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Division: Corporate 

Please ask for: Eddie Scott

Direct Tel: 01276 707335

E-Mail: democratic.services@surreyheath.gov.uk

Surrey Heath Borough Council

Surrey Heath House
Knoll Road
Camberley

Surrey GU15 3HD
Telephone: (01276) 707100
Facsimile: (01276) 707177

DX: 32722 Camberley
Web Site: www.surreyheath.gov.uk

To: All Members of the PLANNING APPLICATIONS COMMITTEE

The following papers have been added to the agenda for the above meeting.

These planning updates were not available when the reports in the main agenda were 
originally prepared and supplement the information contained in those reports.

Yours sincerely

Karen Whelan

Chief Executive
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23 August 2018

Planning Applications Committee
Update 

Item No. App no. and site address Report Recommendation 

4
Page 7 

17/0540
Tiffanys, Station Road, Chobham 

GRANT subject to conditions

UPDATE 

Consultations

 The Council’s Drainage Engineer has raised no objections to the revised layout of 
the building and equestrian facilities which can be drained and the proposal can be 
agreed subject to conditional approval.  The applicant will need to implement a 
suitable scheme providing attenuation.

 The Countryside Access Officer has raised no objections to the amended proposal 
(received 22/8/18, see attached annex 2 and recommended informative below).

 The Council’s Arboricultural Officer has indicated that the large oak tree at the site 
entrance and on third party land was included within the tree report for this 
application and that no recommendations for works were required for facilitation of 
the development.  This tree is therefore not at risk.  Proposed Condition 8 also 
seeks the compliance with this tree report.  As such, a Tree Preservation Order 
would not be recommended for this tree at this time.

 In relation to the amended scheme, the County Highway Authority has raised no 
objections

Further representations
Four further letters have been received raising these new objections (on the basis of the 
amended scheme):

 Overshadowing of bridle path and extended length along it and being unsightly sited 
close to it. Impact of horse riding and show jumping on users of the bridlepath. 
Failure to re-consult the Countryside Access Officer (i.e. Rights of Way Officer) 
[Officer comment: Noting the existing boundary treatment, including trees and other 
vegetation, in between, no material impact on the bridle path is envisaged. The 
Countryside Access Officer raised no objections to the amended proposal, see 
above]

 The muck heap has been deleted and clarification is sought [Officer comment: The 
applicant has confirmed that the proposal for a muck heap has been deleted with 
soiled bedding kept in the stables and then collected and taken away for the site to 
an authorised waste facility]

 Foul sewage system should be clarified [see proposed Condition 7 of SU/17/0524]
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 Minimum provision of grazing land is not provided for animal welfare purposes [see 
Paragraph 7.3.9 of original report for SU/17/0540 which indicates that for 
competition horses, their feed is strictly regulated and grazing land alone is not 
relied upon]

 No storage facilities for bedding and feed are shown [Officer comment: This 
accommodation is to be provided within the proposed stable building]

 No indication of boundary manege boundary fencing has been provided.  Fencing 
should post and rail only [Officer comment: This is not proposed] 

 The benefit of the amendments to some residents has resulted in dis-benefits to 
others [Officer comment: The improvements to the relationship with the residential 
property to the south boundary are noted.  However, noting the distance to the 
nearest residential properties, and the level of vegetation to the north boundary, no 
residential harm is envisaged to the residential beyond for the revised proposals]

 No lorry parking shown [Officer comments: It has been confirmed that one horse 
box space is to be provided.  Four car parking spaces are shown]

 Commercial operation – any receiving, buying, selling, training or producing horses 
for third parties or professional riders would result in a commercial enterprise 
[Officer comment: This use of the land would remain as a private use i.e. the 
training of their own horses.  What happens off-site e.g. use by other riders and the 
buying and selling of these horses is not relevant]

 A proven drainage solution has not been provided [Officer comments: See Drainage 
Engineer comments above]

 Turn-out time for dressage horses should be much greater than indicated by the 
applicants [Officer comments: This would not be a reason to refuse this application]

 Having foaling boxes could have eight horses at the site [Officer comment: See 
proposed condition 8 (as attached) of SU/17/0540 which limits the site to six horses]

 Loss of view [Officer comment: This is not a material planning consideration]

 Increase in size of outside school (against existing redundant sand school) [Officer 
comment: Please see Paragraph 7.3.13 of the original officer report for SU/17/0540.  
It is also considered that the revised outdoor school is also acceptable as an 
appropriate form of development in the Green Belt]

In relation to the amended scheme, Chobham Parish Council has raised an objection on 
the following basis:

 Impact on openness and a disproportionate increase over the size of the original 
buildings

 Evidence of equestrian activity and achievements are questionable and other 
anomalies exist and the full facts are needed before the decision can be made
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 Weight should be given to the independent specialist flood risk and drainage 
assessment prepared on behalf of the neighbour

 Impact of re-sited indoor school on the character of the bridleway
 Development is contrary to Policy DM3 (of the Core Strategy) and is an over-

development of the site
 Highway safety impact on Station Road
 Insufficient grazing land for horses
 An update upon condition of trees is required, and the vulnerability of the Oak tree 

at the site entrance and whether this tree can be protected by a Tree Preservation 
Order from the Tree Officer 

 Access arrangements onto bridleway and Station Road are not suitable for heavy 
vehicles, and should be protected from inappropriate vehicular use on an ongoing 
basis.  Construction traffic should not be allowed to use or park on the brideway and 
must only use the private access to the property (i.e. through the associated and 
adjoining residential curtilage)  

 Usage rights of the land should be established
 Bat survey has been undertaken out of season
 Concern raised that they were not re-notified of amended scheme

One letter has been received in support from Major (Retd.) R.G. Waygood who is the 
Eventing Performance Manager for Team GB  (see Paragraph 7.3.6 of original officer 
report for SU/17/0524):

 Confirming knowing the applicants on a professional basis for over 30 years 
vouching for the applicants credentials as operating within the elite end of horse 
ownership and equine management, and their care and diligence of the horse sin 
their ownership and care

 Confirms that he has ridden and competed a number of horses owned, bred and 
trained by Mrs Burrell and her daughter

 Confirms that he has trained Mrs Burrell and her daughter on a number of 
occasions and considers that her daughter shows all the traits of a professional 
rider and is anticipated that she will make a career as a competition rider after her 
education is complete.

[Officer comment: This letter of accreditation from such an eminent individual in the 
field ought to be given material weight]

Conditions/ informatives
A list of updated conditions is provided as attached as an annex 1 to this update.

Proposed informative:

1. The applicant is advised that the existing access from the application site is directly 
onto Public Bridleway 14 and to be aware of the content of the consultation letter 
response from the Senior Countryside Access Officer received on 22 August 2018.  
Further details and guidance can be provided by the Countryside Access Team of 
Surrey County Council.   

For completeness, a copy of the Council’s Equine Adviser’s comments as summarised in 
the original report is appended at annex 4.
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17/0524
Tiffanys, Station Road, Chobham

GRANT subject to conditions

UPDATE 

Updates as 17/0540 above. A list of updated conditions is attached as annex 3 to this 
update. 
For completeness, a copy of the Council’s Equine Adviser’s comments as summarised in 
the original report is appended at annex 5.

6
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18/0331
Land at the rear of 26-38 and 42 Kings 
Road, West End

GRANT subject to conditions

UPDATE 

Correction: Within the last sentence of Paragraph 7.9.3, the wording after “local financial 
benefit” should be deleted.  

7
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18/0496
22 Longmeadow, Frimley

GRANT subject to conditions

UPDATE 

No updates.

8
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18/0471
2b London Road, Bagshot

GRANT subject to conditions

UPDATE 

The Senior Environmental Health Officer has indicated that the application proposal states 
the level of illumination for the signs as 200cd/m2 each. The maximum levels 
recommended for a given area of illuminated advertising units are detailed in the document 
Brightness of Illuminated Advertisements PLG 05 produced by the Institute of Lighting 
Professionals. This guidance states within the updated 2015 version, that for an E2 to E3 
environmental zone [i.e. low of medium brightness areas ranging from rural to 
urban/settlement locations], the maximum level to be 600-800cd/m2 each. The proposed 
are thus well within the maximum level and the EHO therefore has no objections.
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SU/1710540 - Proposed conditions

This is an amalgamation of the original conditions from the original officer report (for
the Planning Applications Committee meeting held on 8 April 20181along with the
additionalcónO¡t¡ons provided previously in earlier updates and amended/additional
conditions provided for the subsequent additional details and amendments to the
proposal.

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

Reason: To prevent an accumulation of unimplemented planning permissions and in
accordance with Section 9l of the Town and Country Planning Act 1990 as amended

by Section 51(1) of the Planning and Compulsory Purchase Act 2004.

2. The proposed development shall be built in accordance with the following approved

plans: 1608/PLl06 received on 1 June 2017 and 1608/PL102 Rev. D received on 7

June 2018 (building floor plan only), and 1608/PL100 Rev A and1608lPLl0z Rev. D

received on 30 July 2018, unless the prior written approval has been obtained from

the Local Planning AuthoritY.

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

advised inID.lTaof the Planning Practice Guidance.

3. No development shall take place until details and samples of the external materials to

be used shall be submitted to and approved in writing by the Local Planning

Authority. Once approved, the development shall be carried out using only the

agreed materials.

Reason: In the interests of visual amenities of the area and the Green Belt to accord

with Policy DM9 of the Surrey Heath Core Strategy and Development Management

Policies 2012 and the National Planning Policy Framework.

4. The development hereby permitted shall only be used as private stabling for horses

and shall not be used for any livery or other commercial pufposes.

Reason: In the interests of residential amenities and the visual amenities of the area

and the Green Belt and to accord with Policy DM9 of the Surrey Heath Core Strategy

and Development Management Policies 2012 andthe National Planning Policy

Framework.

rì

5. The proposed development shall be implemented in accordance with the 855837

Aiboricultural Impact Assessment by Tamla Trees lFief 02779Rv21 dated November

2017 andreceived on 6 November 2017, subject to the submission and approval of

revised details atParagraph 5.4.3 of the report and implementation prior to the

commencement of development (including any site clearance andlor demolition

works), unless the prior written approval has been obtained from the Local Planning

Authority. No development shall commence until digital photographs have been
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provided by the retained Consultant and forwarded to and approved by the Council's

Arboricultural Officer. This should record all aspects of any facilitation tree works

and the physical tree and ground protection measures having been implemented and

maintained in accordance with the Arboricultural Report. The tree protection

measures shall be retained until completion of all works hcrcby permitted.

Reason: To preserve and enhance the visual amenities of the locality in accordance

with Policy DM9 of the Surrey Heath Core Strategy and Development Management

Policies 2012.

6. The car parking fäcilities shall be provided in accordance with the details shown on

drawing no. 1608/Pll02 Rev. D received on 30 July 2018 and shall be retained in
perpetuity unless the prior written approval has been obtained from the Local
Planning Authority.

Reason: To ensure the pro-,,ision of on-site parking accommodation and to accord with
Poiicies CPi I an<i Dfuii i oithe Suitey Heatir Core Strategy and Development

Management Policies 2012.

7. There shall be no external lighting provided within the application site unless the prior

written approval has been obtained from the Local Planning Authority.

Reason: In the interests of resi<iential an<i visuai amenities anci to accorci with Poiicy

DM9 of the Surrey Heath Core Strategy and Development Management Policies20l2
and the National Planning Policy Framework.

8. The premises hereby approved shall be used for equestrian purposes oniy an<Í shaii

have no more than 6 horses at the site any given time.

Reason: To maintain control over the approved development and to protect the Green

Belt and to comply with Policy DM3 of the Surrey Heath Core Strategy and

Development Management Policies 2012 and the National Planning Policy
Framework.

g. There shall be no changes to the use of the stable accommodation as shown on

approved drawing 1608/P1102 Rev. D received on 7 June 2018 unless the prior

written approval has been obtained from the Local Planning Authority.

Reason: To maintain control over the approved development and to protect the Green

Belt and to comply with Policy DM3 of the Surrey Heath Core Strategy and

. Development Management Policies 2012 andthe National Planning Policy
Framework.

No development shall take place until a Method of Construction Statement, to include

details of:

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

(b) loading and unloading of plant and materials

10
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(c) storage of plant and materials

(d) programme of works (including measures for traffic management)

(e) provision of boundary hoarding

(f) hours of construction

(g) confirmation of no on-site burning of material during the site clearance,

demolition and construction phases

has been submitted to and approved in writing by the Local Planning Authority.

Only the approved details shall be implemented during the construction period.

Reason: The condition above is required in order that the development should not

prejudice highway safety or residential amenities; nor cause inconvenience to other

highway users and to accord with Policies CPl l, DM9 and DMl1 of the Surrey Heath

Core Strategy and Development Management Policies 2012 and the National

Planning Policy Framework

I 1. No development shall take place until fuIl details of surface water drainage systems

and foul water drainage system are submitted and approved in writing by the LPA,

building upon the drainage layout shown on drawing No. 1608/PLl12 Rev A received

on 30 July 2018. The surface water drainage system details to include attenuation of
1:100 year event at40o/o climate change. Once approved the details shall be carried

out prior to first occupation in accordance with the approved scheme.

Reason: To ensure a satisfactory development and to accord with Policies CP2 and

DM10 of the Surrey Heath Core Strategy and Development Management Policies

2012 and the National Planning Policy Framework.
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Contact
Tel.
Fax.
E-mail
Minicom
Ref

Ms Jenny Rickard
Executive Head- Regulatory
Surrey Heath Borough
Council
Surrey Heath House
Knoll Road
Camberley
GU15 3HD

a

Miss Hannah Gutteridge
020 8541 8941
020 8541 9447
hannah.gutteridge@suneycc.gov. uk
020 8541 8514
1 4 _20 1 80822_5 U 1 7_0540 SURREY

COUNTY CÛLJNCIL

Countryside Access
Whitebeam Lodge

Merrow Depot
Merrow Lane

Guildford
GU4 7BQ

22 August 2018

PLANNING APPLICATION SU/í710524 & SU/l710540- Tiffanys, Station Road,
Chobham

PUBLTC BRTDLEWAY 14 (CHOBHAM)

The Countryside Access Office notes the affect of the proposed development to
Public Bridleway 14 Chobham. This office has no objections to the application
subject to the following comments.

Please be advised that the access to the stables is recorded as Public Bridleway,
over which there is no public right to drive a vehicle. lndeed it is an offence to
drive a vehicle on a public bridleway without 'lawful authority'. Lawlul authority
might be the consent of the freeholder or a private right or easement.

o Public Bridleway 14 is an unmade track and will not withstand heavy vehicular
traffic. Private motor use that causes wear and tear to the surface should be
regularly maintained.

o Vehicles should be able to exit the site in fonrard gear and there should be good
vision in both directions.

o Safe public access must be maintained at all times. lf this is not possible whilst
work is in progress then an official temporary closure order will be necessary.
Notice, of not less than 6 weeks, must be given and the cost is to be borne by the
applicant.

o There are to be no obstructions on the public right of way at any time, this is to
include vehicles, plant, scaffolding or the temporary storage of materials and/or
chemicals.

. Any alteration to, or replacement of, the existing boundary with the public right of
way, or erection of new fence lines, must be done in consultation with the Rights
of Way Group. Please give at least 3 weeks notice.
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. Any down pipes or soakaways associated with the development should either
discharge into a drainage system or away from the surface of the right of way.

o There should be no encroachments by new fascias, soffits, gutters etc over the
boundary of the existing property onto the public right of way.

o Access along a public right of way by contractors' vehicles, plant or deliveries can
only be allowed if the applicant can prove that they have a vehicular right. Surrey
County Councils' Countryside Access Group will look to the applicant to make
good any damage caused to the surface of the rights of way connected with the
deveiopment.

. Applicants are reminded that the granting of planning permission does not
authorise the obstruction or interference with a public right of way.

Yours sineerel¡r,

Claire Saunders
Senior Countryside Access Officer
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SUl17lO524 - Proposed conditions

This is an amatgamation of the original conditions from the original officer report (for
the Planning Applications Committee meeting held on 8 April 2018) along with the
additional conditions provided previously in earlier updates and amended/additional
conditions provided for the subsequent additional details and amendments to the
proposal.

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

Reason: To prevent an accumulation of unimplemented planning permissions and in
accordance with Section 91 of the Town and Country Planning Act 1990 as amended

by Section 51(l) of the Planning and Compulsory Purchase Act 2004.

2. The proposed development shall be built in accordance with the following approved

plans: 1608/PL08 Rev. A received on 7 June 2018 and 1608/PL10l Rev A and

1608/PL102 Rev. D received on 30 July 2018; unless the prior written approval has

been obtained from the Local Planning Authority.

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

advised in ID.17a of the Planning Practice Guidance.

3. No development shall take place until details and samples of the extemal materials to

be used shall be submitted to and approved in writing by the Local Planning

Authority. Once approved, the development shall be carried out using only the

agreed materials.

Reason: In the interests of visual amenities of the area and the Green Belt to accord

with Policy DM9 of the Surrey Heath Core Strategy and Development Management

Policies 2012 andthe National Planning Policy Framework.

4. The development hereby permitted shall only be used as an indoor riding school to

support the private stabling of horses on the wider site, outlined in blue on the site

location plan, and shall not be used for any livery or other commercial purposes.

Reason: In the interests of residential amenities and the visual amenities of the area

and the Green Belt and to accord with Policy DM9 of the Surrey Heath Core Strategy

and Development Management Policies 2012 and the National Planning Policy
Framework.

No development shall take place until a Method of Construction Statement, to include

details of:

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

(b) loading and unloading of plant and materials

(c) storage of plant and materials

5
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(d) programme of works (including measures for traffic management)

(e) provision ofboundary hoarding

(f) hours of construction

(g) confirmation of no on-site burning of material during the site clearance,

demolition and construction phases

has been submitted to and approved in writing by the Local Planning Authority.

Only the approved details shall be implemented during the construction period.

Reason: The condition above is required in order that the development should not

prejudice highway safèty or residential amenities; nor cause inconvenience to other

highway users and to accord with Policies CPl l, DMg and DMl1 of the Surrey Heath

Core Strategy and Development Managetnent Policies 2012 and the National

6. The permission shall be for a limited period expiring on the 6 April 2023 when the

t ,,il,{inry on¡{ *¡nrl¿e hereh.y nermitterl shall he re.moved and the land reinstatecl, to theuurlurrrË qlu vv vr\u

reasonable satisfaction of the Local Planning Authority

Reason: In order to maintain control over the development, to review the specialised

need for the development and to protect the openness of the Green Belt and to comply

with the National Planning Policy Framework.

4 \r^ l^-.^l^.^*^-+ ^L^11 +^l-^ -l^^-,,-+il G'll áofailc ^f a,rrfqnc tttqlcr ¡TteincrJe cr¡sfe.rnq
l. l\u uuvçruPlllçllL Jll4rr L4Nv Pr4wv s¡¡Lrr rur¡ uvLsrrÙ

and foul water drainage system are submitted and approved in writing by the Local

Planning Authority, building upon the drainage layout shown on drawing No.

1608/PL112 Rev A received on 30 July 2018. The surface water drainage system

details to include attenuation of l:100 year event at 40Yo climate change. Once

approved the details shall be carried out prior to first occupation in accordance with

the approved scheme.

Reason: To ensure a satisfactory development and to accord with Policies CP2 and

DM10 of the Surrey Heath Core Strategy and Development Management Policies

2012 andthe National Planning Policy Framework.

8. The proposed development shall be implemented in accordance with the BS5837

Arboricultural Impact Assessment by Tamla Trees lRef 02779Rv2] dated November

2017 attdreceived on 6 November 2017, subject to the submission and approval of
revised details at Paragraph 5.4.3 of the report and implementation prior to the

commencement of development (including any site clearance andlor demolition

works), unless the prior written approval has been obtained from the Local Planning

Authority. No development shall commence until digital photographs have been

provided by the retained Consultant and forwarded to and approved by the Council's

Arboricultural Officer. This should rscord all aspects of any facilitation tree works

Page 14



and the physical tree and ground protection measures having been implemented and

maintained in accordance with the Arboricultural Report. The tree protection

measures shall be retained until completion of all works hereby permitted.

Reason: To preserve and enhance the visual amenities of the locality in accordance

with Policy DM9 of the Surrey Heath Core Strategy and Development Managernent

Policies 2012.

g. Details of the recommended further works set out in Paragraph 7.3 of the preliminary

Ecological Appraisal by Drummond Ecology shall be submitted to and approved by

the Local Planning Authority. The approved details shall be provided prior to any site

clearance or demolition works relating to the development hereby approved.

Reason: In the interests of nature conservation and to comply with Policy CP14 of the

Surrey Heath Core Strategy and Development Management Policies20l2.
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Your Ref: SUl17/0540
Our Ref: 7821

Rs¿orNc
AcnrcuLTURAL
CoNsunaNrs

Beechwood Court

Long ToLt

Woodcote

Reading RG8 ORR

TeL:0149 ó84233

rac@readingagricutturat.co.uk

www,readingagricuttura[.co.uk

CHECKED

17 October 2017

For the attention of Mr D Garty
Surrey Heath Borough Council
Knoll Road
Camberley
Surrey
GU15 3HD

Dear Mr Carty

Site: Tiffanys (formerly Longacres), Station Road, Chobham, Woking GU24 8AX
Application: SU/1710540
Proposal: Erection of replacement stables and a two bedroom dwelling for staff and

parking following the demolition of existing stables

Thank you for your instruction dated 19 September 2017 requesting our comments on the above
application.

ln preparing this response I have had regard to the Design and Access Statement (dated 2 June
2417) prepared by Gerry Binmore Architects, the applicant's agent. I also visited the site on 27
September when I met the applicant, Deborah Burrell. f viewed the application site, the existing
stables and the associated land.

Background

I The applicants, Mr and Mrs Burrell, purchased Tiffanys (formerly Longacres) in2A12.The
holding is located to the rear of the residential property (occupied by the applicants), with
access available via Broadford Lane adjacent to the property. The holding extends to 1.8
hectares (4.5 acres), 1.5 hectares (3.7 acres) of which is in permanent pasture and will be usecl
as rotational grazing paddocks for horses.

The site currently consists of four stable buildings providing 13 horse boxes and a 40m x 20m
outdoor sand school. The existing floorspace of the stable blocks is 242m2.

Prior to Mr and Mrs Burrell owning Tiffanys, the stables and yard was previously run as a DIY
livery yard. This use ceased in 2A12.

Mrs Burrell has leased a prÍvate yard in Chobham for the past five years where she keeps the
six horses ridden by herself and her daughter. The leased yard comprises of 18 stables, a
manège and a 3 bedroom cottage. The cottage is occupied by the 3 members of staff employed
by the applicants to care for the horses.

Mrs Burrell and her daughter compete at an amateur level in Dressage, Showjumping and
Eventing. At my site visit Mrs Burrell provided me with details of the national and international

2

3

4.

5

-/ /zv() \¡ &tso 90fl1 Reading Agricuttural Consuttants Ltd
Registered Offìce as above Company No. 3282982 Registered in Engtand

B|:(;lsttttD ÈltrJt
rso 14001

f,f,(;tsTPR¿D ptxtr
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competitíons they have competed in, which include her daughter representing Gordon's School
Equestrian Team. They regularly train with Corinne Bracken (coach for the Hong Kong
showjumping team) and Andrew Nicholson (a New Zealand Olympic Games Eventer)

6

7

The application proposes the redevelopment of the site which includes the demolition of the
existing stable buildings, and their replacement with an American stable barn, and a two
bedroom staff dwelling.

The proposed stable barn will meesure 33.7m x 10.9m (367.3m2), witl'r a height to the eaves of
2.6m, and 5,4m to the ridge. lt will provide eight stables, two tack rooms, two wash rooms, a rug
washing and drying room, staff tea room and toilet facility, a feed store, haylage store and an
offloading bay.

ïhe proposed dwelling wiil measure 16m x 8.2m at íts widest points and have a footprint of
99m2. lt is a single storey dwelling, measuring 2.6m to the eaves, and 4.5m to the ridge. lt
comprises two en-suite bedrooms and day room/kitchen and living room.

Relevant Plann-ng Folieies

National planning policy guidance for development in the countryside is set out irr the National
rrannlng roilGy r-[ameworK (NrrF).

10. Paragraph 28 states that:

Proposal

B

11

I

'Planning policies should support economic growth in rural areas in order to create jobs
and prosperity l:y laking a positive approach to sustainable new development. To
pramote a strong ruraleconomy,local and neighbourhood plans should:

t support the sustainable grovvth anci expansion of all types of business anci enterprise
in rural areas, both through conversion of existing buildings and well- designed new
buildings;

- ^Í^ñ^lÀ 
lflø ¡'løttalanmanl anrl ÅitaraìÍiaalìan af aariattll,'r¿tl ^â^l *tl^^- l^^,-f l^^^,.-t -,,-^,' Ptvrt.vaw .tt9 v9Y9,vP,rtvrt. sttv vrv9rùfrrvqtrvrt v, qYttvuttutQt a,tw vatlvt tqrtu-uaèÇw tLttllt

buslnesses;"

Paragraph 55 of the NPPF seeks to promote sustainable development in rural areas, locating
housing where it will enhance or maintain the vitality of rural communities. For example, where
there are groups of smaller settlements, development in one village may support services in a
village nearby. lt states:

"Local planning authorities should avoid new isolated homes in the countryside unless
there are specra/ circumstances such as:

¡ the essentra/ need for a rural worker to live permanently at or near their place of work
in the countryside.. ."

12. Paragraph 89 states that:

"A local planning authority should regard the construction of new buildings as
inappropriate in the Green Belt. Exceptions to this are:

o buildíngs for agriculture and forestry;

7821 Appraisal This is page 2 of a letter dated 1711012017
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. provis¡on of appropriate facilities for outdoor spotÍ, outdoor recreation and for
cemeteries, as long as it preserves fhe openness of the Green Belt and does nof
conflict with the purposes of including land within it;

. the extension or alteration of a building provided that it does nof result in
disproportionate additions over and above the size of the original building;

o the replacement of a building, provided the new building is in the sa/??e use and not
materially larger than the one it replaces..."

13. Policy CP1 of the Surrey Heath Borough Adopted Core Strategy (February 2012) sets the
Spatial Strategy for the Borough. lt states:

"New development will be directed in accordance with the spatial strategy which provides
the most sustainable appraach to accommodating growth making the best use of
infrastructure and seruices whilst respecting the character of the Borough..."

14. Supporting paragraph 5.6 states:
'inappropriate development within the Countryside will include proposa/s that cause harm
to its intrinsic character and beauty, landscape diversity, heritage and wildlife. ln
considering proposals for development regard will be had to nationalguidance as
appropriate."

15. The national guidance referred to was PPG2 Green Belts, PPS4 Planning for Sustainable
Economic Growth and PPST Sustainable Development in RuralAreas. These have been
revoked and are replaced by the NPPF and NPPG.

16. Policy DM1 deals with the rural economy and states:

"within the countryside, including the Green Belt, the Borough Councilwill suppoft farm
diversification proposals and the re-use, adaptation or conversion of buildings for
economic purposes where: -

i. the agricultural diversification is subordinate to the primary agricultural use and gives
priority to the re-use of an existing building(s);

¡i. the existing building is appropriate in a rural location, is of permanent construction,
structurally sound and capable of conversion without major alterations, adaptations or
reconstruction to bring it into its desired use;

äi. the scale and use of any diversification or economic purposed including cumulative
impact and any assoclafed ancillary development does no conflict with wider
countryside and Green Belt objectives.

Where justified, replacement buildings forfarm diversification or economic purposes in
the countryside beyond the Green Belt will be suppofted where:

iv. the building to be replaced is of a permanent constructìon and is currently or was last
in use for non-residential purposes;

v. the replacement building would not be materially larger than the existing building;
vt. priority is given to siting the replacement building on previously developed land."

17. Policy DM3 deals with equestrian related development and states

"Equestrian related development in the countryside and Green Belt will be supported
provided that:
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il.

iii

iv

in the first instance priority is given to the re-use of existing buildittgs for stabling, tack
raoms, feed stores or any other ancillary use which requires a non-residential building,'
and
where new buildings or ancillary development are justified these are well related to
existing buildings and are stnall in scale; and
where replacement buildings are justified, the replacement(s) are well related to
existing buildings and are not materially larger than the building(s) to be replaced; and
the overall size, siting and scale of development including any cumulative impact
should not be harmful to the character and openness of the countryside of Green Belt."

18. The supporting text in paragraph 6.23 continues to state:

"The Borough Council will seek to ensure that the scale of any equestrian related
development, including cumulative impacts, is appropriafe fo rfs current or proposed
operation, whether private facilities or commercrãl þusrnesses. The Borough Council
consrders that equestrian related cieveiopment should retain or mainiain a compaci farm
and will resist proposals which would lead to drspersed forms of development. As such
the Borough Councilwill seek to ensure that any stabling and ancillary development is
appropriately sited in order to maintain the open and rural character af the countryside
and Green Beit."

Appraisal

iL The appiication proposes the recieveiopment of the site which includes the demolition ot the
existing stable buildings, and their replacement with an American stable barn, and a two
bedroom staff dwelling,

20. I will assess each part of the proposal in turn

American Stable Barn

a1 Tha q¡¡*¡^^¡ ^^.^, ^{^L,l^ l^^--..,;ll lÀ^ ^¡a^.l..,i¡L¡^ +1,-^ ^..:^¡:^^.,^-r ^-^^ ..,r¿L ^^-^^^ r-^-^ ¡L^1t. rrrE PrvPvÐgu ilEvv ÐrdurE udrrr vvilr urr Ðil.su vvil.rilrr r.rrsr.Ã,rÞlilrg ydf Lt atttä, wll,f ¡ auuçü1, lf ufll tf ¡s
existing entrance point on Broadford Lane.

nn ô¡¡rpanrl.¡ +ha a+ahl¡a aa aila ^pÃ ¡^ Ã ¡;lÃ^;¡^¡^-l ^^^lir;^^ ^^l r-^.,^ L^^^ ..-.,^^l ^:^^^ ¡L^LL. VUrr9rrrry urç itrowrsÞ vrr Ðrls €uE ilr a vilaPrwargu uurruruvrr ailu tlctvtt L,E'E'¡t ulluÐÌtu ùill(Jtt U1çl

applicants purchased the property (in2012). There are four detached stable buildings built
around the existing yard area providing l3loose boxes.

23. The proposal seeks to condense the built form into a single American barn style stable building

24. Mrs Burrell informed me that they own six horses, however the proposed plan incorporates
eight stables. The email correspondence from Mrs Burrell to the Council (dated 28 July) details
that the land and stables will not be used by any third party or for commercial livery. lt is my
understanding the yard is for private non-commercial use.

25. As the horses are competition horse they will only be turned out in the paddocks for 4-5 hours a
day, and wíll always be stabled at night. ln addition, the paddocks are only grazed for six
months each year.

26. The proposed new stable building will provide eight stables of the appropriate size for their
intended use, as recommended in the DEFRA Code of Practice for the Welfare of Horses,
Ponies, Donkeys and their Hybrids (2009), which sets a minimum stable size for horses of
3.65m x 3.65m (13.3m2).
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27. The proposed stables each measure 3.7m x 3.5m (12.95m2). Mrs Burrell informed me that the
horses are approximately 17hh, which would be classed as large horses in the Code of
Practice. As such, the BHS recommended size for the stables in 3.65m x 4.25m (15.5m2). The
internal design of the proposed barn can be adjusted to accommodate the larger stable sizes.

28. The existing stables have a total footprinl of 242m2. The replacement of the existing stables
with the American Barn will result in an increase in footprint of 125m2.

29. The two tack rooms and wash rooms would be appropriate in relation to the number of horses
owned by the applicants and on site at the yard following the proposed redevelopment,

30. The tea room area of the building as shown on plan 1608/PL105 appears larger than necessary
for a private yard, and the annotations indicate a patio/seating area which would not be
expected for a private equestrian facility.

31 The additional facilities of tack rooms, wash rooms, rug washing area, feed and haylage stores,
and staff rest areas, are not available in the existing buildings on site. These additional facilities
account for 188m2 of the proposed floor area within the barn and would be acceptable in a yard
of this size.

32. Mrs Burrell has deliveries of shavings for bedding twice a year (nine pallets), haylage once a
month (40 bales), and feed twice a month.

33. Site Pan 1608/PL103 indicates an area north of the proposed barnforstorage of shavings and
haylage nofth of the proposed stables. The storage areas wíthin the proposed barn allow small
quantities to be stored within the barn to be readily accessible.

34. The access and walkway areas within the barn are a suitable width (3.5m) for dayto-day
operations and for the safe movement of horses, people and equipment within the barn.

35. Overall whilst the proposed building has an increase in total footprint oî 125m2 over the existing
stabling area at Tiffanys, the proposal is for a purpose built American barn which is considerecl
appropriate for a modern private equestrian facility.

36. The replacement stables are considered compliant with Policy DM3,

Staff Dwellinq

The applicants currently employ three members of staff to care for the horses at their existing
yard in Chobham. The staff also reside in the cottage that forms part of the rented yard.

As part of the redevelopment of the equestrian facilities at Tiffanys, Mrs Burrell informed me
that it is the intention to continue having staff resident on site to care for the welfare of the
horses.

There are no policies in the Surrey Heath Core Strategy relating to ruralworkers dwellíngs and
so reference is made to the tests set out in the NPPF.

Essential Need

40. The primary test set out in the NPPF is an assessment as to whether it is essentialfor a rural
worker to live at, or near, their place of work. ln this case, six horses are owned by the

37

38

39
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43

appl¡cants and ín order to províde appropriate supervision the applicants corrsider it essential
there is a need for a worker to live on site to ensure the welfare needs of horses are providecl
throughout the year.

41. Mrs Burrell informed me that she wilf not have any ínvolvement in the day to day care of the
horses in the yard due to family commitments with her young children. She informed me that
they do not intend to be in the yard late into the evening with horses stabled by the early
evening.

42. There is a legal responsibility under the AnimalWelfare Act 2006 to ensure that animals are
kept in a manner which accords them freedom frorn thirst, hunger and malnutrition; appropríate
comfort and shelter, the prevention or rapid diagnosis and treatment or injury, disease or
infestation; freedom from fear; and freedom to display most normal patterns of behaviour. The
issue of security is aiso acknowiedgecl to be an increasing problem especially where horses are
at risk from fire, trespass and vandalism - and such risks can only adequately be managed with
on-site supervision.

Under the Animal Welfare Act 2006 it is an offence to cause unnecessary suffering to any
animal. The Act also contains a Duty to Care to animals which means that anyone responsible
for an animal must take reasonable steps to make sure the animal's needs and its welfa¡.e are
met. The ove¡'all iesponsibility foi' Duty of Care fo¡'animal weifai-e íoi- the horses siai¡ietj iies
with Mrs tsurreli.

ti l^ D¡'ì¡.ìî tL^ ^^..í-^:^J.,^¡-., ^-l ..,^l¡^-^ -----:--^:-.^^ -----r..^^-r -- -:-r-r!'r'+. ltt.vv¿t r,iltr IrLluiltË tilLluÐ[¡y dilu wsil€ilri ulgailrsaltu¡1lj [I()uuceu gutqeilfles Ior Ing we[are or all
horses, ponies and donkeys (The Equine Industry Welfare Guidelines Compendium for
Horse, Ponies and Donkeys produced by the National Equine Welfare Council) which was
revised in 2009. This refers to the availability of staff and states at peragraph 4 that:

.Sufficient staff must be provided at all times to ensure proper, regular anrl tirrcly
attention to all horses held".

45. In the ease of Tiff.anys the essentia! needs arise from:

o the close supervision, management and daily requirements of horses either boxed in
stables or in paddocks;

r the provision of security for horses from theft of malicious attack;
r dealing with unforeseen emergencies.

46. Horses are particularly valuable animals, and vulnerable to theft and occasionally inexplicable
violent attacks, and security is therefore particularly important for equine busínesses.

47. At the time of my visit there were no horses on site. On the basis that a total of six horses are
owned by the applicant and will be kept at Tiffanys, Standard Man Day data in the Agricultural
Budgeting and Costings Book (May 2017) suggests that the labour requirement at Tiffanys wiil
be 1.3 full-time worker.

48. As such, it is considered there is an essential need for a worker to be on site at Tiffanys in order
to ensure the welfare requirements of the horses are not cornpromised.

Financial Sustainaþilitv

49. The NPPF has an overarching requirement that all new development is sustainable, and this is
reiterated in respect of the positive approach to rural development (paragraph 28).
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50

51

This proposal, whilst for staff accommodation, does not follow the standard assessments for a
ruralworkers dwelling. Mrs Burrell informed me that the staff are employed through their
personal finances and they do not operate a business or enterprise relating to the horses. lt is
my understanding the applicants equestrian enterprise is for private use only.

As a result, no financial accounts were made available to assess the sustainability of the
business. There is no standard test or means of assessing a non-commercial enterprise. As no
figures have been produced it is not possible to assess the built costs of the dwelling and
whether the applicants have the resources to meet those costs.

53

54

55

Alternative Dwellinqs

52. The maín residential dwelling which is occupied by the applicants, Tiffanys, is síted
approximately 60 metres from the proposed stable barn.

I would consider this is a suitable distance from the proposed stable building to be wíthin sight
and sound and provide for the necessary care and the welfare of the horses.

Mrs Burrell informed me that a security system and CCTV will be installed which will be linked
up to her iPad. Many equestrian units use CCTV and whilst they will provide the necessary
observations for horses it is accepted that if there is a problem then prompt action is required.

No information has been provided on whether a key worker could be accommodated in the
existing dwelling or whether alternative accommodation arrangements could be made for the
staff. ln agricultural/equestrian terms, there is no evidence that there is a need for an additional
dwelling at Tiffanys.

Gonclusion

56. The application proposes the redevelopment of the site which includes the demolition of the
existing stable buildings, and their replacement with an American stable barn, and a two
bedroom staff dwelling.

57. The proposed stables, whilst materially larger than the existing stables, provide modern,
purpose built, and suitable accommodation and facilities for the applicants' horses on site. The
proposal to replace the existing 13 stables contained within the four stable blocks wíth eight
stables boxes, associated storage areas and equestrian facilities in a single building are
considered appropriate to meet the requirements of the applicants' private equestriãn unit.

58. Whilst it is considered there is a need for a dwelling at Tiffanys to meet the essential needs of
the privately owned horses, I am not convinced this cannot be met by the applicant who resides
60m from the proposed stable barn or from alternative accommodation in the locality.

I hope these comments are helpful.

Yours sincerely

Olivia Wojniak

7821 Appraisal This is page 7 of a letter dated 1711012A17

Page 23



Page 24



Your Ref: SUl17lO524
Our Ref: 7821-dc

17 Odober 2017

For the attention of Mr D Garty
Surrey Heath Borough Council
Knoll Road
Camberley
Surrey
GU15 3HD

/t'nn S

RnenrNc
AcnrcuLruRAL
CoNsurreurs

Beechwood Court

Long Tol.L

Woodcote

Reading RGB 0RR

TeL 01491 684233

rac@readingagricutturat,co.uk

www.readingagricutturat.co,uk

CHECKED

1

Dear Mr Carty

Site: Tiffanys (formerly Longacres), Station Road, Ghobham, Woking GU24 8AX
Application: SU/1710524
Proposal: Erection of an indoor riding school with outdoor sand school

Thank you for your instruction dated 19 September 2017 requesting our comments on the above
application.

ln preparing this response I have had regard to the Design and Access Statement (dated 2 June
2017) prepared by Gerry Binmore Architects, the applicant's agent. I also visited the site on 27
September when I met the applicant, Deborah Burrell. I viewed the application site, the existing
stables and the associated land.

Background

The applicants, Mr and Mrs Burrell, purchased Tiffanys (formerly Longacres) in 2012. The
holding is located to the rear of the residential property (occupied by the applicants), with
access available via Broadford Lane adjacent to the property. The holding extends to 1.8
hectares (4.5 acres), 1.5 hectares (3.7 acres) of which is in permanent pasture and will be as
rotational grazing paddocks for horses.

The síte currently consists of four stable buildings providing 13 horse boxes and a 40m x 20m
outdoor sand school. The existing floor space of the stable blocks is 242m2.

Prior to Mr and Mrs Burrell owning Tiffanys, the stables and yard was previously run as a DIY
livery yard. This use ceased in 2Q12.

Mrs Burrell has leased a private yard in Chobham for the past five years where she keeps the
six horses ridden by herself and her daughter. The leased yard comprises of 1B stables, a
manège and a 3 bedroom cottage. The cottage is occupied by 3 members of staff employed by
the applicants to care for the horses.

Mrs Burrell and her daughter compete at an amateur level in Dressage, Show jumping and
Eventing. At my site visit Mrs Burrell provided me with details of the national and international
competitions they have competed in, which include her daughter representing Gordon's School

2.

3,

4.

5
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7.

Equestrian Team. They regularly train with Corinne Bracken (coach for the lìong Kong show
jumping team) and Andrew Nicholson (a New Zealand Olympic Games Eventer)

Proposal

The application proposes the replacement and relocation of the outdoor sand school (manège),
and the erection of an indoor sand school (manège).

The outdoor manège will measure 60m x 40m and will allow for show jumping and dressage
training of horses on site, lts proposed location is to the south of the proposed replacenrent
stables (currently pending decision ref SU/1710540).

The indoor manège will measure 40m x 20m and will allow for year round equestrian training.
The indoor manège is proposed to be sited to the west of the outdoor manège.

Relevant Planning Policies

National planning policy guidance for development in the countryside is set out in the National
Planning Policy Framework (NPPF).

10. Paragraph 28 states that:

11

" Planning policies should support economic growth in rural areas in order to create jobs
and prosperity by taking a positive approach to sustainable new development. To
promote a strong ruraleconomy, local and neighbourhood plans should:

,.--...--.l tL^ ^,--t^:-^Lt^ -----fL ---t ----. :iuppgtI tlte sustatnaute gIQw¿It altu expalËt(Jtt Ut Att types Ul fJusrfreöù- ArlU elllerpnse
in rural areas, both through conversion af existing buildings and well- designed new
buildings;

e promoie ihe deveiapmeni anci ciiversiíication oi agricuiiurai anci other ianci-baseci rurai
óus¿nesses;"

Paragraph 89 states that:

"A local planning authority should regard the construction af new buildings as
inappropriate in the Green Belt. Exceptions to this are:

; buildings for agriculture and forestry;

c pravision of appropriate facilities for outdoor sport, outdoor tecreation and for
cemeteries, as long as it preserues fhe openness of the Green Belt and does nof
conflict with the purposes of including land within it;

a the extension or alteration of a building provided that it does not result in
disproporTionate additions over and above the size c¡f the original buildlng;

o the replacement of a building, provided the new building is in the sa/7le use and not
materially larger than the one it replaces..."

I

9.
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12 Policy DM1 of the Surrey Heath Borough Adopted Core Strategy (February 2012) deals with the
rural economy and states:

'within the countryside, including the Green Bett, the Borough Councit will support farrn
diversification proposals and the re-use, adaptation or canversion of buildings for
economic purposes where: -

i. the agricultural diversification is subordinate to the primary agricultural use and gives
priority to the re-use of an existing building(s);

ii. the existing building is appropriate in a rurallocation, is of permanent construction,
structurally sound and capable of conversion without major alterations, adaptations or
reconstruction to bring it into its desired use;

¡¡i. the scale and use of any dìversification or economic purposed inctuding cumulative
impact and any assocrafed ancillary developmenf does no conflict with wider
countryside and Green Belt objectives.

Where iustified, replacement buildings for farm diversification or economic purposes in
the countryside beyond the Green Belt will be supported where:

iv. the building to be replaced is of a permanent construct[on and is currently or was /asf
in use for non-residential purposes;

V: the replacement building would not be materialty larger than the existing buitcting;
vi. priority is gíven to siting the replacement building on previously ctevetoped land.-"

13. Policy DM3 deals with equestrian related development and states:

"Equestrian related development in the countryside and Green Bett will be suppofted
provided that:

i. in the first instance priority is given to the re-use of existing buildings for stabling, tack
room8 feed stores or any other ancillary use which requires a non-res idential building¡;
and

ii. where new buildings or ancillary development are justified these are well related to
existing buildings and are small in scale; and

iii. where replacement buildings are justified, the replacement(s) are well related to
existing buildings and are not materially larger than the buitding(s) to be replaced; ancl

iv. the overall size, siting and scale of development inctuding any cumutative'impact
should not be harmful to the character and openness of the cauntryside of dreen Belt.,,

14. The supporting text in paragraph 6.23 continues to state:

"The Borough Council will seek to ensure that the scale of any equestrian related
development, including cumulative impacts, is appropriafe fo jts current or proposed
operation, whether private facilities or commercial þusrnesses. Ihe Borough Cout¡cil
consrders that equestrian related development shoutd retain or maintain icompact form
and willresisf proposals which would lead to drbpersed forms of development. As such
the Borough Councilwill seek to ensure that any stabting and ancitlary'development is
appropriately sited in order to maintain the open and rural character of the countryside
and Green Belt."
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Appraisal

15. The proposal for the replacement and relocation of the outdoor manège and erection of an
indoor manège will provide purpose built facilities which will meet the requirements of the
applicant's privately owned competition horses.

16. I will assess each part of the proposal in turn.

Outdoor Manèqe

17. The existing manège measures 40m x 20m and is located on the west boundary of the site
Whilst visiting the site Mrs Burrell explained that it is too small to allow showjumping or
dressage training for ceimpetitions.

18. The proposed manège will measure 60m x 40m. This I accept is a standard size for a manège
as seen on private and commercial competition yards, and will provide adequate space for the
necessary showjumping and dressage training carried out by Mrs Burrell and her daughter.

I O Tha nrnnncar{ Âmarinqn Flarn cfa}rlae hqr¡o ¡{ira¡f â^^êcc nn f ho cnr rfhaoe{ alarralinn {a lhar r ¡v Pr 9¡rvvvv vva 9vvv99 9vs1¡ ¡vggr vrv Yqlrvl r rv ir 19

outdoor manège.

20. Overall, I consider the outdoor manège facility is an appropriate equestrian facilíty for a private
competition yard of this size.

Índoor Manègg

/ t. ! ne propose(J rf lqot]r f ilarrege w||J aIUw a!!-rf !ç-year lQuno Uatntng ro!- oressage compeMlons,
and a smaller area for showjumping training.

22. lt is proposed the building will be clad with timber weatherboarding on all sides, under seam
standing roofing, with access doors on the northern elevation. The height to the ridge will be
5,9m, anci 4.5m to the eaves.

23. The proposed elevations show the building to have a higher ridge heíght (0.7m) than the
proposed American Barn siables (SUi17i0540 penciing ciecision).

24. Mrs Burrell explained that they need to continue training throughout the year to prepare for
competitions, and, in particular for her daughter when she is competing for the school or at
national and international competitions.

25. Although the proposed building is large, its design and construction is similar to other
agriculturalor equestrian buildings commonly found in the open countryside and Green Belt.

26" Policy DM3 supports private equestrían facilities development within the Borough and it
recognises the positive role it plays in the rural environment and economy.

Conclusion

27. The proposal for the replacement and relocation of the outdoor manège and erection of a
building containing an indoor manège will provide purpose built facilities which will meet the
requirements of the applicant's privately owned and competition horses.
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28.

I hope these comments are helpful.

Yours sincerely

Olivia Wojniak

Overall I consider the proposed outdoor and indoor manèges are of an appropriate size for
Tiffanys and are appropriate development in terms of Policy DM3 of the Suney Heath Core
Strategy.
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