A2

SCHEDULE “A2” TO THE AGENDA FOR THE
WESTERN PLANNING COMMITTEE
16 DECEMBER 2009

Applications subject to public speaking.

Background Papers (DoP&D)

Background papers (as defined by Section 100D(5) of the Local Government Act
1972) relating to this report are listed under the “Representations” heading for each
planning application presented, or may be individually identified under a heading
“Background Papers”.

The implications for crime, disorder and community safety have been appraised in the
following applications but it is not considered that any consideration of that type arises
unless it is specifically referred to in a particular report.

WA/2009/0428 Erection of a detached dwelling and garage on
Elsmore Construction land rear of 86 Boundstone Road, Rowledge,
24/03/2009 GU10 4AU (revision of WA/2008/0645)

Grid Reference: E: 482848 N: 143752

Town: Farnham

Ward: Farnham Shortheath and Boundstone

Case Officer: Mr J Attfield

8 Week Expiry Date 19/05/2009

Neighbour Notification Expiry Date 24/04/2009

Neighbour Notification NA

Amended/Additional Expiry Date

RECOMMENDATION That permission be REFUSED

This application has been brought before the Area Planning Committee at the
request of the local member.
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Location / Layout Plan
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Site Plan. The land (outlined in black) is the application site and the land (outlined in
a dashed black line) is other land in the applicant’s ownership (not to scale).

Site Description

The 0.15 hectare site is located on the northern site of Boundstone Road in Farnham
and is assessed via a private drive, which also serves 86 and 86a Boundstone Road.
The site slopes gently down from south to north and is relatively well screened along
all boundaries with mature trees and hedging.

The applicant has stated that the current use of the site is a builder's yard /
landscape gardener’s depot on the submitted application forms. At the time of the
site visit (06/05/09) the site comprises a large area of hard-standing and number of
dilapidated storage buildings (as shown on the site plan) along with various building
materials.

The lawful use of the site is for the parking of a lorry and the storage of machinery
and equipment in connection with a turf retail business (see planning history).

In planning policy terms the majority of the site is located outside of the developed
area of Farnham and within the Countryside beyond Green Belt, apart from a small
parcel of land to the south of the site, which is located within the developed area of
Farnham.
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Site Plan showing the red line of the site (black) and developed area boundary
(dashed black line) (not to scale).

Photos showing 86 and 86a Boundstone Road and the private drive into the site.
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Photos showing a view into the site and the front (north eastern) elevations of 86 and
86a Boundstone Road and their respective garden areas.

Proposal

The proposal is for the erection of a detached two-storey dwelling with the first floor
rooms partly in the roof and an integral double garage following the demolition of the
dilapidated storage buildings.

As the lawful use of the site is for the parking of a lorry and the storage of machinery
and equipment used in connection with a turf retail business (storage and
distribution), the proposal is also for the change of use of the land to residential
purposes.

The proposed detached half hipped roof dwelling would be sited centrally within the
site. In planning policy terms, the footprint of the proposed dwelling would be
located outside of the developed area of Farnham and within the Countryside
beyond Green Belt.

The proposed dwelling would comprise of a porch, entrance hall, utility room, study,
lounge, dining room, breakfast room, double garage and kitchen at ground floor
level, four bedrooms, two bathrooms and a drawing room at first floor level, to be
served by five gabled dormers.

The proposed dwelling would have the following dimensions (width, depth, height
and floor area): 14.5 m (max), 14.2 m (max), 9.1 m and 250 sq.m.

The proposal also intends to use an air source heat pump system representing an
18% energy saving for the site.

The proposal is accompanied with a Design, Access and Supporting Statement and
a Sustainability Report.
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Proposed elevations and floor plans.
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Proposed Location and Block Plan.

Planning History

WA/2008/0645

WA/2001/0653

WA/1999/1249

WA/1998/2001

WA/1998/2000

Erection of a detached dwelling and
garage.

Erection of a pair of semi-detached
dwellings following  demolition  of
outbuildings.

Erection of two detached dwellings.

Erection of three detached dwellings.

Erection of three detached dwellings.

Refused
24/10/2008

Withdrawn
12/06/2001

Refused
27/10/1999

Refused
05/03/1999
Appeal
Dismissed
12/07/1999

Refused
05/03/1999
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WA81/1863 Erection of a two storey extension to Full Permission
provide kitchen, hall, w.c. and larder 18/03/1982
with boxroom and bathroom over.

WAB80/1584 Proposed construction of house with Refused
double garage. 27/11/1980

Development Plan Policies and Proposals

Policies C2, D1, D2, D4, D7, H4, H10, IC2, M2 and M14 of the Waverley Borough
Local Plan 2002
Policies CC1, CC4, C4 and H5 of South East Plan 2009

Planning Policy Constraints

Outside the developed area of Farnham.
Countryside beyond Green Belt.
Wealden Heaths | SPA 5km.

As mentioned above, the majority of the site is located outside of the developed area
of Farnham and within the Countryside beyond the Green Belt, apart from a small
parcel of land to the south of the site, which is located within the developed area.
The footprint of proposed dwelling would be located outside of the developed area of
Farnham and within the Countryside beyond Green Belt.

Consultations and Town/Parish Council Comments

Farnham Town Council — Object. This development could be a precursor for further
infill development.

Highways — No objection subject to conditions

Representations

3 letters of objection raising the following points:

| expect Waverley to uphold its original decision.

No special circumstances have arisen since the previous application in 2008.
The development lies within the Countryside beyond the Green Belt.

The development would result in overlooking and loss of privacy to a
neighbouring property.

Impact on trees.

Two general observations raising the following points:

No accidents have occurred from insufficient visibility in the last 34 years.
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A covenant is in place with the adjoining properties that would restrict further
access and development of the site and therefore the proposal would not be a
precursor for infilling.

Nine letters of support raising the following points:

It should be a residential usage and a single dwelling is ideal.

The existing yard is out of keeping, has unrestricted hours in terms of use and
causes a nuisance with noise, dust and the hazard of large vehicles trying to
gain access.

Less traffic.

The proposal would improve the area.

A single dwelling house would be a more appropriate use for a residential
area.

In keeping with the surrounding properties.

Determining Issues

Planning History.

Principle of development.
Character of the area.
Residential amenity.
Highway safety.

Effect upon the SPA.
Infrastructure Contributions.

Planning Considerations

Planning History

The site has an extensive planning history. In 1980, a planning application under
WAB80/1584 made by Hornstile Developments Limited for the construction of a house
and garage was refused, as the site was located within the Rural Area beyond the
Metropolitan Green Belt (outside any settlement) and constituted backland
development, which would have a detrimental impact onto the character of the area
and the general amenities of the nearby occupiers.

It is noted that, at the time of the WA80/1584 application, the current application site
(WA/2009/0428) was being used as a paddock.
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WAB80/1584 Site Plan.

In 1994, a Section 191 Certificate of Lawfulness application, under WA/1992/1584
made by Mr B J Fry (the owner of the site and 86 Boundstone Road at the time), for
the existing use of land as a turf, landscape and gardening business; for the storage
of scrap and other general items and for the wood and a portable saw mill was
submitted and refused.

A subsequent appeal allowed a Certificate of Lawfulness for the parking of a lorry
and the storage of machinery and equipment (a tractor, rotovator, mowers, turf cutter
and sprayer) specifically in connection with a turf retailing business (lawn turf
supplier and contractors — not general gardening or landscape works), as the
applicant had demonstrated that the use had existed for more the ten years
continuously. It is noted that, in regard to this specific use, the turf was not grown at
the site, but brought and cut elsewhere and only stored at the site, usually overnight,
on the applicant’s lorry and that the storage and distribution use was low-key. The
owner of the then turf business lived at 86 Boundstone Road.

The Secretary of State on the appeal concluded that no distinct commercial use
(apart from the specific low key storage and distribution use of the turf business) had
been in operation continuously and dismissed the claimed use for storage of scrap
and general items along with the storage of wood and use of the site for a portable
saw mill.
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WA/1992/1497 Site Plan.

In 1999, a planning application under WA/1998/2000 made by Premier Properties
Plc for the erection of three detached dwellings, was refused as the site was located
within the Rural Area beyond the Green Belt (outside any settlement) and comprised
an undesirable cramped form of development which would have a detrimental impact
onto the rural character of the area.

In addition, the Council did not consider that the extinguishment of the limited
storage and distribution use was sufficient justification to allow this development.

WA/1998/2000 Site Plan.

In 1999, a planning application under WA/1998/2001 made by Premier Properties
Plc for the erection of three detached dwellings (identical to WA/1998/2000) was
refused and dismissed at appeal, for similar reasons to WA/1998/2000.
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The Inspector concurred with the Council’'s reasons for refusal and considered that

allowing this particular development would send out the wrong message to owners of
other land on the fringes of settlements.

WA/1998/2001 Site Plan.

In 1999, a planning application under WA/1999/1249 made by Premier Properties

Plc for the erection of two detached dwellings, was refused for similar reasons to
WA/1998/2000 and WA/1998/2001.

WA/1999/1249 Site Plan.

In 2001, a planning application under WA/2001/0653 made by Elsmore Construction

for the erection of a pair of semi-detached dwellings following the demolition of
outbuilding was submitted.

WESTERN



The WA/2001/0653 application was withdrawn as the northern section of the site
was located outside the defined settlement boundary within the rural area beyond
the Green Belt and that the proposal comprised an undesirable cramped form of
development, which would have a detrimental impact onto the rural character of the
area and the general amenities of the nearby occupiers.

WA/2001/0653 Site Plan showing the red line of the site.

In 2008, a planning application under WA/2008/0645 made by Elsmore Construction
(who are also the current applicants) sought permission for the erection of a
detached dwelling and garage. The application was subsequently refused on the
grounds that the proposal, by virtue of its size, form and level of building would result
in an undesirable intensification of residential development upon this site which
would be harmful to the rural character of the site and the area. Also, there was a
strong policy objection being that the proposed dwelling would be within the
Countryside beyond the Green Belt and would therefore not be an acceptable
development and would be contrary to Policy C2 of the Waverley Borough Local
Plan and National Policy PPS7.

In comparison with this latest refusal, the following changes have been made in the
current application:

WA 2008/0645 WA/2009/0428

Refused Current
Width 14 m 13.8 m
Depth 17m 14.2m
Height to eaves 6m 5m
Height to roof ridge 9m 9m
Distance from north 38 m 55 m
boundary
Distance from south 68 m 54 m
boundary
Distance from west 12m 9m
boundary
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WA 2008/0645 WA/2009/0428
Refused Current
Distance from east 17 m 8m
boundary
Other Detached double hipped Integral double garage
roof garage 3 rear facing gabled dormer
Rear hipped roof windows
conservatory 2 front facing gabled dormer
windows

WA/2008/0645 Site Plan. The land (outlined in black) is the application site and the
land (outlined in a dashed black line) is other land in the applicant’s ownership.

There have been a number of enforcement complaints that have been made in the
past (C/2006/00328 and C/2007/00433) regarding the use of the site. These
complaints stated that the site is being used by the applicants (Elsmore Construction
— a local construction company) as a builder's yard for the storage of building
equipment and the burning of materials, along with regular vehicular movements of
lorries loading and unloading.
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The applicants (Elsmore Construction) stated, within a Planning Contravention
Notice, that the site has been used for the storage of building materials in connection
with Elsmore Construction since 2000. Since the most recent enforcement
complaint, the agent / applicant has reverted the land back to its permitted use as
storage of machinery and equipment in connection with a turf retailing business by
using the three former agricultural buildings that exist on the site (as stated on the
submitted application forms) without any enforcement action being taken. At the time
of the site visit it was evident that the builders vans and materials had been removed
from the site and that the land had been reverted back to its permitted use.

Principle of Development / Character of the Area

The majority of the site is located within the open countryside (Countryside beyond
the Green Belt). The principle of the erection of new dwelling and garage within the
Countryside beyond the Green Belt is not acceptable and would be contrary to
Policy C2 of the Waverley Borough Local Plan and National Policy PPS7.

The dwelling itself has been significantly amended from the previously refused
scheme in terms of its bulk and massing. It is nevertheless considered that the
proposal would represent an incursion of development into the countryside and
would, in principle, have a material detrimental impact on the surrounding area. The
design of the dwelling would be in keeping with the local vernacular.

Due to the topography of the land, which falls by approximately 3 metres from north
to south, the only visible part of the development which would be evident in the street
scene would be the roof slope and dormer windows on the southern elevation, giving
the perception of a single storey dwelling and is therefore considered not to be out of
keeping with the street scene or character of the area

However, it is relevant to consider whether the removal of the existing buildings, the
cessation of the lawful use and the development of the site for residential purposes
would represent such an environmental benefit to warrant setting aside the strict
policies of restraint for the countryside.

There have been a number of complaints regarding the lawful use of the site over
the years. The Inspector who dismissed the planning application under
WA/1998/2001 and the Council who dealt with the planning applications under
WA/1998/2000, WA/1998/2001 and WA/2008/0645 considered that the justification
to allow the development for the erection of detached dwellings would send out the
wrong message to owners of other land on the fringes of settlements.

In support of the application, it is stated by the applicants that the proposed
development and use are more in keeping with the character and appearance of the
area and surrounding residential properties and would (if permitted) merely realign
the boundary of the ‘built-up’ area to a line running roughly parallel to Boundstone
Road. It is also stated that it would remove the nuisance which has prevailed for
years through the commercial use of the site.
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It is also stated that to replace the lawful commercial use would remove the nuisance
to neighbours which the current permitted use has caused and that neighbours have
been particularly affected by vehicle movements in and out of the site and general
noise and disturbance. The agent / applicant goes on to say that this use could
legally intensify in the future, which the Council would have difficulty in controlling
and, accordingly, it is not preferable to retain this lawful use and the conversion to
residential must be a better option.

However, it must be stressed that the Certificate of Lawfulness under WA/1992/1584
granted use of the site for the parking of a lorry and the storage of machinery and
equipment in connection with the turf business.

Whilst the site is described by the agent / applicant within the Design, Access and
Supporting Statement to contain various buildings in connection with commercial
activities (this description differs to that which is on the application form) members
are advised that this is not the lawful use of the site.

Specifically, officers note that if the site were returned to its lawful use (for the
parking of a lorry and the storage of machinery and equipment (a tractor, rotovator,
movers, turf cutter and sprayer) in connection with a turf retailing business) that the
extinguishment of the limited storage and distribution use would not be a sufficient
justification to allow this development within the Countryside beyond the Green Belt
(see planning history).

Taking this into consideration, along with the planning policy position of the site
(Countryside beyond the Green Belt) and the planning history, officers do not
consider that the arguments put forward outweigh the clear policy objection for the
erection of a new dwelling and garage on this site, which is located within the
Countryside beyond the Green Belt.

It is considered that this proposal does not represent an acceptable form of
development within the Countryside beyond the Green Belt and would be contrary to
Policy C2 of the Waverley Borough Local Plan and National Policy PPS7.

As previously stated by the appeal inspector, it is considered that, if permission were
granted approval for this particular development, it would establish an undesirable
principle for the development of other similar sites on the fringes of settlements.
Residential Amenity

Policies D1 and D4 of the Waverley Borough Local Plan 2002 seeks to protect the
amenities of occupants of buildings.

It is considered that the proposed development would not have a detrimental effect
upon the general amenities of the nearby occupiers / residents.

Highway Safety
The County Highway Authority has no objection to the proposal in regards to

highway safety, policy or capacity.
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Impact upon the SPA

The proposal is not considered to have a significant effect on the integrity of the
Wealden Heaths | SPA 5 km.

Infrastructure Contributions

Policy D13 states that development will only be permitted where the developer has
made suitable arrangements for the provision of the infrastructure, services and
facilities directly made necessary by the proposed development.

The applicant / agent has submitted a signed and dated Section 106 Agreement to
provide an Infrastructure Contribution for the sum of £9407.56. The Council agree
that this is the correct sum of monies to mitigate any impact that the development
may have on the surrounding infrastructure and is considered acceptable.

Conclusion

The proposed development conflicts with national strategic and local planning policy
advice regarding the countryside beyond the Green Belt as set out in Policy C4 of
the South East Plan 2009 and Policy C2 of the Waverley Borough Local Plan 2002.
It is not considered that there are exceptional grounds to outweigh the clear policy
objection for the erection of new dwelling and garage within the Countryside beyond
the Green Belt.

Recommendation

That permission be REFUSED for the following reason:

1. The proposal conflicts with national strategic and local planning policy advice
regarding the countryside beyond the Green Belt set out in Policy C4 of the
South East Plan 2009 and Policy C2 of the Waverley Borough Local Plan
2002. Within these areas the countryside is to be protected for its own sake
and development in open countryside outside existing settlements is strictly
controlled. The proposed development does not comply with the
requirements of those policies. Insufficient justification has been put forward in
favour of the proposal to warrant making an exception to the strict policies of

restraint.
Informatives
1. The drawing numbers relevant to this decision are: Site Plan Sheet 01,

0902'01 and 0902'02
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