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Applicant:
Agent:

Decision Level:
Recommendation:

Representations: 16 letters of objection and 1 letter of observation. The matters raised in the
letters received are summarised below:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Breach of privacy
Failure to understand local character
Failure to comply with planning policy (separation distance, scale, mass, height and
protection of landscape)
Harm to the neighbours on either side
Loss of local amenity and damage to local character
Loss of habitat prior to commencing the planning process
Failure to provide a re-planting plan to mitigate loss of habitat
Failure to screen side elevations to preserve and enhance local character
A condition should be used to prevent a second driveway
The applicant should be required to submit a report from a suitably qualified expert with
respect to surface water and drainage on the site
A condition should be imposed to prevent drainage ditch being impeded
The ecological report should be unredacted
Lack of meaningful replanting
Felling of mature trees
Overdevelopment
Overbearing impact on the neighbouring occupiers
It would detract from the character of the area
The proposed balcony is inappropriate and out of keeping with the character of the area
The plot density is not in keeping with the neighbourhood
There are large number of enormous developed houses that are unsold in the estate
Insufficient boundary planting and screening
Inadequate tree protection
The information on the application form is inaccurate
Lack of details relating to the second entrance

***This application qualifies for public speaking***

Report

Description
1. The application site is located on the southern side of Princes Drive. The site is currently
occupied by a two-storey detached house.
2. The surrounding area is characterised by detached two storey dwellings with accommodation
in the roofspace. There are a number of examples of replacement dwellings in this street, and
others in the wider area.
3. The site falls within the ‘Oxshott Way Environs’ character area as identified in the Cobham,
Oxshott, Stoke D’Abernon and Downside Companion Guide to the Design and Character
Supplementary Planning Document 2012.
Constraints
4. The relevant planning constraints are:
•

Special Low Density Residential Area

Policy
5. In addition to the National Planning Policy Framework and the National Planning Practice
Guidance, the following local policies and guidance are relevant to the determination of this
application:
Core Strategy 2011
CS1 – Spatial Strategy
CS10 – Cobham, Oxshott, Stoke D’Abernon and Downside
CS15 – Biodiversity
CS17 – Local Character, Density and Design
Development Management Plan 2015
DM1 – Presumption in favour of sustainable development
DM2 – Design and amenity
DM6 – Landscape and trees
DM7 – Access and parking
DM8 – Refuse, recycling and external plant
Design & Character SPD 2012
& Companion Guide: Cobham, Oxshott, Stoke D’Abernon and Downside
Relevant Planning History
6. None.
Proposal
7. Planning permission is sought for the erection of a detached two-storey house with rooms in
the roof space, dormer windows, rear balcony, rear raised terrace and attached garage
following demolition of existing house.
8. The proposed building would be sited broadly in the same position as the existing house. It
would be sited over 17m from the frontage to Princes Drive, 2.3-3.4m to the side boundaries
and 45m to the rear boundary.

Consultations
9. Surrey Bat Group – Raised no objection to the proposal.
10. Surrey Wildlife Trust – Raised no objection to the proposal subject to mitigation and
biodiversity enhancement condition.
11. Tree Officer – Initially objected to the proposal. However, following submission of additional
information and review of the information provided, the officer has raised no objection to the
proposal subject to tree protection and pre-commencement inspection conditions.
Positive and Proactive Engagement
12. The revised NPPF requires local planning authorities to work with the applicant in a positive
and proactive manner to resolve problems before the application is submitted and to foster the
delivery of sustainable development. This requirement is met within Elmbridge through the
availability of pre-application advice.
13. No pre-application advice was sought prior to submission of the application.
Planning Considerations
14. The main planning considerations in the determination of this application are:
•
•
•
•

The design of the proposal and its impact on the character and appearance of the
street scene
The impact on the residential amenities of the neighbouring occupiers and future
occupiers
The impact on parking demand, pedestrian and highway safety
The impact on trees and biodiversity

The design of the proposal and it impact on the character and appearance of the street scene
15. Policy CS17 of the Core Strategy requires new development to be high quality and inclusive
sustainable design. Policy DM2 of the Development Management Plan requires all new
development to be high quality design.
16. The siting of the proposed replacement building would be no closer to the front boundary and
the neighbouring property at No. 16 Princes Drive than existing, but it would be closer to No.
20 Princes Drive. However, there would be a separation distance of at least 3m. This
separation distance together with the existing planting on the boundary would be sufficient to
ensure that the building does not appear overly prominent in the street scene. The separation
distance to the side boundaries would be comparable to some of the dwellings in the area
(example Nos. 1, 3, 5 and 7 Princes Drive) The design and massing and roof-scape of the
proposed building would be appropriate for the area. Furthermore, the spacing around the
proposed building would be sufficient to ensure that it does not appear cramped. The overall
height of the proposed building would be consistent with the existing development pattern.
17. Whilst the proposed replacement dwelling would be larger than the existing, it would be
proportionate to plot and would not harm the character of the area or adversely impact the
street scene. There are various examples of replacement modern dwellings in the Princes
Drive and in the other streets within the local area, and it is considered the proposed
development would be comparable to these.
18. The proposed external facing materials consist of slate tiles for the roof, white render for the
walls and timber for the windows. These are considered appropriate for the area.
19. The siting, height and design of the proposed rear balcony would not dominate the proposed
building or unduly detract from the character and appearance of the area.

20. Consequently, the layout, siting, scale and design of the proposed development would be
acceptable. It would have no undue impact on the character and appearance of the area. The
proposal would thereby accord with Policy CS17 of the Core Strategy and Policies DM2 of the
Development Management Plan, the Elmbridge Design and Character SPD 2012 and the
NPPF.
The impact on the residential amenities of the neighbouring occupiers and future occupiers
21. Policy DM2 (e) requires all new development to protect the amenity of adjoining and potential
occupiers and users. It requires development proposals to offer an appropriate outlook and
provide adequate daylight, sunlight and privacy.
22. Nos. 16 and 20 Princes Drive are the nearest adjoining dwelling to the north and south
respectively. The attached garage and the main building would be sited at least 11m and 19m
respectively from the side and rear elevation of No. 16 Princes Drive which is more than the
existing separation distance and is considered acceptable. The proposed building would be
sited closer to the side boundary with No. 20 Princes Drive than the existing building, but the
separation distance to the side boundary would be at least 3m (over 25m to the main flank
wall) which is considered acceptable. Nos 25-39 Princes Drive and the dwellings to the rear of
the site are well separated from the application site. Therefore, there would be no undue
impact on the neighbouring properties by reason of overbearing impact or loss of light.
23. Evidence submitted with the application demonstrates that there would be no undue impact on
the sunlight enjoyed by neighbouring dwellings. The worst-case scenario is the winter solstice,
however at this time of year the sun is low and weak and unlikely to cast a strong shadow. In
terms of daylight, the evidence shows that there would be no material loss of daylight.
24. The proposal includes flank windows and rear windows at both ground and first floor levels.
However, given the siting, separation distance and the existing relationship, no adverse
overlooking beyond that already experienced would occur.
25. A large rear balcony is proposed at first floor level. To prevent undue overlooking of the
neighbouring properties at Nos. 16 and 20 Princes Drive, a condition is recommended to
require provision of 1.8m privacy screen on both sides of the balcony.
26. Consequently, the proposal would have no undue impact on the residential amenities of the
neighbouring occupiers. It would thereby comply with Policy DM2 of the Development
Management Plan.
27. The amenity space for the proposed dwelling would be commensurate with the prevailing
garden sizes in the locality. As such, it is considered acceptable.
The impact on parking demand, pedestrian and highway safety
28. Policy DM7 states that parking provision should be appropriate to the development and not
result in an increase in on-street parking stress. Provision has been made for a double
garage and front drive which provides adequate parking spaces. The property is on a private
road and therefore no consultation has been carried out with the highway authority.
29. The existing vehicular access would be utilised to provide access onto the site. The access
and parking arrangement would be acceptable.
30. Concern has been raised regarding likely creation of a second access point. However, none is
proposed as part of this application.
The impact on trees and biodiversity
31. There are a number of trees on and around the site. Some of the mature trees were remove
from the site prior to submission of the application. New plantings are proposed as part of

landscaping of the site. Implementation of the proposed plantings would be secured through a
suitably worded condition. Furthermore, the proposal includes measures to safeguard the
trees to be retained on-site.
32. The Council’s tree officer has raised no objection to the proposal subject to the inclusion of
conditions requiring implementation of protection plan and pre-commencement inspection.
The suggested conditions are considered acceptable.
33. A preliminary ecological appraisal and bat survey were submitted with the application. The
ecological appraisal includes avoidance and mitigation measures to be incorporated into the
proposed works programme.
34. The bat survey recorded the emergence of a single brown long-eared bat during one of two
surveys. The survey proposes implementation of mitigation and enhancement measures such
as retention and protection of most of the boundary vegetation, use of native species and
installation of bat boxes which are considered acceptable and would be secured by a
condition.
35. Surrey Wildlife Trust and Surrey Bat Group consider the submitted survey acceptable and
have raised no objection to the proposal subject to the implementation of the mitigation and
enhancement measures identified in the submitted reports. The suggested condition is
considered acceptable.
Matters raised in Representations
36. The matters raised in the representation received include concern regarding increase in the
number of large developed houses that are unsold in the estate. However, this concern is not
relevant to the application.
37. The matters raised in the representation received also include lack of flood risk assessment
and inaccurate information on the application form. However, the application site is outside
flood risk area. The applicant’s agent has confirmed that the information provided on the
application form is accurate.
38. All the other matters raised in the representation received have been addressed above.
Conclusion
39. On the basis of the above, and in light of any other material considerations, the proposal is
considered to be in accordance with the development plan. Accordingly, the recommendation
is to grant permission
The proposed development does require a CIL payment

Recommendation: Grant Permission

Conditions/Reasons
1

TIME LIMIT (FULL APPLICATION)
The development hereby permitted shall be begun before the expiration of three years from
the date of this permission.
Reason: To comply with Section 51 of Part 4 of the Planning and Compulsory Purchase Act
2004.

2

LIST OF APPROVED PLANS
The development hereby permitted shall be carried out in strict accordance with the following
list of approved plans: FD17-1527 - 40 Rev. A, FD17-1527 - 50 Rev. A, FD17-1527 - 51 Rev.

A, FD17-1527 - 52 Rev. A, Tree Constraints Plan, FD17-1527 -55 Rev E, FD17-1527 -100
Rev C, FD17-1527 -105 Rev B, FD17-1527 -110 Rev C, FD17-1527 -115 Rev C, FD17-1527
-600 Rev B, FD17-1527 -800 Rev A, FD17-1527 -801 Rev A, FD17-1527 -802 Rev A and
FD17-1527 -803 Rev A received on 23rd April 2018, FD17-1527-200 received on 13th June
2018 and 1472-L90-200D received on 20th August 2018.
Reason: To ensure that the development is carried out in a satisfactory manner.
3

MATERIALS - APPROVED
The development shall not be erected other than in the following materials slate tiles for the
roof, white render for the walls and timber for the windows or such other materials as have
been approved in writing by the borough council.
Reason: To ensure that a satisfactory external appearance is achieved of the development in
accordance with Policy DM2 of the Elmbridge Development Management Plan 2015.

4

ADDITIONAL WINDOWS
The development hereby permitted shall have no windows or other openings (other than those
shown on drawing number FD17-1527 -100 Rev C, FD17-1527 -105 Rev B and FD17-1527 115 Rev C) inserted into the northern and southern elevations unless planning permission has
first been granted by the Borough Council.
Reason: To preserve the reasonable privacy of neighbouring residents in accordance with
Policy DM2 of the Elmbridge Development Management Plan 2015 and the Elmbridge Design
and Character SPD 2012.

5

BALCONY SCREEN
Prior to the first use of the balcony hereby approved 1.8m high balcony screen shall be
erected on both side and maintained permanently.
Reason: In the interests of amenity and the environment of the development itself and of
neighouring properties.

6

LANDSCAPING - IMPLEMENTATION
ALL HARD AND SOFT LANDSCAPING WORKS SHALL BE CARRIED OUT IN
ACCORDANCE WITH THE APPROVED DETAILS (Dwg No. L90-200 Rev D).
ARBORICULTURAL WORK TO EXISTING TREES SHALL BE CARRIED OUT PRIOR TO
THE COMMENCEMENT OF ANY OTHER DEVELOPMENT, OTHERWISE ALL REMAINING
LANDSCAPING WORK AND NEW PLANTING SHALL BE CARRIED OUT PRIOR TO THE
OCCUPATION OF ANY PART OF THE DEVELOPMENT OR IN ACCORDANCE TO THE
TIMETABLE AGREED WITH THE BOROUGH COUNCIL. ANY TREES OR PLANTS, WHICH
WITHIN A PERIOD OF FIVE YEARS OF THE COMMENCEMENT OF ANY WORKS IN
PURSUANCE OF THE DEVELOPMENT DIE, ARE REMOVED, OR BECOME SERIOUSLY
DAMAGED OR DISEASED, SHALL BE REPLACED AS SOON AS PRACTICABLE WITH
OTHERS OF SIMILAR SIZE AND SPECIES, FOLLOWING CONSULTATION WITH THE
BOROUGH COUNCIL, UNLESS THE BOROUGH COUNCIL GIVES WRITTEN CONSENT
TO ANY VARIATION.
Reason: To preserve and enhance the visual amenities of the locality in accordance with
Policy DM6 of the Elmbridge Development Management Plan 2015.

7

TREE PROTECTION AND PRE-COMMENCEMENT INSPECTION
BEFORE DEVELOPMENT TAKES PLACE TREE PROTECTION MEASURES SHALL BE
INSTALLED AND ANY FURTHER INFORMATION PROVIDED IN ACCORDANCE WITH THE
SUBMITTED ARBORICULTURAL INFORMATION. THE APPLICANT SHALL ARRANGE A
PRE-COMMENCEMENT MEETING AFTER THE INSTALLATION OF THE TREE
PROTECTION BETWEEN THE BOROUGH COUNCIL AND THE APPLICANT'S PROJECT
ARBORICULTURIST TO ALLOW INSPECTION AND VERIFICATION OF THE PROTECTION
MEASURES.

Reason: This permission is granted on the basis that the trees would remain on site to mitigate
the impact of the development and to preserve and enhance the visual amenities of the locality
in accordance with Policy DM6 of the Elmbridge Development Management Plan 2015. It is
considered necessary for this to be a pre-commencement condition because the demolition
and construction works could have implications for the future health and amenity of retained
trees within the site.
8

a)

b)

c)
d)

TREE PROTECTION
In this condition "retained tree" means an existing tree, which is to be retained in accordance
with the approved plans and particulars; and paragraphs (a) and (b) below shall have effect
until the expiration of 5 years from the first occupation of the development.
no retained tree shall be cut down, uprooted or destroyed, nor shall any retained tree be
pruned other than in accordance with the approved plans and particulars, without the written
approval of the Borough Council. Any pruning shall be carried out in accordance with British
Standard 3998 (tree work) and in accordance with any supplied arboricultural method
statement.
if any retained tree is removed, uprooted or destroyed or dies, another tree shall be planted at
the same place and that tree shall be of such size and species, and shall be planted at such
time, as may be specified in writing by the Borough Council.
tree protection shall be maintained in-situ and not moved or removed until all construction has
finished and equipment, materials, or machinery are removed from site.
any arboricultural protection information and plans submitted as part of the application, and
listed in the approved plans condition, or submitted to meet a condition of consent shall be
implemented and adhered to at all times during the construction process unless otherwise
agreed in writing with the Borough Council. This shall include any requirement for
arboricultural supervision and site monitoring. This condition may only fully be discharged on
completion of the development subject to satisfactory written evidence of contemporaneous
supervision and monitoring of tree protection throughout construction by the appointed
arboriculturist.
Reason: This permission is only granted on the basis that the trees would remain on site to
mitigate the impact of the development and to preserve and enhance the visual amenities of
the locality in accordance with Policy DM6 of the Elmbridge Development Management Plan
2015.

9

BIODIVERSITY MITIGATION
The development shall be carried out in accordance with the conclusions and
recommendations in the Preliminary Ecological Appraisal (by Enzygo Ltd - dated 12th
December 2017) and Bat Report (by AAe - dated 12th June 2018) including the biodiversity
enhancements
Reason: In the interest of preserving and enhancing protected species and biodiversity in
compliance with Policy DM21 of the Elmbridge Development Management Plan 2016 and the
NPPF 2018.

Informatives
1

COMMUNITY INFRASTRUCTURE LEVY
The development permitted is subject to a Community Infrastructure Levy (CIL) liability for
which a Liability Notice will be issued as soon as practical after the day on which planning
permission first permits development.
To avoid breaching the CIL regulations and the potential financial penalties involved, it is
essential a prior commencement notice be submitted. The notice is available at
www.planningportal.co.uk/cil

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