
SCHEDULE “A1” TO THE AGENDA FOR THE 
WESTERN PLANNING COMMITTEE 

DATE 
 
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.

A1 WA/2010/0538 
 G Pryor 
 01/04/2010 

Erection of dwelling and demolition of existing 
dwelling and resiting of barns (revision of 
WA/2008/2166) at  Abbotts Farm, Old 
Lane,Dockenfield Farnham 
GU10 4HL 
 

   
 Grid Reference: E: 482004 N: 139530 
   
 Parish : Dockenfield 
 Ward : Frensham, Dockenfield and Tilford 
 Case Officer: Mr T Lipscomb 

 8 Week Expiry Date 27/05/2010 
 Neighbour Notification Expiry Date 14/05/2010 
 Neighbour Notification 

Amended/Additional Expiry Date 
 

 RECOMMENDATION That permission be GRANTED. 



Location Plan 
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The application has been brought before the Committee at the request of the 
Local Ward Member. 
 



Site Description 
 
The site currently comprises a detached two-storey dwellinghouse with a 
pitched, clay tiled roof, the majority of walls are rendered with mock Tudor 
boarding detail and some of the walls show stonework. 
 

 
Northeast Elevation 

 
Southwest Elevation 
 
There are two barn buildings on site constructed from timber with metal 
frames and corrugated roofs. The larger of the two barns is used for parking 
and general storage and the smaller of the two barns accommodates some 
goats and pigs. 
 



 
Existing Barns 

Existing Barns 
 
There is also a smaller timber building with a corrugated roof to the eastern 
part of the site, which appears to be used for poultry. The barns and smaller 
timber building are within the residential curtilage of the dwelling. 

 
Existing outbuilding 



The dwelling and barns are accessed by a tarmac driveway to the south of the 
site leading to Old Lane. 
 
There are a few mature oak trees to the eastern and western edges of the site 
but the site is relatively open with views in and out of the site from the 
surrounding countryside/farmland. There is a footpath some 15m to the east 
of the site, which provides views into the site. 
 
Proposal 
 
The proposal is for the demolition of the existing dwelling and the erection of a 
replacement dwelling. The replacement dwelling would be located just over 
5m away to the northeast of the existing dwelling (the footprints of the two 
dwellings would not overlap). It is also proposed to relocate the existing barn 
buildings on site from the northwest part of the site to the southeast part of the 
site. 
 
The new dwelling would provide three bedrooms, three bathrooms/WCs, a 
dressing room, a utility room and a lounge and kitchen area. The existing 
dwelling comprises three bedrooms, three bathrooms a lounge, 
kitchen/breakfast area, two studies and a conservatory. 
 
The proposed house would have an unusual design, with a curved front and 
rear wall with curved zinc roofs. The house would be built around a circular 
terrace/pool area and the shape of the house would wrap around this terrace, 
roughly forming a ‘quarter circle’ shaped footprint. The house would be 
rendered in a dusty pale pink render with darker pink rendering to the window 
surrounds (although the agent has indicated that the colour could be different 
if considered necessary). 
 
Parking for the new dwelling would be in an undercroft beneath the house 
accessed by a ramp leading down from the driveway. 
 
The smaller of the two barns would accommodate a biomass boiler and 
hopper to heat the house and solar panels. The proposal also includes a reed 
bed and rainwater harvesting. In terms of the Code for Sustainable Homes, 
the design and access statement predicts that the new house would achieve a 
code level 3. 
 



Block Plan 
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Proposed Roof Plan 
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Existing Plans 
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Proposed Plans 
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Elevation Drawings 
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Illustrative 3 Dimensional Views 
 

 



 
 

 



 
 
 
 

 
 
 
 
 



Existing Barns 
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Proposed Barns 
 

(Not to scale) 
 
Planning History 
 
WA/2008/2166 Erection of dwelling and barns following 

demolition of existing dwelling and 
barns. 

Withdrawn 
13/05/2009 
 
 

WA/2004/1635 Erection of extensions and alterations. Full Permission 
13/09/2004 
 
 

HM/R4160 Private residence to be used as hostel 
for agricultural students 

Approve 
01/03/1950 
 
 

HM/R3643 Alterations to cottage Approve 
18/03/1949 
 
 

 



Development Plan Policies and Proposals 
 
Policies D1, D3, D4, D5, C2, C3 and RD2A of the Waverley Borough Local 
Plan 2002 
 
Planning Policy Constraints 
 
Countryside Beyond the Green Belt – outside any defined settlement area 
AGLV only 
Wealden Heaths I SAC 2km 
Wealden Heaths I SPA 5km 
East Hants SPA 5km 
 
Consultations and Town Council Comments 
 
County Highway Authority:   No requirements 
  
WBC Tree and Landscape Officer:  
 
“Rural location with no trees of individual landscape merit. I raise no 
objections on the grounds of impact to trees/landscape character.” 
 
Surrey Wildlife Trust 18/05/2010:  
 

· Bat survey undertaken in December 2008 indicated the presence of 
bats on site and recommended further survey work (exit and re-entry 
surveys). It also concludes that a European Protected Species Licence 
will be required from Natural England. 

· No further survey work has been provided. 
· The Trust would advise that further survey work is done prior to 

determination of the planning application. 
· Recommend that any clearing of dense vegetation is done outside of 

the bird nesting season (March to August inclusive). 
· The development offers many opportunities to restore or enhance bio-

diversity including: retention of habitat, particularly mature trees; the 
provision of bird and bat boxes; the provision of a ‘wild area’ on site to 
provide food and shelter for smaller animals and any planting scheme 
should specify the use of native species of trees and shrubs. 

 
Surrey Wildlife Trust 30/06/2010: 
 

· The Trust accepts that AEWC Ltd’s Bat Survey provides a satisfactory 
account of the status of protected and important species on the 
proposed development site and the likely effect of the development on 
them. 

· Irrespective of the likely numbers of individuals using the buildings on 
site, we would strongly support the need for continuity in roosting 
opportunities and these could, as suggested in the report, be provided 
within or on the re-erected barn structures. 



· We would also strongly support the need for further appropriately timed 
emergence surveys prior to the demolition of the existing house. 

 
Parish Council:  
 
“Dockenfield Parish Council continues to object to this application as there do 
not seem to be any significant changes to the original application in 2008.  It 
still comprises of the demolition of a property in character within the area and 
significantly in Old Lane. 
 
The developers of the adjacent Manor Farm after several applications and 
appeals have recently been required to keep the original farm buildings within 
character. When Great Holt (ex Convent building) was developed, this was 
also planned with great consideration to retaining the original character, which 
still remains in place. 
 
The present application intends to impose a non-traditional urban structure 
within a beautiful rural setting of AGLV (that we now understand is to be 
treated the same status as AONB).  The external walls will be pink with 
deeper pink render surrounds presumably colour 1824 on the application.  We 
are informed that the current wooden “beams” are in fact painted concrete! 
The site is adjacent to a well used Public Footpath and within sight of several 
others. Past applications in the village have failed because of the loss of vista 
from a PROW. 
 
The application fails to meet RD2a(b) and (c) and especially states the 
intention to apply for a further increase of 40% immediately.  Therefore in 
breach of RD2a(i) “materially larger (50%) than the dwelling it replaces”. 
The originally planned sedum roof will now be zinc this is a positive response.  
Presumably this would have been under the sedum originally as per that 
report. 
 
We note one of the reasons given by the applicant is to save energy.  
However we would suggest the energy used in demolition, the manufacturing 
and provision of all materials and the subsequent construction would be many 
years worth of energy difference of the existing building when better insulated 
(and run by the heating systems suggested).  Also it is disappointing in a 
project purporting to be energy efficient, the eco report indicates a nil score on 
both building and finishing materials being responsibly sourced. 
 
The present application does not give any more detail of a bat survey. DPC 
feels this detail should not be overlooked. 
 
We notice on the application it reads demolition and erection of…. Etc.  
whereas in No. 5 of the Planning History and Pre-Application discussion (and 
the Bat report) the new building will be erected first and the old one 
demolished.  Should permission be given and the new house erected first we 
suggest a time limited condition be placed on how long the old building 
remains. 
 



The previous application was withdrawn because of the evidence of an 
agricultural tie attached to the property. The Parish Council understands the 
decision to remove the agricultural tie on this building was endorsed by 
members in exempt session of the Western Area Planning Committee 
meeting on 28th October 2009.  DPC was surprised there was no other 
consultation and as the decision was made by a planning committee normal 
planning convention must surely prevail which would include notification of 
neighbours and the Parish Council. The Parish Council is puzzled as to why it 
was an exempt item as the officer report to committee did not breach any of 
the confidentiality criteria which are specified in Section 100B(5) of the Local 
Government Act. 
 
With Government policy encouraging agriculture/horticultural/allotments etc., 
we would suggest this decision could be open to challenge. The process 
indicates that anybody can purchase a property with a tie at a reduced cost 
and instigate the required change with no regard to the future generations use 
of the land and buildings. Change to residential is a very restrictive conclusion 
and we would suggest never be voluntarily reversed.   
 
It is unfortunate the Parish only received notification of this application on 23rd 
April although WBC received it on 1st April. When in conversation with the 
officer DPC was told the application would be going to committee on 14th 
where as we would normally expect not to have comments in until the 14th.   
From the lateness of comments from neighbours it would appear they too had 
late notifications. Presumably the officer’s report will go without the Parish 
comments.” 
 
Representations 
 
6 letters of objection, objecting on the following grounds: 
 

· Proposal would contravene all the criteria of Policy RD2A. 
· New house will be materially larger than house it replaces. 
· Design is inappropriate. 
· Dwelling has the appearance of an industrial building. 
· Concern that the officers’ excitement of seeing a modern, new design 

might take over from the need to ensure that the design is ‘appropriate, 
reflects the local distinctiveness of the area and will not otherwise 
detract from the rural character of this Area of Great Landscape Value’. 

· Out of character, the fact that it is eco-friendly does not justify the 
appearance. 

· Design would be more appropriate in an urban area. 
· The fact that unattractive development has been allowed in the past is 

no justification for this unattractive proposal to go ahead. 
· Concerns over appearance of zinc roof. 
· Will appear more intrusive in the landscape and would harm AGLV. 
· This part of the AGLV is recommended to be upgraded to AONB and is 

treated as being within the AONB. 



· Concerns over lack of notification for previous removal of agricultural 
restriction. 

· This property, with a small landholding of good quality arable land, 
would have provided an opportunity for the type of small farming 
business which is now being encouraged by government to address 
the need for local food production. 

· Concerns that further extensions for a 40% enlargement have been 
discussed with the LPA. 

· “RD2 does not accord with the provisions of the Development Plan.” 
 
 
Determining Issues 
 

· Principle of replacement dwelling, visual impact and impact on 
landscape 

· Renewable Energy Provision and Sustainability 
· Impact on Protected Species 
· Residential Amenity Impact 

 
Planning Considerations 
 
Principle of replacement dwelling, visual impact and impact on landscape 
 
Policy RD2A of the Local Plan deals with the principle of a replacement 
dwelling in the countryside. The policy sets out three tests. 
 
“The replacement of dwellings will be permitted provided that the replacement 
dwelling: 
 
is not materially larger than the dwelling it replaces; 
is of an appropriate design which reflects the local distinctiveness of the area; 
and 
will not appear more intrusive in the landscape or otherwise detract from the 
rural character of the area. 
 
In assessing whether a replacement dwelling is materially larger than the 
dwelling it replaces, account will be taken of the relative increase in floorspace 
together with form, bulk and height of the proposal in comparison to the 
existing dwelling.” 
 
The floor area of the existing dwelling (not including the loft space) is 
approximately 213.5m², the proposed dwelling would have a floor area of 
approximately 236.6m², an increase of 10.8%. The existing dwelling is 7.6-
7.8m in height to the ridge and 5-5.3m to the eaves. The proposed dwelling 
would be 6.6m in height to the ridge and 5.2m to the eaves.  
 
Policy RD2A indicates as a guideline that proposals which increase the floor 
area by more than 10% are likely to be regarded as materially larger but that 
account will also be taken of the form, bulk and height of the proposal in 
comparison with the existing dwelling. The proposal is considered to comply 



with policy RD2A criterion (a) and the proposed dwelling is not considered to 
be materially larger than the existing dwelling. 
 
The design of the dwelling is unusual and is not typical of the area. However, 
officers consider that the design of the dwelling is not inappropriate in its 
context. The design, whilst modern and not stereotypical of the locality, has 
taken account of the characteristics of the site and the resultant building and 
hard landscaping are considered to be bold but attractive. The design reflects 
the local distinctiveness of the area in terms of its external materials and 
positioning within the plot. The design of the new house is considered to 
contribute to and enhance the character of the area rather than detract from it 
and the proposal is considered to comply with criterion b) of Policy RD2A. 
Officers are mindful of national policy regarding design issues in the 
determination of planning applications and in relation to design and local 
distinctiveness, PPS1: Delivering Sustainable Development states that: 
 
“Local planning authorities should not attempt to impose architectural styles or 
particular tastes and they should not stifle innovation, originality or initiative 
through unsubstantiated requirements to conform to certain development 
forms or styles. It is, however, proper to seek to promote or reinforce local 
distinctiveness particularly where this is supported by clear plan policies or 
supplementary planning documents on design.” 
 
The proposed dwelling would be relatively modest in height and lower than 
the existing dwelling and the proposed dwelling would be sited on slightly 
lower land than the existing dwelling and the proposal is not considered to 
appear more intrusive in the landscape or otherwise detract from the rural 
character of the area. The replacement dwelling would be lower in height than 
the existing dwelling and would be sited on lower land and is considered to 
result in a less intrusive building in the landscape. The proposal is considered 
to comply with policy RD2A criterion (c). 
 
It is noted that design and appearance of the proposal are relatively subjective 
issues, however, officers feel that the proposal would be a positive 
contribution to the character of the area.  
 
Paragraph (iv) of the text to Policies RD2A states that the siting for a 
replacement dwelling should be very close or upon that of the existing house. 
The replacement dwelling is proposed to be in close proximity to the existing 
and officers are satisfied that the existing house would be successfully 
demolished through the imposition of a planning condition. 
 
The previous application made reference to the longer term plan to extend the 
dwelling once it had been constructed. In terms of the phasing of the 
development that was referred to in the previous application, the principle of 
replacing an existing dwelling with a new dwelling that is not materially larger 
is acceptable in policy terms. It is also acceptable in policy terms to then 
extend a replaced dwelling in accordance with policy RD2. This is not 
considered to be a method of circumventing the policy of restraint in the 
countryside. The test of a replacement dwelling relates to the dwelling being 



‘materially larger’ whereas the test for an extension relates to the extension 
being proportional to the original dwelling and the principle of the phasing of 
development here is considered to be sound. However, it should be noted that 
the current application does not make reference to phasing of the 
development and the only issue for members to consider in this application is 
the replacement of the existing dwelling. 
 
The application proposes to re-site the two existing barns. The erection of 
outbuildings in the countryside will be strictly controlled, in this case there 
would be no increase in built form, as the proposal is to move the existing 
barns. There is no objection to this in planning terms, however, it is possible 
that the barns will need to be partially or entirely reconstructed in order to 
achieve this re-siting. Officers are confident that this can be satisfactorily 
controlled by way of condition to ensure that the re-siting of the barns does 
not result in material harm to visual amenity. 
 
Renewable Energy Provision and Sustainability 
 
The proposal would provide a biomass boiler system and it is indicated in the 
application that the wood would be sourced from a site in Tilford. The biomass 
boiler would be accommodated in the smaller of the two barns. Also proposed 
are solar panels to the south facing roofslope of this barn. The proposal would 
provide a meaningful contribution towards reducing energy usage and as such 
is considered to satisfy Policy D3 of the Local Plan. 
 
The proposal makes reference to extensive sustainable measures including 
renewable energy, rainwater harvesting, reed beds, as well as a prediction to 
achieve Code Level 3 of the Code for Sustainable Homes. The level of 
sustainability measures incorporated is notable and is a material consideration 
in the assessment of the application.  
 
Impact on Protected Species 
 
The proposal is accompanied by a bat survey, which indicates that there is 
evidence of bats in part of the loft space of the existing dwelling. Further 
survey work has been carried out since the previous application and has been 
submitted as part of the current application. 
 
Surrey Wildlife Trust has been consulted in relation to the impact on bats and 
no objection is raised, subject to the recommendations in the report being 
carried out and that further emergence surveys be carried out prior to the 
demolition of the existing house. 
 
Residential Amenity Impact 
 
Due to the separation distances to residential properties it is considered that 
the proposal would not cause material harm to residential amenity. 
 
Other matters 
 



The dwelling was previously subject to an agricultural occupancy restriction by 
way of a section 52 agreement. The removal of this restriction, by way of a 
variation of the legal agreement was considered by the Area Planning 
Committee on 28th October 2009. This was not a planning application; it was a 
request of the applicant to vary the legal agreement and as such public 
notification was not required. As part of the assessment process the Council’s 
agricultural consultant Chesterton and Humberts was consulted on the 
following matter: 
 
“In your expert opinion has the agent supplied sufficient information to 
demonstrate that the restriction on agricultural occupancy is no longer 
necessary? Or is it your view that the agricultural occupancy restriction is no 
longer required notwithstanding the information submitted?” 
 
The conclusion of the response was that: 

· The condition has outlived its usefulness on the holding because there 
is no full-time labour requirement or functional need. 

· The holding is not large enough to support a viable farming business or 
one that would generate a need on husbandry grounds for someone to 
be available at most times. 

· There is very limited, if any, demand for agricultural dwellings in the 
locality which is not site specific. 

· The size of the dwelling is greater than a farm worker could afford 
either to buy or rent. 

 
This agricultural occupancy restriction has now been removed. 
 
Parish Council views 
 
The views of the Parish Council have been carefully considered. To clarify, 
the site is not within an area of AGLV to be treated as being within the AONB, 
as indicated by the Local Plan Proposals map. What appears to be timber 
beams on the existing dwelling are in fact painted concrete to give the 
impression of a timber framed building. The application does not state that 
there is an intention to apply for a further increase of 40% immediately; this 
was only stated in the previous application (therefore the replacement 
dwelling will not be 50% larger than it is currently). There would be energy 
used in demolition and rebuilding. However, the proposal is not considered to 
be acceptable solely due to the energy efficient credentials. The replacement 
of a dwelling can be acceptable in policy terms; the fact that renewable energy 
is offered is a positive aspect. A bat survey has not been submitted and 
Surrey Wildlife Trust is satisfied with the details. A time limit of one month is 
suggested by officers between the occupation of the new dwelling and the 
demolition of the existing dwelling. The matter relating to the agricultural 
occupancy tie are explored above in this report.  
 
Conclusion 
 
In terms of scale, the proposal is considered to comply with Policy RD2A. The 
key issue members must consider is whether the design of the proposal to be 



appropriate in its context and whether the impact on local distinctiveness is 
acceptable. Officers consider that the design is well thought through and that 
the dwelling would be an exciting and positive contribution to the character of 
the area and as such the recommendation is for approval. 
 
Recommendation 
 
That permission be GRANTED subject to the following conditions: 
 
1. Condition 

At no time shall more than one dwelling on the site be occupied and 
within one month of the occupation or first use of the dwelling hereby 
permitted (or a timescale to be otherwise first agreed in writing by the 
Local Planning Authority) the existing dwelling shall be demolished and 
all demolition materials removed from the site. 

 
 Reason 

Having regard to the restrictive policies that apply in this area and 
having regard to the character of the area and to accord with 
Policy(ies) D1, D4, C2, C3 and RD2A of the Waverley Borough Local 
Plan 2002. 

 
2. Condition 

No variation of the type and colour of the external materials to be used 
in the construction of the development as shown on the approved 
deposited plan and submitted samples shall be made without the prior 
written consent of the Local Planning Authority. 

 
 Reason 

Having regard to the character of the area and to accord with 
Policy(ies) D1, D4, C2, C3 and RD2A of the Waverley Borough Local 
Plan 2002. 

 
3. Condition 

The bio-mass boiler system and solar panels proposed shall be 
installed and become operational in accordance with the approved 
details upon the first occupation of the development and be retained 
and maintained and not otherwise varied without the prior written 
consent of the Local Planning Authority. 

 
 Reason 

To maintain and enhance the quality of the environment and to comply 
with Policy D3 of the Waverley Borough Local Plan 2002. 

 
4. Condition 

The development shall be carried out in strict accordance with the 
recommendations set out in Section 7 of the Bat Survey dated 2010 by 
Daniel Whitby (submitted 06/07/2010). 

  
Reason 



To ensure that protected species under Schedules 1 and 5 of the 
Wildlife and Countryside Act 1981 and their roosts are not endangered 
by the development in accordance with Policy D5 of the Waverley 
Borough Local Plan 2002. 

 
5. Condition 

The re-positioning of the barns shall be carried out in strict accordance 
with the approved plans. No variation of the type and colour of the 
external materials to be used in the construction of the barns as shown 
on the approved deposited plan shall be made without the prior written 
consent of the Local Planning Authority. 

 
 Reason 

Having regard to the character of the area and to accord with 
Policy(ies) D1, D4, C2, C3 and RD2A of the Waverley Borough Local 
Plan 2002. 

 
6. Condition 

Prior to commencement of any works on site, demolition or other 
development activities, a scheme of tree protection (in line with BS 
5837:2005, Trees in relation to construction) shall be submitted to and 
agreed by the Local Planning Authority in writing. Where relevant, such 
scheme shall also take "off site" trees into consideration.  The Local 
Authority Tree and Landscape Officer shall be informed of the 
proposed commencement date a minimum of two weeks prior to that 
date to allow inspection of protection measures before commencement.  
The agreed protection to be kept in position throughout the 
development period until all equipment, machinery and surplus 
materials have been removed from the site.  Nothing shall be stored or 
placed in any area fenced in accordance with this condition and the 
ground levels within those areas shall not be altered, nor shall any 
excavation be made, without written consent of the Local Planning 
Authority. 

 
 Reason 

In the interests of the long term health of the trees concerned and the 
verdant, well treed character of the area and to accord with Policy(ies) 
D6 and D7 of the Waverley Borough Local Plan 2002. 

 
7. Condition  

The drawing numbers relevant to this decision are 4878P/01, 
4878P/06, 4878P/07, 4878P/08, 4878P/12, 4878P/13 and 7002/01.  
The development shall be carried out in accordance with the approved 
plans. No material variation from these plans shall take place unless 
otherwise first agreed in writing with the Local Planning Authority. 

 
 Reason 

In order that the development hereby permitted shall be fully 
implemented in complete accordance with the approved plans and to 



accord with Policies D1 and D4 of the Waverley Borough Local Plan 
2002. 

 
 SUMMARY OF REASONS FOR GRANTING PERMISSION 

The development hereby granted has been assessed against the 
following Development Plan policies: Policies D1, D3, D4, D5, C2, C3 
and RD2A of the Waverley Borough Local Plan 2002 and material 
considerations, including third party representations. It has been 
concluded that the development would not result in any harm that 
would justify refusal in the public interest. 

 
Informatives 
 
1. ''IMPORTANT'' This planning permission contains certain conditions 

precedent that state 'before development commences' or 'prior to 
commencement of any development' (or similar). As a result these 
must be discharged prior to ANY development activity taking place on 
site. Commencement of development without having complied with 
these conditions will make any development unauthorised and possibly 
subject to enforcement action such as a Stop Notice. If the conditions 
have not been subsequently satisfactorily discharged within the time 
allowed to implement the permission then the development will remain 
unauthorised. 

 
2. On 6 April 2008 a new fee was introduced by the Town and Country 

Planning (Fees of Applications and Deemed Applications) 
(Amendment) (England) Regulations 2008.  This fee relates to requests 
to discharge a condition on a planning consent.  The fee payable is 
£85.00 or a reduced rate of £25.00 for household applications.  The fee 
is charged per written request not per condition to be discharged.  A 
Conditions Discharge form is available and can be downloaded from 
our web site. 

 
Please note that the fee is refundable if the Local Planning Authority 
concerned has failed to discharge the condition by 12 weeks after 
receipt of the required information. 

 
3. The applicant’s attention is drawn to the letter from the Surrey Wildlife 

Trust dated 18/05/2010 and the suggestions relating to bio-diversity 
that are contained therein. 


