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1.0 INTRODUCTION
1.1 Objectives of these Guidelines
1.1.1

The objectives of these Guidelines are:
(a)

To amplify and provide guidance on the criteria in Policy H18 of the Surrey
Heath Local Plan 2000 “Residential Development in Settlement Areas”.

(b)

To provide guidance on other Local Plan policies which are concerned with
detailed housing layout issues.

(c)

To provide guidance on additional development control criteria which will be
used to determine applications for housing development.

(d)

To set out the information which will be required to accompany an application.

The format of the Guidelines
1.1.2

These Guidelines primarily amplify the criteria in Policy H18 of the Local Plan. Yet,
there are other issues about which questions frequently arise in connection with planning
applications for residential development. These include other Local Plan policies, other
planning issues such as overbearing relationships with adjoining properties, and
information requirements typically required as part of an application. In order to present
a convenient guide for applicants to the topics they will have to address when submitting
an application for residential development, these Guidelines incorporate reference to
these wider planning issues. Where these Guidelines amplify additional Local Plan
policies, then these policies are specifically referred to in the text.

1.1.3

These Guidelines cover 4 broad themes:
Chapter 2.
Chapter 3.
Chapter 4.
Chapter 5.

The Submission of a Planning Application.
The Character and Quality of the Street Scene.
Impact on Neighbours and Residents.
Specific Planning Factors.

What types of residential development do these Guidelines apply to?
1.1.4

These Guidelines apply to applications for planning permission for one or more units of
housing in the settlement areas, whether they be houses, bungalows or flats.
Applications for house extensions are dealt with separately by Policy H17 of the Local
Plan. Guidance on extensions is given in the Borough Council leaflet “Design Guide for
House Extensions”.
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How the Guidelines work
1.1.5

The Guidelines comprise a number of principles which housing proposals should follow.
The Guidelines then discuss what these principles mean in practice. Following a public
consultation exercise and the adoption of these Guidelines as Supplementary Planning
Guidance (SPG), both the principles and the text of this SPG are a material consideration
for the purposes of determining planning applications. Failure to meet these principles
will normally be taken by the Borough Council as sufficient evidence that, if
implemented, the proposal would cause demonstrable harm to interests of acknowledged
importance, and the planning application is likely to be refused.

1.2 Surrey Heath Local Plan 2000
1.2.1

These Guidelines amplify Policy H18 “Residential Development in Settlement Areas” of
the adopted Surrey Heath Local Plan 2000 which is set out in full below.
“POLICY H18: RESIDENTIAL DEVELOPMENT IN SETTLEMENT AREAS
Applications for housing development within the defined settlement areas should
seek to achieve the highest density having regard to the following criteria:
(a) The character and quality of the street scene, taking into account:
(i)
The contribution the application site currently makes; and
(ii)
The contribution the proposal will make if implemented; and
(b) The relationship of the existing and new built form(s), taking into account:
(i)
New development should not have a significant adverse effect on the level
of privacy of neighbouring properties; and
(ii)
New development should not materially affect the amount of sunlight or
daylight available to neighbouring properties; and
(iii) New development should respect the form and pattern of existing
development in the surrounding area; and
(c) Existing site and landscape features; and
(d) Listed buildings, locally listed buildings and conservation areas as identified in
Policies HE1, HE3, HE9 and HE10; and
(e) Species and habitats of nature conservation interest as identified in Policies
RE10, RE11, RE12 and RE13; and
(f) Any extant planning permission and/or Council approved development briefs
for the site; and
(g) Traffic and infrastructure aspects associated with the proposal.”
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1.3 Other Policy Guidance
1.3.1

In addition to the Local Plan, support for the principles and text of these Guidelines is
found in national planning guidance and in the Surrey Design Guide.

1.3.2

Planning Policy Guidance Note No.3 “Housing” (PPG3), states in paragraph 56 that:
“New housing development of whatever scale should not be viewed in isolation.
Considerations of design and layout must be informed by the wider context, having
regard not just to any immediate neighbouring buildings but the townscape and landscape
of the wider locality.”

1.3.3

Paragraph 57 of PPG3 states that “Local planning authorities should avoid the inefficient
use of land”.

1.3.4

PPG1 “General Policy and Principles”, states in paragraph 64 that:
“The…question… is whether the proposal would unacceptably affect amenities and the
existing use of land and buildings which ought to be protected in the public interest.
Good neighbourliness and fairness are among the yardsticks against which development
proposals can be measured; for example it might be material to consider the question of
“overlooking” or loss of privacy experienced by a particular resident”.

The Surrey Design Guide
1.3.5

A new Surrey Design Guide, entitled “Surrey Design – A strategic guide for quality built
environments”, has been prepared by the Surrey local authorities and a range of other
bodies. Published in 2002, the Guide has been adopted by the Borough Council and is a
material consideration in the determination of planning applications. The Guide is
available from the Surrey County Council Planning and Development Service (contact
details in Appendix 1 of this document). The Design Guide addresses wider urban
design issues applicable to development. The Guidelines in this document complement
the Design Guide by addressing character issues in detail and more specific “layout”
issues.
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2.0 SUBMISSION OF A PLANNING APPLICATION
Checklist of Information Requirements
2.0.1

As a minimum, the planning application must comprise:
•
•
•
•

2.0.2

The application forms (4 copies)
Plans (4 copies)
Article 7 Certificate relating to the notification of the owners of the site (1 copy)
Application fee

Depending on the details of the application, the following information may be required
from the applicant as referred to in the following chapters. If it is likely that these items
will be an important consideration, then they are expected to be submitted at the time of
the application.
•
•
•
•
•
•
•
•
•
•

Design statement (para. 3.2.5)
Views of the street scene (para. 3.2.5)
Levels/ cross sections (para. 3.2.5, 4.1.6)
Noise survey (para. 4.1.12)
Tree survey (para 5.2.3)
Initial ecological survey (para 5.4.2)
Ecological survey of a particular protected species (para 5.4.3).
Ecological assessment of the impact on a European site (para 5.4.8).
Transportation Assessment (para 5.5.5).
Drainage strategy (para 5.5.7).

Type of application required for residential development
2.0.3

A planning application for residential development can be submitted as either a full
application, or as an outline application with certain matters reserved. However, the
following limitations apply to the submission of an outline application:
•

Applicants are strongly advised to seek approval for the details of the means of
access in all outline applications.
• Any applicant who submits an outline application for a particular number of units is
strongly advised to seek approval for the siting of the units in addition to the means
of access. This is so that the ability of the site to accommodate a certain number of
units can be established. Under some circumstances, where sufficient evidence has
been submitted to demonstrate the effect of site constraints on the capacity of the site,
then an illustrative layout showing the siting of the units may be acceptable.
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3.0 THE CHARACTER AND QUALITY OF THE STREET
SCENE
3.1 Density
PRINCIPLE 3A. Density
Housing development should seek to achieve the highest density having regard to
the character and quality of the street scene, to the amenity of neighbours and
residents, or to other recognised planning criteria and policies.
3.1.1

This principle summarises the requirements of Policy H18. Government guidance in
Planning Policy Guidance Note 3 “Housing” (PPG3), provides further advice on the
density of new housing development. It aims to make the best use of urban land in order
to create sustainable settlements and limit the pressure for development on the
countryside. PPG3 states that local planning authorities should avoid densities of less
than 30 dwellings per hectare. Densities of 30-50 dwellings per hectare are encouraged.
Local planning authorities should also seek a greater intensity of development at places
with good transport accessibility such as town and local centres, and along good quality
public transport corridors. The PPG further advises that the aim to make more efficient
use of land should not be at the expense of the quality of the environment. Good design
can help to achieve the Government’s joint objectives of making the best use of
previously developed land and improving the quality and attractiveness of residential
areas. Considerations of the design and layout of new housing development must be
informed by the wider context, having regard not just to any immediate neighbouring
buildings but also to the townscape and landscape of the wider locality. This advice in
PPG3 is an important consideration for applicants when taking a view on how the
“highest” density can be accommodated in the site in accordance with Policy H18.

3.1.2

The calculation of density is that of “net site density” as set out in PPG3. The
developable area to be included in the calculation of the net site density comprises:
access roads within the site; housing; private gardens; car parking areas; incidental open
space and landscaping; and children’s play areas. It excludes: major distributor roads;
open spaces serving a wider area; and significant landscape buffer strips.

3.1.2

There are a number of policy and site specific constraints which may reduce the density
which is both achievable and appropriate on a development site. These could include:
the “Low Density Policy Area” as defined by Policy UE3 of the Local Plan; areas which
have an appreciated and established character; or specific physical constraints such as
trees which merit protection or a steep slope. Developers should think imaginatively
about designs and layouts which achieve the sought-for density. However, it is
recognised that in some circumstances these constraints may make the higher densities of
30 dwellings per hectare or more either difficult to achieve or inappropriate because of
the harmful impact higher densities would have on the established quality and
attractiveness of an area.
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3.2 The Character of the Existing Street Scene
Principle 3B: Respecting the Character of an Area
New housing development should respect the form of the existing street pattern,
plots, buildings, details and materials of the street scene.
3.2.1

The concept of development contributing to the “local distinctiveness” of its surrounding
area is very much supported by government guidance. The local environment often has a
character which is valued by its residents. So it’s important that development does take
proper account of the street scene of which it forms a part. This does not mean that very
similar versions of neighbouring buildings are inevitably sought. These Guidelines do
not intend to stifle creativity and innovation. Principles can be devised which help new
development to fit in with its surroundings, whilst still allowing the freedom for
creativity to be expressed.

3.2.2

For a development to respect the character of the street scene, 2 questions need to be
addressed:
(a)
(b)

3.2.3

What is the character of the existing area which a new development should
respect? and
How much variation from this character is appropriate in new development?

Sections 3.3 to 3.6 give advice on understanding the character of an area. Section 3.7
sets outs those principles which influence the degree to which variation can occur. A
useful way to understand the character of an area is to look at the different elements of its
built form. These elements are:
•
•
•
•

Street pattern
Plots
Buildings
Details and materials

3.2.4

The consideration of the street scene should also include the contribution made by the
application site in its existing form. If there are features on the site which play a useful
role in the street scene, then consideration should be given to retaining or respecting
them in a redevelopment. For example, this could refer to a group of trees, an open
space, or perhaps an existing building which provides a focal point for the street.

3.2.5

Proposals for housing, and particularly for larger schemes, are encouraged to provide a
Design Statement at the time of submission of the application. This should explain the
rationale behind the design and how it respects the character of the area. Drawings
illustrating the wider street scene, levels and slopes may be sought following the
submission of the application in order to assist an appreciation of the impact of a
development on the character of the wider area.
Activity

3.2.6

Another aspect of character to be considered is the intensity of activity present in an area.
In some cases, a development which results in a marked increase in activity, such as
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through increased traffic generation, may be resisted if it conflicts with the
predominantly quieter character of an area.
Flatted development and conversions
3.2.7

Flatted developments can often bring the sought-after higher densities into lower-density
areas, and still be acceptable in the street scene: their scale and massing may be similar to
the detached housing around them. Similarly, the increase in traffic associated with flats
may not be significantly in excess of that of the surrounding area or the building they
replace. Flats may often therefore be acceptable in terms of the impact of their built form
and related activity on the character of the surrounding area. However, if a flatted
scheme did have a significantly greater activity than the surrounding area or the building
it replaces then it may be resisted, depending on the specific circumstances. A
contributory reason for resisting flats may be harm to character caused by physical
alterations such as through increased levels of hardstanding to accommodate car parking.

3.2.8

Some conversions may similarly be resisted, for example where a semi-detached house is
altered to form two flats. The increase in car parking, traffic, and other physical
alterations may all contribute to a harmful effect on the character of the area.
Conversions may also be resisted on the grounds of harm caused to the amenity of
neighbouring dwellings. For example, the siting of a kitchen or living room in a
proposed flat on the other side of a party wall to an existing bedroom in the adjoining
dwelling may give rise to unacceptable levels of disturbance. Each application will be
considered on its merits in relation to its specific context.

3.3 Street Patterns
Principle 3C: Street Patterns
The development should pay regard to the following aspects of the character of the
street network which surrounds or adjoins the development site:
(a) The shape, width, and length of the streets.
(b) The structure of any open space network.
3.3.1

Considerations of street patterns will only usually be necessary when larger scale
developments are proposed which construct their own streets. This principle does not
mean that the precise form of the adjoining road network should necessarily be copied.
The design of the roads must also take into account the adopted highway standards, as
referred to in paragraph 5.5.3. However, particularly in an area of high quality character,
a development should pay due regard to the importance of the local street pattern. This
assessment should also take due account of whether the positioning of junctions with
other streets, and the hierarchy of the surrounding road network is a significant part of
the character of the street pattern.
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3.3.2

The open space network is an important component of the street pattern. This describes
any particular pattern of the larger areas of open space and landscaping, both hard and
soft, such as parks and tree groups, and their relationship to the road network.

3.3.3

Developments should be designed to limit the opportunities for crime. Advice can be
gained from the Architectural Liaison Officer of the Surrey Police (see Appendix 1 for
contact details).

3.4 Plots
Principle 3D: Plots
The development should pay regard to the following aspects of the plot
characteristics which surround or adjoin the development:
(a) Plot sizes and house types
(b) The position of the main building within the plot
(c) The treatment of the plot boundaries
(d) Landscaping within the plot
(a)

Plot Sizes and House Types

3.4.1

Plot sizes, and in particular their widths along the street frontage, are important in
determining the “rhythm” of the buildings along the street, and the “grain” of the street.
House types refer to the mix of detached, semi-detached, terraced, and flatted buildings
within the plots. Particularly in the case of infill development, if there is a distinctive and
valued pattern of plot widths and house types in a surrounding area, then this may have
to be closely followed (see Diagram 1). Notwithstanding the example in Diagram 1, for
larger sites or in areas with a less valued character, it may be possible to make fuller use
of the development potential of large back gardens.

Diagram 1

Demolition and creation of
cul-de-sac development

Acceptable infill frontage development in an
area where the maintenance of character
outweighs a need to increase density

3.4.2 Government planning guidance which encourages higher densities will usually lead to a
greater proportion of terraced and flatted units within a development. The degree to
which these higher density units can be incorporated into an infill development will
depend on the mix and quality of the character of the surrounding units. For example,
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in a street of mainly detached units, but with some terraced units, it may be easier to
incorporate new terraces than in a street composed only of detached units. Even in a
street of detached housing, a block of flats can often have the same massing and scale as
the adjoining detached housing. The degree to which this allows the incorporation of
flats into residential areas typified by lower density development is addressed in
paragraphs 3.2.7 and 3.2.8.

(b)

The Position of the Main Building within the Plot

3.4.3 Development should pay regard to the context of the surrounding street scene in respect
of:
•
•
•
•

The setback of the building line from the front of the pavement.
The proximity of the building to side boundaries.
The coverage of the building on its plot.
The orientation of the building to the street.

3.4.4 The setback of the development should normally maintain that of the established building
line. In the inside of larger developments where there may be a less specific context,
variations in setback may be allowed where this does not fragment the sense of enclosure
of the street.
3.4.5 The gaps between buildings are a critical element in a street scene as well as the
buildings themselves, and should be respected particularly for infill proposals.
Appreciation of these gaps is helpful in order to avoid a development having a cramped
appearance (see Diagram 2).
Diagram 2
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3.4.6 In larger developments with a less specific context, the distance of the side walls of
detached and semi-detached housing to the boundary should be appropriate to the scale
of the housing: typically larger houses merit larger distances between them. Even with
the smallest scale of detached and semi-detached house, it is unlikely that a gap from the
wall to the side boundary of less than 1m would be acceptable.
3.4.7 The setting of a building and the sense of spaciousness around it is also affected by the
coverage of a building on its plot. One example is a residential area with houses in large
mature gardens. If an area like this has a particularly distinct and valued character, then
the sub-division or erosion of the garden areas should be limited or avoided.
3.4.8 The main building should generally be orientated parallel or perpendicular to a highway
or plot boundary. This applies to both attached and detached types of housing. This
helps to define the structure of the street and visually enclose public space. For example,
where a new cul-de-sac or street is being inserted, usually at right angles to an existing
street, houses at the entrance or “shoulders” of the new street should usually face the
original road frontage. Exceptions are only likely to be acceptable in the case of
detached houses with large gardens on most sides, or where a change of orientation still
offers an adequate definition of the streetscape.
(c)

The Treatment of the Plot Boundaries

3.4.9 Developments should pay close regard to the treatment of the plot boundaries of the
surrounding area, and in particular the front boundary adjoining the pavement. Front
boundaries such as brick walls, railings, fences and hedges can play a useful role in
helping to enclose and define the street. They should normally be limited in height
where they adjoin an access in order to allow a vehicle leaving the plot to gain adequate
sightlines along the street: useful guidelines adjacent to an access are a maximum height
of 0.8m for walls, 0.6m for hedges and railings to a greater height provided that they can
be adequately seen through. Including a side boundary treatment such as a low fence in
the front garden dividing two adjoining properties, can often have a useful function in
screening unsightly views of cars at oblique angles along the street. Householders often
wish to remove some of these features, for example to provide an additional car parking
space in the front garden. Consideration will therefore be given in exceptional
circumstances to removing permitted development rights thereby ensuring the retention
of these useful features.
(d)

Landscaping within the Plot

3.4.10 Landscaping within plots, particularly in front gardens, has an important role in shaping
the character of the street. The typical size and frequency of shrubs and trees in the street
scene should be taken into account. For example, an existing street may typically have a
large shrub or tree at least 2m high in 2 out of 3 front gardens. If so, then consideration
should be given to reproducing this pattern in a stretch of infill development. Further
information on landscape features is given in section 5.2.
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3.5 Buildings
Principle 3E: Buildings
The development should pay regard to the following aspects of the buildings
which surround or adjoin the development:
(a) The scale of the buildings; and
(b) The shape of the buildings.
The Scale of the Buildings

3.5.1 The scale of a building refers to its overall height and massing in the street scene. The
height of a building can be expressed in terms of its physical height above the ground,
the number of floors, or the height of the parapet or roof ridge. Massing refers to the
combined effect of the arrangement, volume and shape of a building or group of
buildings in relation to the other buildings and spaces around it. Consideration should be
given to how the massing of a proposed development relates to the overall massing of the
street scene. In accordance with Principle 3G, the question of whether a new
development can, for example, be higher than the surrounding development will depend
on the character and quality of the street scene. For instance, a street solely composed of
2-storey houses with small gaps between them and with a distinct and valued character
may have limited or no scope for a 3-storey infill (see Diagram 3). A street with a range
of heights may have more opportunity for taller buildings. Details of the scale of
adjoining buildings in the street may be required in order to assist an appreciation of how
the proposals fits into the street scene. One way of introducing more floorspace into a
building is to introduce rooms into the roof space using dormer windows for example.
Such a measure would also depend on whether there were similar features in other
buildings, and an assessment of to what degree this contributed to the quality of the
character of the street.

Diagram 3
Incongruous
building and roof
form on new infill

New infill
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The Shape of the Buildings

3.5.2 The shape of a building is concerned with the walls, roofs and other significant shapes
such as chimneys which affect the building’s appearance in the street scene. The
character of the shape of buildings in the street scene will depend on such questions as:
Are the buildings in the road mainly oblong or square? Do the walls exhibit particular
proportions along their sides? Is there a multiplicity of shapes perhaps due to a large
number of extensions over the years? Is there a coherence in the roofscape of the street
such as a predominance of gables, hips, or pitches to the front or side, or in the slope of
the roof? Is the rhythm of chimneys an important part of the character of the street?

3.6 Details and materials
Principle 3F: Details and Materials
The development should pay regard to the following aspects of the details and
materials of the buildings which surround or adjoin the development:
(a) Details including: architectural style; the nature and scale of building
elements; the relation of the scale of the building elements to the building as
a whole; the degree of simplicity of detail.
(b) The type, colour, pattern and use of materials.
3.6.1 As stressed earlier, these Guidelines do not intend to stifle innovation and creativity of
design in a new building. However, if the character of an area has a certain quality
which may be partly determined by its details and materials, then a new development
should pay due regard to them. Developments which have less of a specific context have
more freedom to differ in their architectural details, materials and style from their
surroundings.
3.6.2 The nature of and scale of building elements refers to such features as: windows and their
rhythm of placement along the façade; entrances; porches; whether there are recurring
patterns in a street scene such as frequently spaced “verticals” caused by a progression of
bays and front gables; architectural details such as quoins on the corner of a building,
string courses of bricks; and others. The relation of the scale of the building elements to
the building as a whole refers to such issues as the proportion of windows, openings and
any other “voids” to the mass of the building. Diagram 4 illustrates typical architectural
details.
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Diagram 4

3.6.3 Materials are often particularly important in shaping the character of an area. Brick is the
dominant material in the Borough, although depending on the quality of the surrounding
character, other materials can be introduced. Other materials seen in the Borough
include painted render and half-timbering. Depending on the context, more modern
materials such as glass and steel may be appropriate. The materials of the roofs, for
example slate or tile, are important and also that of the hard landscaping such as the
driveways. The colour of all proposed materials must be given careful consideration.

3.7 Varying the Character of New Development
Principle 3G. Varying the Character of New Development
The character of new development can vary from that of its surrounding area
having regard to:
(a) The quality of the character of the surrounding area;
(b) The quality of the design of the surrounding area; and
(c) The impact of the proposed development on the character of the surrounding
area.
(a)

The Quality of the Character of the Surrounding Area

3.7.1 In practice, Principle 3G(a) means that:
•
•

If the character of the surrounding area is of high quality, then there is less scope for
variation in the character of new development; and
If the character of the surrounding area is of low quality, then there is more scope for
variation in the character of new development.
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3.7.2 The quality of the character of an area is sometimes formally recognised by designations
in the Local Plan. These include conservation areas, the Area of Good Urban Character
to the south and west of Camberley town centre, and other designations. Many areas and
streets, or even parts of a street, will not have a formal recognition of their character, but
will have a distinct identity that is valued by local residents. This may derive from the
architectural and spatial coherence of an area, the quality of the individual buildings, the
quality of public space created by the positioning of the buildings, and quality of
landscape features. In these areas of higher quality, proposed developments will usually
be required to be more comparable to the character of the surrounding area, in terms of
the form of their streets, plots, buildings and details and materials. Exceptions can
occasionally be made to this principle if the proposal is of exceptional quality.
(b)

The Quality of the Design of the Surrounding Area

3.7.3 In practice, Principle 3G(b) means that:
•

If the design of the surrounding area is of low quality, then there is more scope for
variation in the character of new development.

3.7.4 In this context, the word “design” does not refer to “character” or even the individual
architectural style of a building, but to acknowledged, wider urban design principles.
These include such concepts as encouraging the enclosure of space, a “legible”
environment which helps people navigate through it, and a clear demarcation of public
and private space. These “urban design principles” are supported by government
guidance as an important means of creating a built environment that both works well for
the people who live there and is attractive. These principles are presented in government
guidance such as “By Design” and in the Surrey Design Guide, referred to in paragraph
1.3.5.
3.7.5 The purpose of including Principle 3G(b) is that in some cases, an existing area may have
a distinct identity of good quality, but may have weaknesses in its wider “urban design”.
In these cases, it may be appropriate to depart from the stricter application of built form
as indicated by Principle 3G(a). A development could be acceptable which differs to
some degree in its character from the surrounding area in order to exhibit good urban
design principles.
(c)

The Impact of the Proposed Development on the Character of the Surrounding
Area

3.7.6 In practice, Principle 3G(c) means that:
•
•

Infill development should usually show less variation in its character compared with
that of the surrounding area.
Developments can show more variation in their character compared with that of the
surrounding area, if there are fewer visual linkages between them and the
surrounding area.

3.7.7 Infill developments usually need to follow more closely the built form of their
surroundings, as they are so closely linked to their neighbours. An example of a site with
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fewer visual linkages where more variation could be allowed are large sites. Some of the
housing “inside” the site may vary to some degree in its character from that part of the
site which physically adjoins the neighbouring area.
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4.0 IMPACT ON NEIGHBOURS AND RESIDENTS
4.1 Privacy and Amenity
Principle 4A. Privacy and Amenity
The new development should not have a significant adverse effect on the privacy
or amenity of neighbouring properties in terms of overlooking, an overbearing
relationship, visual amenity or noise.
4.1.1 Policy H18(b) requires new development to have regard to the relationship of the
existing and new built forms. Throughout this section, the consideration of harmful
effects on neighbouring properties refers to:
•
•
•

The effect of the new development on existing properties outside the application site;
The effect of existing properties outside the application site on the new development;
The effect of new buildings within the application site on each other.

Overlooking

4.1.2 The new development should not cause significant overlooking. The guiding principle is
that housing should be suitably spaced and orientated, and the windows suitably placed
so to prevent any direct overlooking of main habitable rooms and areas from
neighbouring dwellings. The “main habitable rooms and areas” include living and dining
rooms, kitchens, bedrooms, and those frequently used garden areas such as patios close
to the house. A severe degree of overlooking should also be avoided over other areas
that have moderate usage such as towards the middle and, occasionally, even rear of a
garden.
4.1.3 Overlooking from properties to the side. It is unlikely that a development with an upper
storey window with a direct view towards a habitable room or patio area on the adjoining
dwelling will be acceptable. Overlooking is less likely to occur where there is a shallow
angle of view so that the occupant would have to lean out of the window in order to gain
a view of the adjoining dwelling. This is illustrated in Diagram 5.
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Diagram 5

4.1.4 Rear facing elevations. An acceptable level of privacy should be achieved when rear
elevations face each other. Orientating these “rear facing” elevations at a slightly offset
angle can limit overlooking. Overlooking can also be mitigated by careful placement of
windows in these circumstances. For example, it may be possible to locate bathroom and
landing windows directly opposite a habitable room. Greater separation distances will
usually be required for developments of 3 or more storeys in height compared with 2
storeys, or where there are changes in levels.
4.1.5 Elevations facing across a road. Although overlooking is usually a concern with
adjoining development, consideration should also be given to overlooking across a
narrow street. This can sometimes be addressed through placing windows not directly
opposite or at offset angles to the facing main windows across the street.
4.1.6 Levels. Overlooking usually occurs from upper floor windows, although changes in
levels or a lack of ground-level screening can result in overlooking from ground floor
windows. Details of the levels and slopes of the application site and adjoining site, and
cross-sections of the proposed buildings, may therefore in some cases be required to
investigate the potential for overlooking.
4.1.7 Windows. Obscure glazing can prevent overlooking whilst still allowing light into a
room. While this will usually be appropriate for bathrooms, exceptionally it can be
considered for other rooms such as bedrooms provided that there is clear glazing to
another window in the room, which does not overlook an adjoining property. In some
cases, conditions may be attached to a planning permission in order to ensure that
privacy is maintained. These could address: removing the right to replace an obscured
glazed window with a clear glazed one; requiring an obscure glazed window to be hinged
on one side rather than another so it does not open out onto a neighbour; and removing
the right to insert windows into a blank wall facing a neighbour.
4.1.8 Screening. The existence of a screen between two properties such as a row of trees can
prevent overlooking. However, a proposal to plant a screen would not overcome any
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overlooking that would be caused by the development. Evergreen screens are more
successful at preventing overlooking than a deciduous screen. The latter may be
acceptable if it was of sufficient width that an adequate screen would still be provided in
winter. Overlooking that may occur at ground level due to changes in levels may be
prevented by fencing.
Overbearing relationship

4.1.9 The outlook from a main habitable room or area (as defined in paragraph 4.1.2) may
become adversely affected and an overbearing relationship created when the height and
bulk of the proposed building would significantly dominate views from that area. The
following points help to avoid an overbearing relationship:
•

•
•
•

For development which adjoins the side of a neighbouring dwelling, an overbearing
relationship is dependent on: the height of the wall or roof, the proximity of the side
elevations of the neighbouring properties to their boundary, and the location of the
main habitable rooms and areas. Even a single-storey development can have an
overbearing relationship to the adjoining property to the side, if the roof or the top of
the side wall extends down the garden such that it would dominate views from the
neighbouring property.
For rear facing buildings, it is highly unlikely that a neighbouring 2-storey building
would be acceptable if situated immediately the other side of the dividing boundary.
As with overlooking, considerations of these factors are influenced by changes in
levels and screening.
The overbearing effect of a roof such as a gable ended roof can sometimes be
reduced by replacing it with a hipped roof.

Visual Amenity

4.1.10 Visual amenity refers to that enjoyment afforded to the occupants of a dwelling by its
immediate surroundings which can be adversely affected by the proximity of a proposed
building or the quality of the view. Even if there is not a obvious overbearing
relationship, a proposed building can still be intrusive, uncomfortably close or
uncharacteristically close, and should be avoided.
4.1.11 Where housing is proposed in proximity to a non-residential use, particularly commercial
uses, main habitable rooms and areas facing directly towards features which have a
detrimental impact on the view should be avoided where possible. This could include
views at a close distance towards the storage of materials, commercial vehicles, industrial
plant and other unsightly features. Screening in some cases may reduce this impact,
particularly where the views are over a road. The attractiveness of a longer view which
may be lost to existing residents is also a consideration although it is usually only
accorded limited weight.
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Noise

4.1.12 This section primarily refers to minimising the harm to amenity caused by “everyday”
noises through good design. The protection of development from significant noise
sources such as motorways, or busy “A” roads, or railway lines is addressed by Policy
G20 of the Local Plan and Planning Policy Guidance Note No. 24 “Planning and Noise”
(PPG24) issued by the government. Where a development may be subject to a
significant noise source such as busy road, a noise survey will be required to establish the
constraints on the development caused by the noise and whether measures such as
acoustic screening or double-glazing can mitigate the impact. The Borough Council
supports the use of the Noise Exposure Categories A-D in surveys as proposed by
PPG24. Advice on noise surveys can be gained from the Environmental Health Division
at the Borough Council (see Appendix 1 for contact details).
4.1.13 Access roads. The insertion of an access road close to existing houses may cause harm
to the amenity of existing properties from traffic noise along this road. The assessment
of this harm will take account of:
• The number of vehicles travelling along the access road.
• The distance of the access road to principal windows in the existing houses.
• The degree to which screening such as acoustic fencing can reduce the effect of
noise.
• The existing noise levels experienced by the property.
4.1.14 Car parking. A new driveway and car parking within the curtilage of a house can
sometimes cause harm to the amenity of neighbours due to cars starting their engines and
car doors slamming. The position of a driveway and car parking should take due account
of these potential sources of disturbance.
4.1.15 Noise from installations. The placement of noisy installations such as swimming pool
plant should avoid undue nuisance to neighbouring properties.

4.2 Daylight and Sunlight
Principle 4B. Daylight and Sunlight
The new development should not materially affect the amount of daylight or
sunlight available to neighbouring properties.
4.2.1 Daylight is the volume of natural light which enters a dwelling to provide satisfactory
illumination of internal accommodation between dawn and dusk. Sunlight is direct light
from the sun. The following points help to avoid unacceptable loss of daylight and
sunlight.
• For development which adjoins the side of a neighbouring dwelling, the loss of
daylight and sunlight is dependent on: the height of the wall or roof, the proximity of
the side elevations of the neighbouring properties to their boundary, the location of
the main habitable rooms and areas including patios, and the orientation of the
dwelling. If the proposal is to the south of the existing dwelling and may obstruct a
significant degree of direct sunlight, then particularly close attention should be paid
to the siting and scale of the proposal.
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•
•
•

Single-storey structures should be positioned so that their walls and roofs do not
cause unacceptable loss of daylight and sunlight.
A development should avoid casting a significant degree of shadow on the patio area
of the garden immediately outside the house.
The potential for existing or proposed trees to obstruct daylight and sunlight should
be fully considered.

20

5.0 SPECIFIC PLANNING FACTORS
5.1 Amenity Space
Principle 5A. Amenity Space
The new development should provide adequate garden and amenity space.
5.1.1 This section addresses private garden and amenity space and expands upon Policy H23
of the Local Plan. It does not address the requirements for public outdoor playing space,
which are set out in Policies H20, H21, and H22 of the Local Plan. The requirements of
Policies H20 (Children’s Playing Space within Large Housing Developments) and H22
(Commutation of Direct Children’s Playing Space Provision) are described in more detail
in the Supplementary Planning Guidance “Provision of Outdoor Playing Space” which is
currently in preparation and is expected to be published in 2002.
5.1.2 An appropriate amount of garden space must be provided for the dwelling. It could be in
the form of a private garden, for example with houses, or a communal amenity space
with flats. There are no quantitative standards for gardens. Each case will be assessed
on its merits.
•
•
•
•
•
•
•

Gardens should provide a useable area which can satisfactorily accommodate the
“passive” recreational requirements of the residents such as sitting out.
In assessing the “useable” garden area, this should not include groups of trees which
effectively reduce that area which can be genuinely made use of.
The gardens should be positioned to allow for a reasonable degree of privacy and
sunlight.
Gardens should allow for external drying areas, which should allow for ease of access
for residents while remaining visually unobtrusive.
Gardens should allow for external storage space, such as for cycles or prams. In the
case of communal amenity space, storage space should be allowed which provides
access for all residents.
Larger houses such as those with 4-bedrooms should have larger gardens than those
with smaller numbers of bedrooms.
Wide, shallow gardens with only a short distance from the dwelling to the rear
boundary should be avoided, in order to provide a useable garden area.

5.2 Landscape Features
Principle 5B. Landscape Features
The new development should retain landscape features which make a significant
contribution to the environment of the site or the wider street scene. Appropriate
landscape design will be sought to enhance the quality of the residential
environment for occupants and the adjoining residents.
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5.2.1 Landscape features such as trees, shrubs, streams and ponds make an important
contribution to the quality of the area. They often have an ecological as well as a visual
function. Policy G24 of the Local Plan addresses the retention of trees. An applicant is
expected to make full use of existing site features in any proposed landscape design. In
assessing which landscape features could be lost and which ones could be protected, the
Borough Council will evaluate the value of these landscape features against the planning
merits of the proposed development.
5.2.2 Tree Preservation Orders. Trees which appear to be under threat, but are worthy of
protection, may be safeguarded by the serving of a Tree Preservation Order (TPO).
These can be imposed by the Borough Council on individual trees, groups of trees or
woodlands where it considers that: the trees are in good health; make a significant
contribution to public amenity; and/or there is a potential threat to the their long term
retention. Information on whether there is an existing TPO on a site can be gained from
the Development Control Division at the Borough Council (see Appendix 1 for contact
details).
5.2.3 Tree Surveys. Where relevant, the Borough Council will require developers to provide
details of the position and size of all prominent landscape features. These will include
most trees, significant shrubs and hedges. It is likely that a tree survey will be required
on the vast majority of application sites where there is at least one good tree. The survey
should indicate the species, height, spread and trunk diameter measured 1.5m above
ground level. The tree survey should be carried out in accordance with British Standard
5387, 1991. This assists the Council in assessing which trees should be retained and
which can be felled.
5.2.4 Landscaping Schemes. Landscaping schemes should include details of species, numbers
or density of planting, their height at the time of planting, and location. Applicants
should have regard to a number of British Standards for landscaping. These include
BS4428 “General Landscape Operations”, and BS3936 “Nursery Stock” which gives
specifications for planting. On larger sites where there may be a woodland for example,
it may be necessary for a management agreement to be attached to the planning
permission in order that the proper, longer term health and value of the woodland is
ensured. The use of native species which bring ecological benefits may be sought where
appropriate.
5.2.5 Planning Conditions. Conditions may be attached to a planning permission addressing:
•
•

•

Which trees and landscape features identified in the tree survey should be retained.
Protect existing landscape features and trees prior to the commencement of, during
and after site works, for example through the installation of fencing around a feature,
requiring hand digging for construction works close to a feature, or no trenches to be
dug within a certain distance of the feature.
The approval and implementation of landscaping schemes.

5.2.6 In considering which trees and landscape features should be retained and how a housing
layout should relate to them, the following points will be taken into account:
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•
•
•
•
•
•
•
•

It is particularly important to retain landscape features if they are prominent in the
street scene. Layouts should retain mature trees and hedges wherever possible.
The value of trees in back gardens or in locations away from the main public area
should be recognised due to their ability to prevent overlooking, soften the private
environment, and provide views of canopies in-between and above houses.
The health of trees and landscape features and the prospect of their survival in the
medium and long term.
The value of smaller or even poorer specimens if they have a group value. For
example, a number of smaller shrubs and other plants can contribute to screening a
site.
Changes in levels caused by construction works can alter the water table and result
in the loss of features of landscape and ecological value. Details of existing and
proposed levels may therefore be required by the Borough Council.
Layouts should try to avoid siting a house too close to the canopy of a tree as this
may lead to pressure to fell the tree due to overshadowing, or the perception of
danger from the tree should it fall on the house.
A layout should not result in trees causing a significant loss of daylight or sunlight
for a property.
There should be a clear distance between a house and the canopy of a tree which
allows for further growth.

5.3 The Historic Environment
Principle 5C. Historic Features
The new development should pay regard to the need to protect the value, character
and setting of listed buildings, locally listed buildings, conservation areas, and
Historic Parks and Gardens. Developments should not prejudice the value of areas
of archaeological potential.
5.3.1 Advice is given in the Local Plan on how development should respect the value of
these heritage assets in the following policies:
•

•

•
•
•

Conservation areas: Policies HE1 (Development in Conservation Areas), HE2
(Changes of Use in Conservation Areas), HE3 (Demolition and Replacement of
Buildings in Conservation Areas), and HE6 (Variation of Normal Planning and
Highway Requirements).
Listed buildings: Policies HE6 (Variation of Normal Planning and Highway
Requirements), HE7 (Demolitions, Alterations and additions to Listed Buildings),
HE8 (Change of Use of Listed Buildings), and HE9 (Development Affecting the
Setting of Listed Buildings).
Locally-listed buildings: Policy HE10 (Structures of Local Significance) – also
known as locally listed buildings.
Archaeological Areas: Policy HE14 (Areas of High Archaeological Potential), and
HE15 (Sites Outside of Areas of High Archaeological Potential).
Historic Parks and Gardens: Policy HE16.
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5.3.2 The Local Plan Proposals Map shows the location of the conservation areas, Areas of
High Archaeological Potential, and Historic Parks and Gardens. The Planning Policy
and Conservation Division at the Borough Council (see Appendix 1 for contact details)
maintains a schedule of listed and locally listed buildings.
5.3.3 Historic buildings and areas are an important part of our cultural heritage which are
valued and protected for their own sake. They make a vital contribution to the local
distinctiveness of the Borough, helping to create the sense of place. Accordingly, the
historic character of these buildings and areas should be given particular attention in the
assessment of the character of the development site and its surroundings as described in
Chapter 2 of these Guidelines. Development affecting historic buildings and areas is
subject to strict control. Advice on the design of new buildings alongside historic
buildings and their setting is given in PPG1 “Planning and the Historic Environment”
(1994), especially paragraphs 2.14-2.17. Development which adversely affects the
setting of listed buildings is likely to be refused. Within conservation areas, development
is required to preserve or enhance the character or appearance of the area. Any new
development should be in harmony with, or complementary to, the area’s special
architectural or historic interest. This also applies to development outside the area but
affecting its setting. Conservation area appraisals either have been, or are in the process
of being, prepared and should assist in the justification or proposed schemes. PPG 15
paragraphs 4.14 - 4.20 are of assistance. The publication “Conservation Area Practice”
by English Heritage is also useful, especially paragraph 8.3.
5.3.4 Where archaeological remains are considered to exist, conditions may be attached to a
planning permission requiring an archaeological investigation of the site to be undertaken
prior to the commencement of building works. For further information please refer to the
Borough Council’s “Archaeology Guidance Note”, published in 2002.

5.4 Nature Conservation
Principle 5D. Nature Conservation
The new development should not have an adverse effect on protected species and
habitats.
5.4.1 The Borough has a wealth of ecological species and habitats which require protection.
The vast majority of the habitats which are formally designated are in the countryside
and are addressed in paragraph 5.4.8 below. Yet even development in the urban areas
and villages of the Borough can have an effect on them, and this may need to be taken
into account by the applicant. But for most applications for housing, the primary effect
on nature conservation will be on protected species or on small, undesignated areas of
habitat value. These can exist in ordinary back gardens, and not just areas with a more
obvious wildlife potential such as a woodland.
Ecological Surveys

5.4.2 Initial Ecological Surveys. An initial ecological survey will be expected on all
application sites where there is a reasonable prospect that the site contains protected
species or habitats of value. These should be undertaken at the appropriate time of year
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and submitted with the planning application. Surveys would be expected on most sites
where no development had previously taken place. They would be expected on
developed sites where species are in evidence such as a badger sett, or where habitats of
potential value are apparent, such as a stand of trees, a pond or stream. This initial
survey should describe: the flora and fauna of the site and its ecological importance; the
site’s role in the ecological integrity of the wider area, for example by providing foraging
areas; and on works which would be required to protect habitats. It should advise on
whether more detailed surveys on particular species will be required. The Surrey
Wildlife Trust, whose contact details are in Appendix 1, can advise on the content of the
survey.
5.4.3 Ecological Surveys of Particular Species. If the initial survey reveals the presence of a
protected species then an additional specialised survey of this species is likely to be
required. The survey should advise whether the development can proceed without
harming the protected species, such as through mitigatory measures, leaving part of the
application site undeveloped or, in some cases, through translocating the species to
another site. Policy G22 of the Local Plan provides the planning policy framework for
protecting these species. The species most often subject to these specialised surveys in
the Borough are described below, although this is not an exclusive list.
Protected Species

5.4.4 Badgers. Badgers and their habitats are protected. The West Surrey Badger Group
(contact details in Appendix 1) can advise on the badger survey and to what degree the
presence of badgers may be a constraint to development. Separate to any planning
permission, a licence is required from English Nature (contact details in Appendix 1) for
works to or affecting badger setts. It is important that any development should not only
protect the badger colony but also not place stress upon it. This could happen if the
development significantly reduced the badgers’ foraging areas or allowed human
activity, such as through playing or traffic noise, to intrude on their activity.
5.4.5 Bats. Bats can be found roosting in buildings or trees. All species of bats are European
protected species, and a licence is required from the Department for the Environment,
Food and Rural Affairs (contact details in Appendix 1) for development related works
affecting bat roosts. English Nature and the Surrey Bat Group (contact details in
Appendix 1) can advise on licensing and authorisation, surveys and protective measures.
In some circumstances, and only once a licence has been granted, bats can be encouraged
out of a roost into a new habitat in order to facilitate the development. However, this can
often only occur at certain times of year.
5.4.6 Amphibians and Reptiles. Slowworms, grass snakes, adders and newts are frequently
found in the Borough. An amphibian and reptile survey should address whether these
species can be translocated off the site. The Surrey Amphibian and Reptile Group
(contact details in Appendix 1) can advise on surveys and protective measures. In many
cases, for example where there is a habitat of distinct value such as a pond or stream on
the application site, then it is likely that the Borough Council will seek to retain such
features.
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Management Agreements

5.4.7 Management agreements, enacted through a Section 106 Legal Agreement attached to a
planning permission, are sometimes sought by the Borough Council in order that habitat
and protection works are carried out. For example, it may be necessary for a woodland
management scheme is carried out in order to improve the ecological value of a degraded
and ageing woodland. The developer will be expected to ensure, as part of the
Management Agreement that sufficient funding is available to ensure its implementation.
Designated Areas of Ecological Value

5.4.8 Most of these areas are found in the countryside and are shown on the Proposals Map of
the Local Plan. They include Sites of Nature Conservation Importance (SNCIs) and Sites
of Special Scientific Interest (SSSIs), proposed Special Protection Areas (pSPAs) and
candidate Special Areas of Conservation (cSACs), and Nature Reserves. Policies RE10,
RE11 and RE12 of the Local Plan address their protection. Whilst it is highly unlikely
that housing would be considered on these sites, it is important to consider whether
activity from any proposed housing near the ecological site would have an effect on it.
This could be from recreational activity or even the predation of cats and dogs on
endangered species. This is particularly important in the case of the pSPAs and cSACs
which are of European importance. The impact of small numbers of housing close to
these sites, or larger numbers of housing up to 500m away must be considered. In these
cases, the Borough Council will consult English Nature who will advise on whether an
assessment of these impacts may be necessary, and whether the effects could be
mitigated. In these circumstances, the applicant will be required to supply the Borough
Council with the necessary information to enable it to undertake the assessment.

5.5 Transportation and Infrastructure
Principle 5E. Transportation and Infrastructure
The new development should:
(a) Be in accordance with the adopted car parking and highway design
standards;
(b) Have an acceptable impact on local highways and amenity;
(c) Provide for an appropriate level of transportation modes other than the car;
and
(d) Provide for infrastructure which is fairly and reasonably related to the
development.
5.5.1 The Movement chapter, and Policies G2 and G3 of the Local Plan which relate to
infrastructure requirements and planning benefits, address the issues set out in the above
Principle.
Car Parking

5.5.2 The current adopted parking standards are contained in Appendix 7 of the Local Plan.
However, these are now interpreted in the context of PPG13 “Transport” and PPG3
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“Housing” which require a lower level of parking. The Borough Council is undertaking
its own review of car parking standards in 2002. Applicants should therefore consult the
Development Control Division at the Borough Council (contact details in Appendix 1 of
this document) on the appropriate parking standard for the development.
Highway Design Standards

5.5.3 The internal site layout will need to comply with the adopted highway design standards.
This is currently the Surrey Design Guide 2002 issued by Surrey County Council, which
is referred to in paragraph 1.3.5 of this document. The Technical Appendix of the Surrey
Design Guide sets out the detail of the highway standards. Relevant standards are also
contained in the government publication “Design Bulletin 32” and its companion guide
“Places, Streets and Movement”. Advice on the application of highway standards is
given by the Transportation Development Control Section of Surrey County Council
(contact details in Appendix 1 of this document).
5.5.4 The highway layout will be required to demonstrate that a satisfactory means of access to
the site can be gained, without causing an increase in danger to road users and
pedestrians. Vehicles (including service vehicles such as delivery lorries and refuse
vehicles) must be able to manoeuvre safely within the site. In designing a layout, priority
is given to the ease of movement of pedestrians and cyclists over cars and other vehicles.
5.5.5 Transportation Assessment. For larger developments, it may be necessary to undertake a
Transportation Assessment so that the impact of traffic from the development on the
surrounding road network can be evaluated and that any necessary complementary
transport modes such as cycling and public transport can be encouraged. Surrey County
Council Transportation Development Control Section will advise on whether an
Assessment is required.
Impact on Local Amenity

5.5.6 Proposals will need to demonstrate that a highway layout can be designed without giving
rise to undesirable visual impact. For example, in order to achieve adequate sightlines
along a road from an access, care should be taken to limit the removal of boundary
hedges and walls. Roads and accesses should be located so as to minimise nuisance from
noise to neighbouring properties as discussed in paragraphs 4.1.12 –4.1.14.
Infrastructure

5.5.7 Drainage. A drainage strategy for both surface and foul drainage will be required for
larger sites. Occasionally, drainage details will be required for smaller sites if it is likely
that a new drainage system for a site may have an effect on existing trees or ecological
habitats. Further advice on information requirements for drainage matters can be
obtained from the Borough Council (see Appendix 1 for contact details). Advice on the
potential polluting effects of a development on the local river network and environment
can be gained from the Environment Agency (see Appendix 1 for contact details).
5.5.8 Developers may be required to make direct or financial provision for off-site
infrastructure works where these are directly related to the scheme. These could include
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improvements to the transport network, utility services, environmental features or, in
some cases, local social facilities. These are usually secured through a Section 106 Legal
Agreement, or on occasion through a unilateral undertaking by the applicant.

5.6 Previous Planning Permissions
5.6.1 A previous planning permission on a site, which approves a particular type and scale of
development, is a material consideration in determining the merits of a new application.
However, this will be balanced against any new planning policy which has been
approved, whether by central or local government, since the date of the previous
planning permission. It should not therefore be expected that a development which has
been approved in the past, especially if the permission has lapsed, will be approved in the
future.
5.6.2 Where a Planning Brief has been approved by the Borough Council for a site, the new
development will be expected to be in accordance with the principles set out in the Brief.

The Council wishes to acknowledge Chiltern District Council and Woking Borough Council for giving
permission to use their illustrations in this Guidance.
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APPENDIX 1: USEFUL CONTACTS
For further advice regarding the contents of these Guidelines, the contacts are as follows:
Tel. Nos.

01276 707100

Surrey Heath Borough Council
Surrey Heath House
Knoll Road
Camberley
Surrey GU15 3HD
Planning:

For advice on planning applications: Development Control Division

01276 707222

For advice on Local Plan policy: Planning Policy and Conservation Division

01276 707222

The Historic Environment: Stephanie Hewitt (Principal Planning Officer)

01276 707245

Trees and Landscaping: Ian Wright (Arboricultural Officer)

01276 707240

Drainage :

Chris Banister (Projects Engineer)

01276 707465

Noise surveys:

Tim Pashen (Principal Environmental Health Officer)

01276 707343

Surrey County Council
Transportation and Highways:

020 8541 9837

Andy Stokes
Transportation Development Control Section
Surrey County Council
County Hall
Kingston upon Thames KT1 2DY
Planning and Development Service :

Surrey County Council
County Hall
Kingston upon Thames KT1 2DY
Archaeology:

020 8541 8800

Principal Archaeologist

020 8541 8991
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Surrey County Council
County Hall
Kingston upon Thames KT1 2DY

Crime Prevention
01483 571212

Architectural Liaison Officer
Surrey Police
Mount Browne
Sandy Lane
Guildford
Surrey GU3 1HG

Pollution Control
01276 454300

Environment Agency
Swift House
Frimley Business Park
Frimley
Surrey GU16 7SQ

Nature Conservation
01483 488055

Surrey Wildlife Trust
School Lane
Pirbright
Woking
Surrey GU24 0JN

English Nature (Surrey and Sussex Team)
01273 476595
(dealing with all enquiries apart from those affecting the Broadmoor to
Bagshot Heaths SSSI)
Phoenix House
32-33 North Street
Lewes
East Sussex BN7 2PH
English Nature (Thames and Chilterns Team)
(only dealing with the Broadmoor to Bagshot Heaths SSSI)
Foxhold House
Crookham Common
Thatcham
Berkshire RG19 8EL

01635 268881

Department for the Environment, Food and Rural Affairs
c/o Licensing Officer
Zone 108, Temple Quay House
2 The Square
Temple Quay

0117 372 8903

30

Bristol

BS1 6EB

West Surrey Badger Group
PO Box 67
Guildford
Surrey GU3 1XR

01483 811989

Surrey Bat Group
c/o Ross Baker or Lynn Whitfield
21 Longmead Road
Thames Ditton
Surrey KT7 0JE

020 8398 9973

Surrey Amphibian and Reptile Group
c/o Julia Wycherley
31 Crossways
Merston
Surrey RH1 3NA

01737 643827
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APPENDIX 2: RESULTS OF THE CONSULTATION EXERCISE
This Appendix includes the report considered by the Borough Council Executive at its meeting
on 3 September 2002. This sets out the representations made on this Guidance in the
consultation exercise, and the Borough Council response to these representations.
ITEM 4
SUPPLEMENTARY PLANNING GUIDANCE
FOR RESIDENTIAL DEVELOPMENT IN
SETTLEMENT AREAS - DEVELOPMENT
CONTROL GUIDELINES

Portfolio:

Environment

Ward(s) Affected:

All

Purpose
To consider the responses received to the consultation draft of the “Supplementary
Planning Guidance for Residential Development in Settlement Areas - Development
Control Guidelines” and to adopt amended Guidance.

Current Position
1.

The former Environment Committee approved a draft of the Guidance for consultation
purposes in January 2002. This Guidance clarifies and develops the application of Policy
H18 of the Local Plan 2000 “Residential Development in Settlement Areas”.

2.

A formal consultation exercise lasting six weeks has taken place. This involved sending
consultation letters out to: local residents’ associations and amenity societies parish
councils, housebuilders who have developed in the Borough, the Government Office for
the South East, and those service providers such as Surrey County Council and English
Nature who have an interest in the issues raised by the Guidance. A copy of the draft
Guidance was made available on the Council website. A summary of the ten
consultation responses received, and the proposed Council response to these comments,
are attached at Annex A.

3.

Various amendments to the draft Guidance have been made following the consultation
process.

Options
4.

The two alternatives are to adopt the Guidance with or without the amendments now
proposed, or to not adopt the Guidance.

Proposal
5.

It is suggested that the Guidance be adopted as it will assist developers and the Council’s
planning officers to provide a higher quality of residential development. The revised
Guidance is attached at Annex B.
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Resources Implications
6.

There are no additional resource implications.

Recommendation
7.

The Executive is advised to RECOMMEND that the revised Guidance be adopted for
development control purposes and for the preparation of planning briefs.

Background Papers:

Forward Plan file: H02.7

Contact:

John Dawson
01276 707211
e-mail: john.dawson@surreyheath.gov.uk
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ANNEX A
Summary of Responses Received
Consultee
Government
Office of the
South East

Surrey County
council

Bisley Parish
Council
West End
Parish Council
Windlesham
Parish Council
Camberley
Society

Comments
The guidance, and in particular
paragraph 3.1.3, should not place
undue restrictions on achieving higher
densities as required by PPG3.

Response
Agreed. Paragraphs 3.1.1 and 3.1.3
have been amended, in accordance
with PPG3, to emphasise that the
efficient use of the land can be
achieved with imaginative designs
and layouts without comprising the
quality of the environment.
Reference is retained to the policy
and site constraints which may
allow lower densities in some cases.

Each copy of the SPG should contain
a statement of the consultations
undertaken, the representations
received, and the Council’s response
to them.
Paragraph 1.3.5 should refer to the
newly adopted status of the Surrey
Design Guide.

Agreed. These items will be
included as Appendix 2 in the final
version of the document.
Agreed. Paragraph 1.3.5 to be
updated accordingly.

The Surrey Design Guide could be
referred to in the list of objectives of
the guidance in paragraph 1.1.1 and
the Guide Principles listed in an
appendix.

No change to guidance. The
existing references to the Guide are
adequate for the purposes of this
SPG.

There should be reference to the need
to conserve energy and water.

No change to guidance. These
issues are already adequately
covered in the Surrey Design Guide
which has been adopted for
planning purposes by this Council.

Paragraph 3.4.1 should explain that,
even in areas of less valued character,
it is still necessary to create a high
quality urban form.
Supports the guidance.

No change to guidance. The
existing text and adoption of the
Surrey Design Guide adequately
makes this clear.
No change to guidance.

Supports the guidance.

No change to guidance.

Supports the guidance.

No change to guidance.

Supports the guidance.

No change to guidance.
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Consultee
English Nature

Surrey Wildlife
Trust

Comments
Policy guidance related to nature
conservation, such as the Habitats
Regulations 1994, should be added to
paragraph 1.3 “Other policy guidance”
and in an appendix.

Response
No change to guidance. This SPG
primarily amplifies Policy H10 of
the Local Plan. Such detail should
be considered for the forthcoming
Nature Conservation SPG.

Paragraph 5.4.1 should contain more
detail on nature conservation issues in
settlement areas.

No change to guidance. Such detail
should be considered for the Nature
Conservation SPG.

Paragraph 5.4.2 should refer to the
need for surveys to be undertaken at
the appropriate time of year.

Agreed. Paragraph 5.4.2 to be
amended accordingly.

Paragraphs 5.4.5 and 5.4.6 should
state that a licence must be sought
from the Department for the
Environment, Food and Rural Affairs
(DEFRA) for works affecting bats and
protected amphibians and reptiles.

Agreed. Paragraph 5.4.5 and 5.4.6
to be amended accordingly and the
DEFRA contact given in Appendix
1.

Paragraph 5.4.8 should include more
detail on how housing sites may affect
protected areas.

No change to guidance. Such detail
should be considered for the Nature
Conservation SPG.

Reference should be made to
enhancing biodiversity in accordance
with the Surrey Biodiversity Action
Plan.

No change in guidance. The
content of the SBAP would be more
suitably addressed in the Nature
Conservation SPG and in the Local
Plan Review.

Appendix 1 should clarify that the
English Nature Sussex and Surrey
Team deals with all enquiries other
than those affecting the Broadmoor to
Bagshot Heaths SSSI, which are
referred to the Thames and Chiltern
Team.
Paragraph 5.4.2 should refer to the
need for surveys to be undertaken at
the appropriate time of year.

Agreed. Appendix 1 to be amended
accordingly.

Paragraph 5.4.6 should distinguish
between the different protection
afforded to different species of newt.
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Agreed. Paragraph 5.4.2 to be
amended accordingly.
No change to guidance. Such detail
should be considered for the Nature
Conservation SPG.

Consultee

House Builders
Federation
Croudace
Homes

Comments
Paragraph 5.2.4 should refer to the
ecological benefits of using native
species in landscaping schemes.
Paragraph 5.2.6 should refer to the
need to consider changes to the water
table affecting nature conservation.

Response
Agreed. Paragraph 5.2.4 to be
amended accordingly.

The contact for the Surrey Bat Group
should be included in Appendix 1.

Agreed. Reference is also to be
made to this organisation in
paragraph 5.4.5.
No change to guidance.

Supports the guidance.

Agreed. Paragraph 5.2.6 to be
amended accordingly.

Paragraph 3.1.3 should not place
undue restrictions on achieving higher
densities as required by PPG3.

Agreed. Paragraphs 3.1.1 and 3.1.3
have been amended in accordance
with PPG3. Reference is retained to
the policy and site constraints which
may allow lower densities in some
cases.

There are too many detailed
references, particularly in section 3,
which will unduly restrict design
freedoms and creativity.

No change to guidance. It is made
adequately clear that this guidance
assists developers to assess
character which can them be
departed from inappropriate
circumstances.

Paragraph 3.4.8 unduly restricts the
orientation of buildings along a
highway.

Agreed. The paragraph has been
amended to allow greater flexibility
where appropriate.

Paragraph 3.4.9 unduly restricts the
height of boundary treatments.

The text has been amended to
clarify that the heights mentioned
apply to boundaries within
sightlines.
The references in paragraph 3.1.3
(d) to the impact of activity on
character and of flatted
development have been clarified
and transferred to paragraph 3.2.6 3.2.8. However, the approach has
not been amended in response to the
issue of sheltered flats in order to
not prejudice the appreciation that,
in some circumstances, sheltered
flats could have an adverse impact
on the character of an area.
No change to guidance.

McCarthy and
Stone

In general supports the guidance.
Paragraph 3.1.3 should recognise the
difference in terms of character and
degree of impact between that of
sheltered housing and conventional
flatted development.

Mr V Osborne

Supports the guidance, particularly the
section on the historic environment.
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The consensus view of the local community taken from the above representations is to support
the guidance.
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