curtilage.

Building A would have a maximum depth of approximately 11.1 metres
and a maximum width of approximately 12.8 metres. It would have a
maximum height of approximately 7.5 metres. The proposed brickwork
would be Ibstock Mosely Grey Brick.

Building B would have a maximum depth of approximately 10.6 metres
and a maximum width of approximately 18.7 metres. It would have a
maximum height of approximately 8.5 metres. The proposed brick work
would be Ibstock Wigston White Brick:

The proposal has been designed to be contextually appropriate to the
character and appearance of surrounding properties, influenced by the
architecture of immediately neighbouring properties. The proposed
materials and finishes of both buildings would comprise of slate tiles with
lead effect rolled hips for the roof and uPVC sash style windows.

The proposal is considered to be of modest architectural ambitions;
however, it is considered to be appropriate and would not give rise to any
harm upon the character and appearance or visual amenities of the
surrounding area, nor impact the setting of the surrounding Worple Road
Conservation Area. The existing building is of no significant architectural
merit and is not considered to contribute positively to the surrounding
streetscene or the Conservation Area.

Page 21



Planning Committee: Planning Application  Agenda ltem 3
01/09/2022 Number: 22/00379/FUL

9.29 As such, it is considered, that the proposal would comply with Policy CS5
(The Built Environment) of the LDF Core Strategy (2007) and Policies
DM9 (Townscape Character and Local Distinctiveness) and DM10
(Design Requirements for New Developments (including House
Extensions)) of the LDF Development Management Policies Document
(2015).

Trees and Landscaping

9.30 Policy DM5 (Trees and Landscape) of the Council’s LDF Development
Management Policies Document (2015) sets out that the Borough's trees,
hedgerows and other landscape features will be protected and enhanced
by [inter alia]:

e continuing to maintain trees in streets and public open spaces and
selectively removing, where absolutely necessary, and replacing
and replanting trees;

e requiring landscape proposals in submissions for new development,
which retain existing trees and other important landscape features
where practicable and include the planting of new semi-mature
trees and other planting.

9.31 The site historically contained a tree protected by a Tree Preservation
Order (ref. 17/T7; Cherry Tree) within the front garden. The Order was
made in 1968 and records are not clear as to when consent was granted
for its removal; however, it is not evident on site in photography from
2008. The Council’s Arboricultural Officer has stated that the provision to
replace the tree with a new tree is recommended to provide continuity of
the Tree Preservation Order. It is suggested that suitable replacement
trees could be Acer campestre (Filed Maple) or Styphnolobium japonicum
(Japanese Pagoda Tree). The applicant has submitted a Tree
Development Report, including an Arboricultural Impact Assessment and
Arboricultural Method Statement. It identifies 9 trees within and adjacent
to the site, none of which would require removal to facilitate the
development. The Council’s Arboricultural Officer has advised that
currently it is not shown where underground services can be installed,
therefore an updated Arboricultural Method Statement and Tree
Protection Plan is required. This aspect will be secured via a planning
condition.

9.32 The proposal would comprise of some new planting and hedgerow. It is
imperative that where possible every effort is made to incorporate as
much soft landscaping as possible to avoid an over dominance of hard
landscaping.
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9.34

9.35

9.36

9.37

9.38

9.39

It is considered that further details of the hard and soft landscaping shall
be secured via a planning condition, including the provision of tree
planting to replace the previously lost Cherry Tree. As such, it is
considered that the proposal would comply with Policy DM5 (Trees and
Landscape) of the LDF Development Management Policies Document
(2015).

Impact upon Neighbouring Residential Amenities

Policy DM10 (Design Requirements for New Developments (including

House Extensions)) Council’s LDF Development Management Policies
Document (2015) seeks to safeguard residential amenities in terms of

privacy, outlook, daylight/sunlight and noise and disturbance.

Privacy/Overlooking

Building A would be located between approximately 1 metre and 1.3
metres from the rear shared boundary with No. 2 Ladbroke Road. It would
extend along almost the full width of the shared boundary. It would be set
approximately 10.4 metres (ground floor) and approximately 12.4 metres
(first floor) from the rear elevation of No. 2 Ladbroke Road. It would have
an eaves height of approximately 5.8 metres and a maximum ridge height
of approximately 7.5 metres.

Building B would be angled away and would be located between 0.9
metres and 9.5 metres from the rear shared boundary with No’s. 4 and 4C
Ladbroke Road. It would have an eaves height of approximately 5.6
metres and a maximum ridge height of approximately 8.5 metres. Building
B would largely utilise the footprint of the existing dwelling (maximum
height of approximately 7.9 metres) to be demolished (it is noted that it
would be sited closer to the rear shared boundary).

There are a number of windows at first floor level in close proximity to the
shared boundary with No’s. 2 and 4/4a Ladbroke Road. It is considered
that these (hallway, kitchen and bathroom) should be obscure glazed and
non-opening below 1.7 metres to ensure there would be no undue
overlooking or issues regarding privacy. This aspect will be secured via a
planning condition.

Overbearing

It is considered that there would be some visual impact (loss of outlook)
and overbearing impact to the garden of No. 2 Ladbroke Road,
particularly as the existing set up has no built form along the shared
boundary, therefore the current occupiers of No. 2 Ladbroke Road have a
clear view towards Ashley Road.

It is considered that there may be some increased visual impact and
overbearing impact to the garden of No. 4/4a Ladbroke Road, however by
reason of the existing built form any impact is not considered to be
significant enough to warrant grounds for refusal.
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Daylight and Sunlight

9.40 The applicant has submitted Dwg No. J003968-DD-22 A ‘As Proposed
Sections 1, 2 and 3’. This indicates that the topography of the application
site is lower than the surrounding properties on Ladbroke Road. It
demonstrates that Building A would comply with the 25 BRE degree rule
and would not encroach on the centre of the lowest window, therefore any
impact is not considered to be significant enough to warrant grounds for
refusal. Furthermore, the properties on Ladbroke Road are located to the
south of the application site.

Overshadowing

9.41 The BRE guidance suggest that for an amenity area, e.g. garden, to appear
sunlit throughout the year, at least 50% of the garden or amenity area
should receive two hours of sunlight on 215t March (21t March is the
equinox month and is the set day for testing overshadowing in accordance
with the BRE criteria).

9.42 The rear gardens of No’s. 2 and 4/4a/4b/4c Ladbroke Road are located to
the south of the application site, therefore by reason of the site orientation
there is not considered to be any significant overshadowing. It is noted that
No. 2 Ladbroke Road also benefits from generous amenity space to the
side of the property too, which many other properties do not benefit from.

Noise and Disturbance

9.43 The objections/concerns contained within a number of objection letters in
relation to the general noise, disturbance and possible anti-social
behaviour generated by students are noted. It is acknowledged that the
proposed use as student accommodation has the potential to cause
increased noise and disturbance, however there is other legislation to
address any anti-social behaviour and the site is ideally suited to provide
residential accommodation for students given its proximity to UCA. It is
considered that a detailed Student Management Strategy should be
secured via a planning condition. This would set out the framework for the
supervision, welfare and support of the student occupiers and help
alleviate concerns over possible anti-social behaviour.

9.44 As such, it is considered that the proposal would not have any significant
detrimental impact upon the residential amenities of neighbouring
properties in terms of loss of natural light, overshadowing, loss of privacy,
overlooking or loss of outlook and would comply with Policy DM10
(Design Requirements for New Developments (including House
Extensions)) of the LDF Development Management Policies Document
(2015).

Highways, Parking and Cycle Parking
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9.45 Paragraph 111 of the NPPF (2021) states that development should only
be prevented or refused on highway grounds if there would be an
unacceptable impact on highway safety, or the residual cumulative
impacts on the road network would be severe.

9.46 Policy DM37 (Parking Standards) of the Council’s LDF Development
Management Policies Document (2015) states developments,
redevelopments, conversions and extensions will have to demonstrate
that the new scheme provides an appropriate level of off-street car
parking to avoid an unacceptable impact on on-street parking conditions
and local traffic conditions.

9.47 Policy CS16 (Managing Transport and Travel) of the Council’'s LDF Core
Strategy (2007) states [inter alia] that development proposals should
provide appropriate and effective parking provision, both on and off-site,
and vehicular servicing arrangements and ensure that vehicular traffic
generated does not create new, or exacerbate existing, on street parking
problems, nor materially increase other traffic problems.

9.48 Surrey County Council Vehicular and Cycle Parking Guidance (2018)
advises that there are no specific standards for car parking for student
accommodation and suggests an individual assessment/justification for a
Sui Generis use.

9.49 The application proposes 4 on-site car parking spaces.

9.50 Surrey County Council Vehicle, Cycle and Electric Vehicle Parking
Guidance for New Development (2021) requires an individual
assessment/justification for a Sui Generis use.

9.51 Dwg No. J003968-DD-13 B demonstrates space for bicycle stands to the
front right hand side of the site, able to accommodate 10 bicycles. The
CHA have advised that the proposal should be provided with a minimum
of 11 cycle parking spaces. The parking should be undercover, lit and
secure as per government guidance. It is considered that further details
should be secured via a planning condition.

9.52 Surrey County Council Highway Authority (CHA) have reviewed the
proposal and raise no objection, subject to a number of planning
conditions. The CHA consider that Paragraph 110 of the NPPF (2021) is
relevant to the proposal, which states [inter alia] that in assessing specific
applications for development, it should be ensured that:

a) appropriate opportunities to promote sustainable transport modes can
be — or have been — taken up, given the type of development and its
location;

b) safe and suitable access to the site can be achieved for all users;
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9.53 The CHA have stated that in the case of promoting bus use for example
(by requiring the provision of high quality infrastructure from new
developments) to increase the sustainability values of a development, the
Council would need to ensure that safe crossing points are provided
where pedestrians are likely to use them — along desire lines. Therefore,
both bus stop improvements and crossing points are considered
necessary and reasonable for sustainability and safety reasons. These
aspects will be secured via planning conditions.

9.54 The CHA acknowledge that while bus use at the moment is considered
relatively low, this doesn’t mean it will always be and if we are to tackle
congestion (amongst other problems on the local highway network) then
providing good quality public transport infrastructure as part of new
developments should be one of the roles of the CHA to manage the
transition from a private car based network to a wider choice network fit
for all modes of transport.

9.55 As such, it is considered that the proposal would comply with the NPPF
(2021), Policy CS16 (Managing Transport and Travel) of the LDF Core
Strategy (2007) and Policy DM37 (Parking Standards) of the LDF
Development Management Policies Document (2015).

Refuse/Recycling Facilities

9.56 Annex 2 of the Council’'s Sustainable Design SPD (2016) sets out the
requirements for the storage and collection of waste. The Council’s Waste
Services Manager has stated that the requirements for waste and
recycling for this size of development would be:

e 4 x 1100-litre refuse bins

e 4 x 1100-litre mixed recycling bins

e 4 x 240-litre glass recycling bins

e 3 x 180-litre food waste recycling bins

9.57 Dwg No. J003968-DD-13 B demonstrates two dedicated bin stores to the
front right hand side of the site. This fully complies with the above
requirements and no objection is raised by the Council’'s Waste Services
Manager.

9.58 As such, it is considered that the proposal would comply with Policy CS6
(Sustainability in New Development) of the LDF Core Strategy (2007) and
Annex 2 of the Council’'s Sustainable Design SPD (2016).

Flood Risk and Surface Water Drainage
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9.63

9.64

9.65

9.66

Paragraph 167 of the NPPF (2021) states that when determining any
planning applications, LPAs should ensure that flood risk is not increased
elsewhere. Where appropriate, applications should be supported by a
site-specific flood risk assessment.

Paragraph 168 of the NPPF (2021) sets out that applications for some
minor development and changes of use should not be subject to the
sequential or exception tests but should still meet the requirements for
site-specific flood risk assessments.

Policy CS6 (Sustainability in New Developments) of the LDF Core
Strategy (2007) states [inter alia] that the Council will ensure that new
development avoids increasing the risk of, or from, flooding.

Policy DM19 (Development and Flood Risk) of the LDF Development
Management Policies Document (2015) states [inter alia] that the Council
will expect development to reduce the volume and rate of surface water
run-off through the incorporation of appropriately designed Sustainable
Drainage Systems (SuDS) at a level appropriate to the scale and type of
development.

The site is located within Flood Risk Zone 1 (Low Probability of Flooding)
with a small area to the front of the existing building identified as a Critical
Drainage Area. The site is 760m2 in size.

The applicant has submitted a Flood Risk Assessment and SuDS Report.
It states that the impermeable areas of the site prior to development are
approximately 521m2 with the proposed development increasing this to
approximately 625m2. The applicant proposes raingarden planters, a wall
mounted rainwater harvesting tank, sedum green roofing (on the small flat
roof areas), porous surfacing to mitigate the surface water flood risk to
and from the site.

The Lead Local Flood Authority (Surrey County Council) have reviewed
the submitted Flood Risk Assessment and SuDS Report and have stated
that the mitigation measures are appropriate. As such, it is considered
that the proposal would comply with the NPPF (2021), Policy CS6
(Sustainability in New Developments) of the LDF Core Strategy (2007)
and Policy DM19 (Development and Flood Risk) of the LDF Development
Management Policies Document (2015).

Sustainability

Policy CS6 (Sustainability in New Developments) of the Council’s LDF
Core Strategy (2007) states [inter alia] that development should result in a
sustainable environment and ensure that new development minimises the
use of energy in the scheme, minimises the emission of pollutants into the
wider environment, minimises the energy requirements of construction
and incorporates waste management processes.
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9.69
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9.71

9.72

9.73

It is considered that environmental sustainability should be integral to all
development. The applicant makes reference to Policy CS6 in the
submitted design and access statement, however there are no proposals
as to how the development would accord with this policy. As such, further
details of sustainability measures will be secured via a planning condition.

It is considered that the proposal would be able to secure a sustainable
development outcome and would comply with the NPPF (2021), Policy
DM4 (Biodiversity and New Development) of the LDF Development
Management Policies Document (2015) and Policy CS6 of the LDF Core
Strategy (2007).

Land Contamination

Paragraph 186 of the NPPF (2021) states that planning policies and
decisions should ensure that new development is appropriate for its
location taking into account the likely effects (including cumulative effects)
of pollution on health, living conditions and the natural environment, as
well as the potential sensitivity of the site or the wider area to impacts that
could arise from the development.

Policy DM17 (Contaminated Land) of the LDF Development Management
Policies Document (2015) states [inter alia] that where it is considered that
land may be affected by contamination, planning permission will only be
granted if it is demonstrated that the developed site will be suitable for the
proposed use without the risk from contaminants to people, buildings,
services or the environment including the apparatus of statutory
undertakers.

The Council’s Contaminated Land Officer has reviewed the proposal and
stated that a site investigation and risk assessment to determine the
existence, extent and concentrations of any made ground/fill, ground gas
and contaminants with the potential to impact sensitive receptors on and
off site is needed. This aspect will be secured via a planning condition. As
such, it is considered that the proposal would comply with Policy DM17
(Contaminated Land) of the LDF Development Management Policies
Document (2015).

Inclusive Access

The applicant has made reference to inclusive access with the submitted
design and access statement stating that the proposed development has
been designed to fully comply with national and local policies and
guidelines in terms of transport and access. The submitted drawings
indicate that the ground floor would have a level access, therefore
accessible for future occupants who use a wheelchair etc.

Community Infrastructure Levy (CIL)

The proposal would be CIL liable.
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9.75

9.76

9.77

Conclusion/Planning Balance

Paragraph 11(d) of the NPPF (2021) states that for decision-making the
Council should approve planning permission unless the adverse impacts
of doing so would significantly and demonstrably outweigh the benefits.

The Council are unable to demonstrate a 5 year supply of land for the
delivery of housing. As such, the presumption in favour of sustainable
development and Paragraph 11(d) of the NPPF (2021) is a material
planning consideration.

The proposed student accommodation would meet an identified need for
specialised types of accommodation within the Borough and the provision
of additional housing comprises a significant social benefit.

Taking all the matters into account, including all other material planning
considerations, it is found that the benefits would significantly and
demonstrably outweigh the negative impacts when assessed against the
policies of the NPPF as a whole. The proposal would represent
sustainable development.

CONDITION(S):

1.

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

Reason: To comply with Section 91(1) of the Town and Country Planning
Act 1990 as amended by Section 51(1) of the Planning and Compulsory
Purchase Act 2004.

The development hereby permitted shall be carried out in accordance with
the following approved plans:

J003968-DD-01 Site Location Plan (Received 23/03/2022)
J003968-DD-13 C Proposed Site Plan with Ground Floor Plan (Received
12/08/2022)

J003968-DD-14 C Proposed Site Plan with First Floor Plan (Received
12/08/2022)

J003968-DD-15 C Proposed Site Plan with Dimensions and Levels
(Received 12/08/2022)

J003968-DD-16 B Proposed Ground Floor Plan (Received 15/06/2022)
J003968-DD-17 Proposed First Floor Plan (Received 23/03/2022)
J003968-DD-18 Proposed Roof Plan (Received 23/03/2022)
J003968-DD-19 Proposed Elevations 1 & 2 (Received 23/03/2022)
J003968-DD-20 Proposed Elevations 3 & 4 (Received 23/03/2022)
J003968-DD-21 Proposed Elevations 5 & 6 (Received 23/03/2022)
J003968-DD-22 B Proposed Sections 1, 2 and 3 (Received 15/06/2022)
J003968-DD-23 A Street Scene (Received 12/08/2022)
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J003968-DD-24 Proposed Amenity Space B (Received 15/06/2022)
Tree Development Report (Received 23/03/2022)

C2751-R1-REV A Flood Risk Assessment & SuDS Report (Received
13/05/2022)

Reason: For the avoidance of doubt and in the interest of proper planning.

3. The student accommodation hereby approved shall only be occupied by
students enrolled full or part time in an institution of higher education.

Reason: The accommodation due to its size and layout would not be
appropriate for permanent residential use, and in order to comply with
Policy DM12 (Housing Standards) of the LDF Development Management
Policies Document (2015).

4. The development hereby approved shall not be first occupied until a
detailed student management strategy has been submitted to and
approved in writing by the Local Planning Authority. The approved details
shall be implemented throughout the lifetime of the building.

Reason: To safeguard the amenities of the occupiers of the neighbouring
properties in accordance with Policy DM10 (Design Requirements for New
Developments (including House Extensions)) of the LDF Development
Management Policies Document (2015).

5. Prior to above ground works, details and samples of all external materials
(including boundary treatment) to be used for the development shall be
submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved details.

Reason: To secure a satisfactory appearance on completion of the
development in accordance with Policy CS5 (The Built Environment) of the
LDF Core Strategy (2007) and Policies DM9 (Townscape Character and
Local Distinctiveness) and DM10 (Design Requirements for New
Developments (including House Extensions)) of the LDF Development
Management Policies Document (2015).

6. Prior to beneficial occupation, details of the design and external
appearance of the boundary treatment shall be submitted to and approved
in writing by the Local Planning Authority. The development shall
thereafter by constructed in accordance with the approved detalils.

Reason: In order to safeguard the visual amenities of the area and to

safeguard the amenities of the occupiers of neighbouring properties in
accordance with Policy CS5 (The Built Environment) of the LDF Core
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Strategy (2007) and Policy DM10 (Design Requirements for New
Developments (including House Extensions)) of the LDF Development
Management Policies (2015).

7. Prior to above ground works, details of a scheme of hard and soft
landscaping (to include appropriate replacement tree planting to replace
the previously lost TPO) shall be submitted to and approved in writing by
the Local Planning Authority. The approved scheme shall be implemented
so that planting can be carried out during the first planting season following
the occupation of the building(s) or the completion of the development
whichever is the sooner. All planted materials shall be maintained for five
years and any trees or shrubs which die during this period shall be
replaced in the first available planting season, and the area shown to be
landscaped shall be permanently retained for that purpose only, unless
otherwise agreed in writing by the Local Planning Authority.

Reason: In the interests of visual amenity and to secure a satisfactory
appearance on completion of the development in accordance with Policy
DM10 (Design Requirements for New Developments (including House
Extensions)) of the LDF Development Management Policies Document
(2015).

8. Prior to above ground works, details of existing and proposed finished site
levels, finished floor and ridge levels of the proposed dwelling to be
erected, and finished external surface levels have been submitted to and
approved in writing by the Local Planning Authority. The development shall
thereafter be constructed in accordance with the approved details.

Reason: In order to safeguard the visual amenities of the area / in order to
safeguard the amenities of the occupiers of neighbouring properties in
accordance with Policy CS5 (The Built Environment) of the LDF Core
Strategy (2007) and Policy DM10 (Design Requirements for New
Developments (including House Extensions)) of the LDF Development
Management Policies (2015).

9. The approved areas of hardstanding will be porous or permeable, or shall
direct surface water to a porous or permeable area within the site and shall
thereafter be maintained as such.

Reason: To reduce surface water runoff from the site in accordance with
Policy CS6 (Sustainability in New Developments) and Policy DM10
(Design Requirements for New Developments (including House
Extensions)) of the LDF Development Management Policies Document
(2015).
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10.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
purpose.

Reason: In order that the development would not prejudice highway safety,
nor cause inconvenience to other highway users, and to accord with the
NPPF (2021) and Policy DM35 (Transport and New Development) of the
LDF Development Management Policies Document (2015).

11.The development hereby approved shall not be occupied unless and until
100% of the available parking spaces are provided with a fast charge
socket (current minimum requirement: 7kw Mode 3 with Type 2 connector
- 230 v AC 32 amp single phase dedicated supply) in accordance with a
scheme to be submitted to and approved in writing by the Local Planning
Authority.

Reason: In recognition of Section 9 “Promoting Sustainable Transport” of
the NPPF (2021) and to accord with Policy DM36 (Sustainable Transport
for New Development) of the LDF Development Management Policies
Document (2015).

12.The development hereby approved shall not be first occupied unless and
until space has been laid out within the site for a minimum of 11 bicycles to
be parked in a secure, covered and lit location. Thereafter the cycle parking
areas shall be retained and maintained for their designated purposes.

Reason: In recognition of Section 9 “Promoting Sustainable Transport” of
the NPPF (2021) and to accord with Policy DM36 (Sustainable Transport for
New Development) of the LDF Development Management Policies
Document (2015).

13.The development hereby approved shall not be first occupied unless and
until a pedestrian inter-visibility splay measuring 2m by 2m has been
provided on each side of the existing access, the depth measured from the
back of the footway (or verge) and the widths outwards from the edges of
the access. No obstruction to visibility between 0.6m and 2m in height
above ground level shall be erected within the area of such splays.

Reason: In order that the development would not prejudice highway safety,
nor cause inconvenience to other highway users, and to accord with the
NPPF (2021) and Policy DM35 (Transport and New Development) of the
LDF Development Management Policies Document (2015).
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14.The development hereby approved shall not be first occupied unless and
until improvements to the existing bus stops on Ashley Road north of the
site have been provided in accordance with a scheme to be submitted to
and approved in writing by the Local Planning Authority to allow for
improved accessibility for future occupiers of the site to the public transport
network. Such improvements may include where appropriate a kerb build
out, suitable kerbing heights, provision of bus shelter and Real Time
Passenger Information.

Reason: In recognition of Section 9 “Promoting Sustainable Transport” of
the NPPF (2021) and to accord with Policy DM36 (Sustainable Transport for
New Development) of the LDF Development Management Policies
Document (2015).

15.The development hereby approved shall not be first occupied unless and
until a pedestrian crossing has been provided along Ashley Road in
accordance with a scheme to be submitted to and approved in writing by
the Local Planning Authority to facilitate the movement of pedestrians
associated with the site.

Reason: In recognition of Section 9 “Promoting Sustainable Transport” of
the NPPF (2021) and to accord with Policy DM36 (Sustainable Transport for
New Development) of the LDF Development Management Policies
Document (2015).

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

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

(b) loading and unloading of plant and materials

(c) storage of plant and materials

(d) provision of boundary hoarding behind any visibility zones

(e) HGV deliveries and hours of operation

(f) venhicle routing

(g) measures to prevent the deposit of materials on the highway

(h) before and after construction condition surveys of the highway and
a commitment to fund the repair of any damage caused

(i) no HGV movements to or from the site shall take place between the
hours of 7.30 and 9.30 am and 2.45 and 5.00 pm nor shall the
contractor permit any HGVs associated with the development at the
site to be laid up, waiting, in Ashley Road (B290), Worple Road,
Caithness Drive and Ladbroke Road during these times

()) on-site turning for construction vehicles (or measures for traffic
management)
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has been submitted to and approved in writing by the Local Planning
Authority. Only the approved details shall be implemented during the
construction of the development.

Reason: In order that the development would not prejudice highway safety,
nor cause inconvenience to other highway users, and to accord with the
NPPF (2021) and Policy DM35 (Transport and New Development) of the
LDF Development Management Policies Document (2015).

17.Prior to commencement of works hereby permitted, an updated
Arboricultural Method Statement and a Tree Protection Plan in accordance
with British Standard 5837:2012 (or later revision) shall be submitted to
and approved in writing by the Local Planning Authority. The development
shall be carried out in accordance with the agreed details and no
equipment, machinery or materials shall be brought onto the site for the
purposes of the development until fencing has been erected in accordance
with the Tree Protection Plan. Within any area fenced in accordance with
this condition, nothing shall be stored, placed or disposed of above or
below ground, the ground level shall not be altered, no excavations shall
be made, nor shall any fires be lit, without the prior written consent of the
Local Planning Authority. The fencing shall be maintained in accordance
with the approved details, until all equipment, machinery and surplus
materials have been moved from the site.

Reason: To protect the trees on and adjacent to the site which are to be
retained in the interests of visual amenities in accordance with Policy CS5
(The Built Environment) of the LDF Core Strategy (2007) and Polices DM5
(Trees and Landscape) and DM9 (Townscape Character and Local
Distinctiveness) of the LDF Development Management Policies Document
(2015).

18.Unless otherwise agreed by the Local Planning Authority, the following
must be undertaken following any demolition and prior occupation of the
new development, in accordance with current best practice guidance:

0] a site investigation and risk assessment to determine the
existence, extent and concentrations of any made ground/fill,
ground gas (including hydrocarbons) and contaminants
(including asbestos) with the potential to impact sensitive
receptors on and off site. The scope and detail of these are
subject to the approval in writing by the Local Planning
Authority. The results of the investigation and risk assessment
shall be submitted to and approved by the Local Planning
Authority; and

(i) if ground/groundwater contamination, filled ground and/or
ground gas is found to present unacceptable risks, a detailed
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19.

20.

scheme of risk management measures shall be designed and
submitted to the Local Planning Authority for approval.

(i) the site shall be remediated in accordance with the approved
measures and a verification report shall be submitted to and
approved in writing by the Local Planning Authority. If, during the
course of development, any contamination is found which has
not been identified in the site investigation, additional measures
for remediation of this source of contamination shall be
submitted to and approved in writing by the Local Planning
Authority. The remediation of the site and verification report shall
incorporate the approved additional measures.

Reason: To ensure that risks from land contamination to the future users
of the land and neighbouring land are minimised, together with those to
controlled waters, property and ecological systems, and to ensure that the
development can be carried out safely without unacceptable risks to
workers, neighbours and other offsite receptors, in accordance with Policy
DM17 (Contaminated Land) of the LDF Development Management
Policies Document (2015).

Prior to occupation of the development hereby permitted the applicant
shall supply details of locations of bird and bat boxes, as well as swift
bricks, to be located within the proposed development. The approved
details shall be retained in perpetuity for the lifetime of the development
hereby approved, unless otherwise agreed in writing by the Local Planning
Authority.

Reason: To safeguard and enhance biodiversity in accordance with Policy
CS3 (Biodiversity) of the LDF Core Strategy (2007) and Policy DM4
(Biodiversity and New Development) of the LDF Development
Management Policies Document (2015).

Prior to the commencement of the development, details of sustainability
measures shall be submitted to and approved in writing by the Local
Planning Authority. These details shall demonstrate how the development
would be efficient in the use of energy, water and materials including
means of providing the energy requirements of the development from
renewable technologies. The development shall be carried out in strict
accordance with the approved details prior to the first occupation of the
building, shall be maintained as such thereafter and no change shall take
place without the prior written consent of the Local Planning Authority.

Reason: To ensure that measures to make the development sustainable
and efficient in the use of energy, water and materials are included in the
development in accordance with Policy CS6 (Sustainability in New
Development) of the LDF Core Strategy (2007).
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21.Before any occupation of the development hereby permitted, the rear
facing first floor window on the south elevation, serving a hallway, kitchen
and bathroom, shall be constructed so that no part of the framework less
than 1.7m above finished floor level shall be openable. Any part below that
level shall be fitted with, and retained in, obscure glazing to a minimum of
level 3 on the standard scale. Any film used to achieve the requisite
obscurity level shall be non-perishable and tamper-proof, and must be
replaced in the event that it ceases in obscurity level 3.

Reason: To protect the amenities and privacy of the adjoining residential
properties in accordance with Policy DM10 (Design Requirements for New
Developments (including House Extensions)) of the LDF Development
Management Policies Document (2015).

22.Before any occupation of the development hereby permitted, details of the
rear glazing treatment (e.g. obscure glazing, one way glass, retrofitted
films) on the south elevation of the atrium/common lobby shall be
submitted to and approved in writing by the Local Planning Authority. The
development shall thereafter be constructed in accordance with the
approved details.

Reason: To reduce light spillage and to protect the amenities and privacy
of the adjoining residential properties in accordance with Policy DM10
(Design Requirements for New Developments (including House
Extensions)) of the LDF Development Management Policies Document

(2015).
INFORMATIVE(S):
1. In dealing with the application the Council has implemented the

requirement in the National Planning Policy Framework to work with the
applicant in a positive and proactive way. We have made available
detailed advice in the form or our statutory policies in the Core Strategy,
Supplementary Planning Documents, Planning Briefs and other informal
written guidance, as well as offering a full pre-application advice service,
in order to ensure that the applicant has been given every opportunity to
submit an application which is likely to be considered favourably.

2. Your attention is drawn to the need to comply with the relevant provisions
of the Building Regulations, the Building Acts and other related legislation.
These cover such works as - the demolition of existing buildings, the
erection of a new building or structure, the extension or alteration to a
building, change of use of buildings, installation of services, underpinning
works, and fire safety/means of escape works. Notice of intention to
demolish existing buildings must be given to the Council’s Building Control
Service at least 6 weeks before work starts. A completed application form
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together with detailed plans must be submitted for approval before any
building work is commenced.

3. When undertaking demolition and/or building work, please be considerate
to your neighbours and do not undertake work before 8am or after 6pm
Monday to Friday, before 8am or after 1pm on a Saturday or at any time
on Sundays or Bank Holidays. Furthermore, please ensure that all
vehicles associated with the construction of the development hereby
approved are properly washed and cleaned to prevent the passage of
mud and dirt onto the adjoining highway. You are advised that the Council
does have formal powers to control noise and nuisance under The Control
of Pollution Act 1974, the Clean Air Acts and other relevant legislation.
For further information and advice, please contact - Environmental Health
Department Pollution Section.

4. The Party Wall Act 1996 requires a building owner to notify, and obtain
formal agreement from, any adjoining owner, where the building owner
proposes to:

 carry out work to an existing party wall;
* build on the boundary with a neighbouring property;

* in some circumstances, carry out groundwork’s within 6 metres of an
adjoining building.

Notification and agreements under this Act are the responsibility of the
building owner and are quite separate from Building Regulations, or
Planning Controls. The Building Control Service will assume that an
applicant has obtained any necessary agreements with the adjoining
owner, and nothing said or implied by the Council should be taken as
removing the necessity for the building owner to comply fully with the
Party Wall Act. Further information and advice is to be found in “The Party
Wallls etc. Act 1996 - Explanatory Booklet”.

5. 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:
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WWW.surreycc.gov.uk/people-and-community/emergency-planning-and-
community-safety/flooding-advice

6. 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.

7. 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).

8. Section 59 of the Highways Act 1980 permits the Highway Authority to
charge developers for damage cause 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.

9. 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 streetlights,
road signs, road markings, highway drainage, surface covers, street trees,
highway verges, highway surfaces, surface edge restraints and any other
street furniture/equipment.
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Monthly Appeals Report

Ward
Contact officer

(All Wards)
Justin Turvey

Report prepared by Justin Turvey (Planning Development & Enforcement Manager).

The Planning Inspectorate (PINS) are experiencing significant delays in determining appeals
at present, with a current average of 28 weeks to determine an appeal by written
representations and 51 weeks for an Informal Hearing (with significantly longer delays in
dealing with enforcement related appeals). A humber of appeals which the Council were
defending had gone over those average times and, having queried these outstanding
appeals with PINS, it appears that a number of appeals had been determined by Inspectors
but the formal decisions had not been issued by the case officers. PINS have therefore
issued a number of these decisions over the past few weeks and as a result there are a
larger number of decisions than usual.

The Planning Service has received the following planning appeal decisions which relate to

non-householder developments:

Summary of Appeal Decisions:

Item 1 Site Address Planning Description of Development Decision
Reference and Costs
1 Milroys Cafe, 1 20/01538/FUL | Proposed extension to side of shop (over existing timber | Dismissed
Corner House decked seating area)
Parade, Epsom
Road, Ewell
2 Langley Bottom 20/00475/FUL | Demolition of the existing buildings on the site and Allowed
Farm, Langley Vale construction of twenty residential dwellings, of which
Road, Epsom eight (40%) would be affordable together with
associated access, landscaping and parking.
3 36, 38 and 40 19/01617/FUL | Demolition of Nos 36, 38 and 40 Rowden Way, and | Dismissed
Rowden Road, garage block at Crane Court, and the erection of 12no
Epsom new dwellings (including 8no 1 bedroom flats, 2no 2 | Costs claim
bedroom flats, and 2no 3 bedroom houses), including | Dismissed
associated landscaping, access and parking.
4 7 Chase End, 20/01874/REM | Removal of Condition 7 (Removal of Permitted | Dismissed
Epsom Development Rights (Schedule 2, Part 1, Classes A, B,
C, D and E)) of Planning Permission 20/00728/OUT
(Erection of 1 x 2 bedroom and 2 x 3 bedroom semi-
detached houses including new access, associated
external works and parking, following demolition of No.
7 Chase End)
5 45-53 High Street, 20/01586/FUL | Replace front and rear windows at first floor and second Allowed
Epsom floor levels, with white double glazed UPVC windows
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Summary of Issues:
1. Milroys Cafe, 1 Corner House Parade

The main issue was whether the proposed extension would preserve or enhance the character
or appearance of the Ewell Village Conservation Area. The Inspector considered that the
proposal would therefore significantly disrupt the harmonious appearance of this section of
the parade and because of its prominent siting the proposal would be obtrusive in the street
scene. The Inspector found that the proposal would be contrary to the development plan and
that there were no other considerations, including any economic or social benefits, to override
the harm that would occur to the heritage asset.

2. Langley Bottom Farm, Langley Vale Road, Epsom

The appeal was held by Informal Hearing. The main issues were 1) whether or not the
proposal would be inappropriate development in the Green Belt; 2) whether the site is in a
sustainable location; 3) whether the proposal would deliver adequate affordable housing
provision; 4) if the proposal is inappropriate development in the Green Belt, whether the harm
is clearly outweighed by other considerations (i.e. if very special circumstances exist to justify
development).

In considering the scheme, the Inspector was required to have regard to the extent of the site
which constituted previously developed land (brownfield land). Although the Council argued
that only small elements of the site were previously developed, the Inspector considered that
it was likely that a number of the agricultural buildings had established commercial uses and
were accordingly previously developed land.

Although the Inspector considered that the development would be inappropriate development
within the Green Belt, he noted that the proposal would lead to an overall reduction in footprint
by about 58.9% and a 46.9% reduction in volume as well as a reduction in heights and
massing and less hardstanding across the site. Taking this into account, the Inspector found
that the proposal would lead to an overall improvement in the openness of the Green Belt and
that there would not be any conflict with the purposes of including land within the Green Belt
as a result of the scheme.

In terms of sustainability, the Inspector acknowledged that the site was in a rural area and that
it was likely that there would be a reliance on private motor vehicles; however, he noted that
the existing use of the site generated a number of trips, that there were local facilities nearby
and that some trips could be made using sustainable travel choices. Noting the potential for
conflict between horses and residents, the Inspector considered that it would not lead to
unacceptable safety impacts and considered that alternative routes could be used. The
Inspector therefore did not find that the scheme would be unacceptable in terms of
sustainability.

A completed Legal Agreement had been submitted by the appellant to provide 8 affordable
homes on site, which had been agreed by all parties and therefore this reason for refusal fell
away.

The Inspector also considered a number of other matters raised by the Council, residents and
other interested parties in respect of the location of the development, loss of agricultural
facilities, SUDS, the AONB, landscape value, design, light spill, highways safety and capacity,
water pressure, flooding and ecology but did not find the scheme to be unacceptable in any
of those regards.
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Balancing all the issues, the Inspector found that although the proposal was inappropriate
development within the Green Belt, it would in fact result in a beneficial outcome in terms of
openness and would not conflict with the purposes of including land within the Green Belt.
Having regard to the Council’s housing land supply and delivery position as well as the other
considerations above, he found that there were very special circumstances that exist to justify
development in the Green Belt, concluding that the identified adverse impacts of developing
the site for housing would be significantly and demonstrably outweighed by the benefits.

3. 36, 38 and 40 Rowden Road, Epsom

The main issues were impact upon the character and appearance of the area and impact upon
the amenity of neighbouring properties. The Inspector noted that the established development
within the area was two storey low density terraced dwellings. The proposed scheme would
be a three storey flat block of much greater bulk and mass and height compared to the existing
pattern of development and this contrast would be of detriment to the established character of
the area, the Inspector stating that it would be unduly prominent and conspicuous in public
views from Rowden Road and noticeably stand out as incongruous in the streetscene.

In relation to the amenity of neighbouring properties, the Inspector found that the scheme
would result in an unacceptable impact upon the outlook of some adjoining properties and
loss of privacy to others.

4. 7 Chase End, Epsom

In granting permission for 3 houses at this site, the Council had imposed a condition removing
‘permitted development’ rights in respect of classes A, B and E (the enlargement of a
dwellinghouse; additions to its roof; and buildings incidental to the enjoyment of the
dwellinghouse e.g. outbuildings).

The Inspector considered that given the small size of the amenity space provided to the
dwellings, it was necessary for the Council to consider any future proposals for extensions to
each property to ensure that adequate amenity space was retained and that any extensions
would not affect the amenity of neighbouring properties and accordingly the appeal was
dismissed.

5. 45-53 High Street, Epsom

The main issue was whether the proposed replacement uPVC windows would preserve or
enhance the character or appearance of the Epsom Town Centre Conservation Area. The
Inspector considered that although the replacement windows would be more modern, they
were designed to be similar to the windows which they replaced and would be of benefit in
terms of energy efficiency and reduced maintenance.
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Site Address Appeal/LPA Reference Description of Development Grounds Status
6 The Grove, Appeal Ref: 3279703 Erection of 7 x two bedrooms flats and Delegated Received:
Epsom, Surrey, 2 x three bedrooms flats and associated Refusal 26.07.2021
KT17 4DQ LPA Ref: 20/01855/FUL | external works following demolition of
the existing building.
Garages 1-6, Appeal Ref: 3279685 Erection of two storey building to create Non- Received:
Westmorland 2 X two bedroom flats. determination | 26.07.2021
Close, Epsom, LPA Ref: 20/01758/FUL
Garages 8-11, Appeal Ref: 3279684 Erection of two storey building to create Non- Received:
Westmorland 2 x two bedroom flats. determination | 26.07.2021
Close, Epsom LPA Ref: 20/01759/FUL
Garages 1-7, Appeal Ref: 3279683 Erection of two storey building to create Non- Received:
Somerset Close, 2 x two bedroom flats. determination | 26.07.2021
Epsom, Surrey LPA Ref: 20/01760/FUL
Land Adjoining Appeal Ref: 21/00052 Change of use of Agricultural Buildings Delegated Started
Glebe Cottage to Residential (Use Class C3) Refusal 03.11.2021
North Looe LPA Ref:
Reigate Road 21/00635/PDCOU
Ewell
324 Kingston Appeal Ref: 21/00055 Demolition of existing dwelling and Non- Started
Road garage and erection of a two-storey | determination | 07.12.2021
Ewell LPA Ref: 21/00146/FUL | building (with loft accommodation)
comprising 7 flat units and associated
parking
Land At Rear Of Appeal Ref: 21/00015 Demolition of the existing pool house at Non- Started
89 And 91 Park 89 and detached bungalow at 91,and | determination | 11.02.2022
Avenue East LPA Ref: 21/01428/FUL | the erection of four houses (comprising
Stoneleigh 4 no four bedroom detached chalet
bungalows) with associated access and
parking.
Land At 336 To Appeal Ref: 22/00002 Erection of a 1 no. two bedroom end of Non- Started
368 Kingston terrace dwellinghouse with undercroft | determination | 23.02.2022
Road LPA Ref: 21/01647/FUL | access to land at the rear.
107-111 East Appeal Ref: 21/00046 Demolition of the existing buildings and Committee Started
Street, Epsom erection of part 3 storey, part 4 storey Refusal 20.09.2021
LPA Ref: 20/00797/FUL | building comprising 23 residential flats
(8 x 1 bedroom, 11 x 2 bedroom and 4
x 3 bedroom) with associated car and
cycle parking and refuse storage
107-111 East Appeal Ref: 22/00016 Demolition of the existing buildings and Committee Lodged
Street, Epsom erection of part 3 storey, part 4 storey Refusal 24.05.2022
LPA Ref: 21/01708/FUL | building comprising 21 residential flats
with associated car and cycle parking
and refuse storage.
Epsom General Appeal Ref: 22/00053 Erection of a multi storey car park Committee Lodged
Hospital comprising ground plus 5 storeys and Refusal 26.11.2021
Dorking Road LPA Ref: 20/00249/FUL | 527 car parking spaces, reconfiguration
Epsom of surface parking to provide 104 car
parking spaces and improvement to the
access road from Dorking Road.
140 - 142 Ruxley | Appeal Ref: 22/00013 Demolition of existing dwellings and Non- Started
Lane erection of 20 flats within two blocks | determination | 04.05.2022

West Ewell

LPA Ref: 20/01406/FUL
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with associated car parking and
landscaping.
Chessington Appeal Ref: 15m phase 8 monopole c/w wrapround Delegated Started
Road 22/00007/REF cabinet at base and associated refusal 22.03.22
West Ewell ancillary works
LPA Ref: 21/01557/T56
Upper High Street | Appeal Ref: 17m high street pole c/w wrap-around Delegated Started
Epsom 22/00014/REF cabinet and 3 further additional refusal 13.05.22
equipment cabinets
LPA Ref: 22/00052/T56
The Stoneleigh Appeal Ref: Upgrade of an existing base station Delegated Started
Inn 22/00023/REF & consisting of the proposed removal of 3 refusal 27.06.22
Stoneleigh 22/00024/REF no existing antennas to be replaced
Broadway with proposed 2no antennas on new
LPA Ref: 21/00790/FUL | steelwork fixed to chimney brickwork,
& 21/00791/LBA together with the replacement of 3 no
cabinets and ancillary development.
10A East Street Appeal Ref: Conversion of ground floor to 1 no. one Delegated Started
Epsom 22/00010/REF bedroom flat refusal 31.03.22
LPA Ref: 21/01616/FUL
Land Adjacent To | Appeal Ref: Erection of a two-storey detached Delegated Started
Hollycroft 21/01167/FUL dwelling with associated soft refusal 17.06.22
Epsom Road landscaping
Ewell LPA Ref: 21/01167/FUL
Clayhill Lodge Appeal Ref: Demolition of existing single storey Committee Started
West Hill 22/00021/REF outbuilding and erection of five terraced refusal 21.06.22
Epsom houses and integrated cycle store.

LPA Ref: 21/00167/FUL

Associated landscaping works.
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