
2018/0956 Reg Date 24/10/2018 Mytchett/Deepcut

LOCATION: LAND SOUTH AND WEST OF THE WILLOWS, 
SALISBURY TERRACE, MYTCHETT, CAMBERLEY, 
GU16 6DB

PROPOSAL: Outline planning application for the erection of a class C2 
care home building to provide up to 54 bedrooms together 
with parking and access (access to be determined). 
(Additional plans rec'd 04/06/2019.)

TYPE: Outline
APPLICANT: Mr Atwal

SN Developments Ltd
OFFICER: Duncan Carty

RECOMMENDATION: REFUSE 

1.0  SUMMARY  

1.1 This outline application relates to a vacant site on land on the south side of Salisbury 
Terrace within the settlement of Mytchett.  The land extends to 0.39 hectares and the 
proposal comprises the erection of a (Class C2) care home to provide up to 54 bedrooms 
together with access, parking and landscaping.       

1.2 It is only access which is to be determined under this application.  Matters of appearance, 
landscaping, layout and scale would be considered under a reserved matters application.  
The applicant has provided a revised schematic layout and front elevation for this 
development.  However, it has not been demonstrated that the quantum of development 
could be provided without detriment to local character.  As such, the application is 
recommended for refusal. 

2.0 SITE DESCRIPTION

2.1 This application relates to a vacant site on land on the south side of Salisbury Terrace 
within the settlement of Mytchett. The land extends to 0.39 hectares. Jayden and Arosta 
lie to the west boundary of the site with the Willows to the north east. Residential 
properties on the north side of Salisbury Terrace face the application site. The south 
boundary of the site is with the rising embankment of Mytchett Place Road with the 
Camberley to Aldershot rail line on the east boundary.      

2.2 The west part of the application site lies within the main thoroughfares character area 
and the east part within the Victorians/Edwardian subdivisions character area as defined 
within the Western Urban Area Character SPD 2012. The main thoroughfares character 
area relates to development along the main thoroughfares (originally, i.e. pre-Victorian, 
in the open countryside) with a mix of uses developed along these roads over time.  
This character area is notable for its linear strip type development and infill nature. The 
subdivisions character area is defined as areas developed in Victorian/Edwardian 
periods closely associated with the older road network. Although the original plot 
divisions and layout are maintained in later phases, the liberal interspersion of the 
Victorian/Edwardian buildings has given the area its distinctive character. 



It is therefore characteristic of these character areas to have fine plot divisions, often 
providing narrow residential plots with longer rear gardens.     

2.3 The site is in a poor condition and is overgrown, in part. A detached bungalow with a 
garden which extended across the wider site (and included the former property known 
as The Willows) previously stood on the site but was demolished and replaced (by the 
new dwelling, also known as The Willows on a smaller residential curtilage outside of 
the application site). There are trees to the south boundary, on the embankment, but the 
site otherwise remains relatively open and relatively flat.

2.4 Access to the site is from Salisbury Terrace an unmade, gravelled private road, which 
narrows in width in front of the application site and ends at The Willows. The site lies 
predominantly within 400 metres of the Thames Basin Heaths Special Protection Area 
(SPA). The Basingstoke Canal Site of Special Scientific Interest (SSSI) lies beyond the 
rail line to the east of the application site.

3.  RELEVANT PLANNING HISTORY

3.1 SU/06/0803 – Erection of 23 houses with garages and car parking, access road and 
driveways, toddlers play area and landscaping following the demolition of existing buildings 
on land at Bridge Cottage, Overton & The Willows.  

Refused in November 2006 due to the insufficient size of the playspace and SPA grounds.  
The subsequent appeal was withdrawn. This site included the application site and land to 
the north. It had proposed an access direct to Nightingale Road to the north and closing off 
the access to Salisbury terrace.

3.2 SU/14/0329 – Erection of 2 no two storey dwelling houses with detached garages following 
the demolition of existing on land at the former Bridge Cottage and The Willows.  

Approved in September 2014 and implemented. This site included development on the 
adjoining site but included the demolition of the bungalow (The Willows) previously sited 
on the current application site.   

3.3 SU/16/0261 - Erection of 2 no semi-detached houses with parking, landscaping and 
access on land south of Salisbury Terrace.

Refused permission in June 2016 and subsequent appeal dismissed in December 2016.  
This related to part of the application site.

4.0  THE PROPOSAL

4.1 This application relates to the erection of a (Class C2) care home to provide up to 54 
bedrooms together with access, parking and landscaping. The application is in outline only 
and only the matters of access are to be determined. The proposed access from the site 
would be from Salisbury Terrace, a private road, with the access point close to the north 
west corner of the site. The provided drawing for the access indicates a bellmouth and 
two-way access into/out of the site with visibility splays provided either side of this access 
point.

  



4.2 The schematic layout and elevation has been amended and would provide a two storey 
block to the site frontage with a linked larger, two storey block to the rear. The central area 
between these blocks of development would accommodate parking towards the east flank 
and amenity would be provided to the north of the larger block and rear (south). An 
indicative sketch plan has been submitted illustrating a modern, glazed design with 
portions of flat and pitch roofs.    

4.3 The main difference between the amended and originally proposed schemes is that the 
first scheme was to be part two, part three storey with the second scheme providing a two 
storey proposal and larger landscape buffer to the west boundary.  

4.4 A total of 27 parking spaces would be provided with an access onto Salisbury Terrace.  

4.5 This application has been supported with:

 Planning Statement;

 Design and Access Statement;

 Transport Assessment;

 Sustainability and Energy Statement;

 Ecological Assessment;

 Tree Report; and

 Drainage Strategy.

5.0  CONSULTATION RESPONSES

5.1 County Highway 
Authority

No objections. 

5.2 Scientific Officer No objections, subject to condition.

5.3 Thames Water No objections, subject to condition.

5.4 Local Lead Flood 
Authority (LLFA) 

No objections.

5.5 Urban Design 
Consultant

An objection is raised on character grounds [See Paragraph 7.4.4]

6.0  REPRESENTATION

At the time of preparation of this report, 20 representations, including an objection from the 
Mytchett, Frimley Green & Deepcut Society, raising an objection have been received which 
raise the following issues:

6.1 Proposed building would be too large and high (three storeys) and out of character.  It 
would appear as a modern commercial building rather than a residential building [see 
Paragraph 7.4].



6.2 Impact from noise from a busier environment on a small, quiet road [see Paragraphs 7.4 
and 7.5].

6.3 Traffic generated from the site (staff, family members, visitors, emergency vehicles, 
delivery/service vehicles, mini-buses, etc.) and impact on parking [see Paragraph 7.6].

6.4 Overlooking of property and garden and loss of privacy [see Paragraph 7.5].

6.5 Impact from construction traffic and impact from dust due to construction traffic on 
Salisbury Terrace (if road surface is not tarrmaced first) [Officer comment: This could 
matter could be dealt with by a method of construction condition, if minded to approve].

6.6 Impact on road surface of private road – resurfacing, drainage and a contribution towards 
future maintenance would be required, or adoption of the highway. [Officer comment: 
Resurfacing, drainage and future maintenance would be a private matter between the 
developer and the residents on this private road.  Any request for future adoption of the 
highway would need to be made to the Highway Authority].

6.7 Lack of need and site available (Kingsmead House – a currently vacant care home) 
elsewhere in Mytchett [Officer comment: This relates to a 40 bedroom care home, up to 14 
bedrooms smaller than proposed under this proposal].

6.8 Impact on services, sewers, etc. [see Paragraph 7.7].

6.9 Extortionate price of residential care [Officer comment: This is not a material planning 
consideration].

6.10 Insufficient on-site parking (27 spaces), particularly with proposed staffing levels (54) 
leading to overspill parking in Salisbury Terrace which has parking issues.   

6.11 Impact on drainage and increased risk of flooding [see Paragraph 7.7].

6.12 Noise and smells from kitchen [see Paragraph 7.5].

6.13 Loss of trees [see Paragraph 7.4].

6.14 Light pollution [see Paragraph 7.5].

6.15 Noise pollution from plant room and air conditioning units [see Paragraph 7.5].

6.16 Commercial use would be out of character [see Paragraph 7.4].

6.17 Impact on wildlife [see Paragraph 7.6].

6.18 Increased traffic would lead to increase accident risk (children, pets, etc.) in Salisbury 
Terrace and wider road network. Road improvements would lead to increased speeds on 
Salisbury Terrace [see Paragraph 7.3].

6.19 Loss of sunlight and overshadowing [see Paragraph 7.5].

6.20 Site should not be developed due to SPA restrictions [see Paragraph 7.6].

6.21 Impact in property value [Officer comment: This is not a material planning consideration].

6.22 Loss of green “breathing” space [Officer comment: The site lies in the settlement and is not 
a designated green space].

6.23 Concern about future conversion into Class C3 residential dwellings by relaxed planning 
rules [Officer comment: This type of change of use is no currently possible under permitted 



development.  In addition, if minded to approve a condition limiting its use would be 
required to ensure no adverse effect on the SPA]. 

7.0  PLANNING CONSIDERATION

7.1 The application site falls within the settlement of Mytchett. The application is therefore 
considered against Policies CP1, CP2, CP6, CP11, CP14, DM9 and DM11 of the Surrey 
Heath Core Strategy and Development Management Policies Document 2012 (CSDMP); 
Policy NRM6 of the South East Plan 2009 (as saved) (SEP); and the National Planning 
Policy Framework 2018 (NPPF); as well as advice within the Western Urban Area 
Character SPD 2012 (WUAC); Residential Design Guide SPD 2017 (RDG) and the 
Thames Basin Heaths Special Protection Area Avoidance Strategy SPD 2019 (SPAAS).  

7.2 The current proposal relates to an outline proposal for which only the access 
arrangements are to be determined at this stage. However, it is also incumbent upon the 
Local Planning Authority to undertake a wider assessment as to whether it has not been 
demonstrated if the proposal can be accommodated upon the application site. Whilst the 
proposal would be acceptable in principle in this sustainable location and a need for 
specialised residential accommodation is recognised, such development needs to be 
successfully accommodated within the site and therefore would be subject to the wider 
assessment below.

The following main issues need to be addressed:

 The proposed access and the impact of the proposal on highway safety;

 Impact on local character; 

 Impact on residential amenity; 

 Impact on the SPA; and

 Impact on land contamination and drainage.  

7.3 The proposed access and the impact of the proposal on highway safety

7.3.1 This outline proposal requires the assessment of the proposed access arrangements on 
highway safety. The proposed access would be provided towards the north west corner 
of the application site, accessing onto Salisbury Terrace. The layout would indicate that 
vehicles could enter and leave the site in forward gear, with an access bellmouth and 
visibility provision which would not give rise to highway safety issues.  

7.3.2 It is not anticipated that the proposal would result in any significant increase in traffic 
movements, with the Transport Assessment indicating a projected 14 vehicle trips during 
the morning peak and 12 in the afternoon peak. The County Highway Authority has 
indicated that this would result in a slight increase in vehicular movements. 

7.3.3 The proposal would provide 27 parking spaces to accommodate visitors and staff. The 
site would be accessed from a private road but in a fairly sustainable location, close to 
bus stops (for which the Transport Assessment confirms that a half-hourly bus service is 
provided from Camberley to Farnborough from these bus stops) and close to services 
within the settlement of Mytchett. This level of parking for the development would be 
sufficient to meet parking standards. 

7.3.4 The rights to use the private road is a civil matter. The applicant has indicated that 
improvements to the road surface could be provided under this application but this would 



require the prior agreement of all parties which own/have rights over this highway. A 
Grampian-style condition to require such improvements could not be imposed (by 
condition, if minded to approve) due to this uncertainty over any future delivery. 

7.3.5 The County Highway Authority has raised no objections to the proposal. As such, no 
objections are raised to the proposed access with this element of the proposal complying 
with Policies CP11 and DM11 of the CSDMP and the NPPF.

7.4 Impact on local character and trees

7.4.1 Policy DM9 of the CSDMP states that development will be acceptable where it respects 
and enhances the local character of the environment. Policy CP2 of the CSDMP states 
that development should ensure that all land is used efficiently within the context of its 
surroundings and respects and enhances the quality of the local character. Principle 6.4 
of the RDG indicates that housing development should seek to achieve the highest 
density possible without compromising local character. Principle VS1 of the WUAC, for 
the subdivisions character area, indicates that development would need to reflect the 
historic plot divisions, architectural detailing and scale and mass of development, 
providing traditional elements and to strongly address the road frontage with a traditional 
front/back relationship to the street. Principle VS3 of the WUAC, for the subdivisions 
character area, advises that buildings which include large footprints that include large 
areas of flat roof to span the building depth will be resisted. Principle MT1 of the WUAC, 
for the main throughfares character area, indicates that development would consist 
principally of two storey detached or semi-detached buildings set close to the street with 
deep rear gardens.   

7.4.2 Principle 6.7 of the RDG indicates that parking layouts should be softened with generous 
soft landscaping and should ensure that developments are not functionally and visually 
dominated by cars. Principle 6.9 of the RDG indicates that car parking courts should be 
attractive places with high quality hard and soft landscaping and dwellings with frontages 
should not have their main frontage to rear parking courts. Principle MT5 of the WUAC, 
for the main throughfares character area, indicates that measures to minimise the impact 
of car parking on the streetscene will be encouraged.  

7.4.3 The amended proposal would provide a building with a deep span and large expanses of 
flat roof within pitched roof profiles. The immediate character is either of traditional 
pitched roofed dwellings either two or single storey in height and arranged in a short 
terrace (1-8 Salisbury Terrace) or detached dwellings on small or average sized plots.  
The proposal proposes a large building mass, without demonstrating how this form could 
be successfully integrated into this character, and the wider character areas. A modern 
design with a dominance of glazing in the elevations is proposed which would represent a 
departure from this local character. The Council's Urban Design Consultant has advised 
that the design of the revised proposal (including the amount of flat roof and modern 
design) and the overall building footprint would have an adverse impact on character.

7.4.4 The proposed building footprint is about 995 square metres, which, at a two storey height, 
would provide a maximum of 1,990 square metres of accommodation. This would provide 
about 36 square metres of accommodation per bedroom (for 54 bedrooms), which in the 
officer's opinion is considered to be a serious under-provision of accommodation. When 
compared with other care homes, this amount of floorspace would normally provide up to 
about 40 bedrooms. As such, to provide 54 bedrooms for such a care home on this 
building footprint, a third storey of accommodation (at the very least in part) is likely to be 
required. It is considered that it has not been demonstrated that this development could 
be provided without being harmful to local character.  



7.4.5 The proposed building would be seen from Mytchett Place Road. Whilst the existing trees 
would reduce visibility of the building, in part, and this highway rises to levels much higher 
than the application site to the south east comer of the site (on the approach to the rail 
bridge), it would be clearly visible from this highway, particularly after leaf fall. It has not 
been demonstrated that the likely height and depth of built form to this elevation could be 
successfully integrated such that it would not have an adverse impact on this streetscene.

7.4.6 In addition, the layout would provide a car park of 27 spaces which would provide a large 
amount of hardstanding (for servicing and parking) between the frontage building and 
houses to the west which would be visible from Salisbury Terrace and Mytchett Park road 
(particularly after leaf fall) failing to comply with Principle MT3 of the WUAC. It has also 
not been demonstrated that this parking could be successfully integrated into this area; 
and not have an adverse impact on the streetscene.  

7.4.7 Policy DM9 of the CSDMP indicates that development should protect trees and other  
vegetation worthy of retention. There are no major trees within the site, with the majority 
on the embankment to the south boundary with Mytchett Place Road. It is possible that 
the proposal could be provided without harm to these trees, and at this stage no 
objections are raised on this ground. 

7.4.8 It would therefore appear that it has not been demonstrated that the proposed 
development would have an adverse impact on local character failing to comply with 
Policy DM9 of the CSDMP, and advice within the WUAC and the RDG.  

7.5 Impact on residential amenity

7.5.1 Policy DM9 of the CSDMP indicates that developments should provide sufficient private 
and public amenity space and respect the amenities of the occupiers of neighbouring 
properties and uses. Principle 6.4 of the RDG also indicates that housing development 
should seek to achieve the highest density possible without adversely impact on the 
amenity of neighbours or residents. Principles 8.4 and 8.5 of the RDG set out the 
requirements to provide private amenity space for house and flats. In the case of flats, 
outdoor amenity should be provided for each flat with communal open space also 
provided.    

7.5.2 The site is bounded by residential properties, Arosfa and Jayden, to the west. The 
proposed layout would provide a parking area close to this boundary, with a 2 metres 
wide landscaping strip provided at the boundary and a separation distance of a minimum 
of 15 metres. With the separation distances and likely height, it is not considered that the 
proposed building would lead to unacceptable conditions to the residents of these 
properties.  

7.5.3 The Willows lies to the north east corner. This dwelling is positioned in the south west 
corner of that residential plot with its rear garden principally to the east (flank) of the 
building. As such, the east elevation is the most sensitive elevation, with one bedroom 
window facing south towards the mutual boundary. The layout indicate the main rear 
garden area for the development would be adjacent to the south boundary of The Willows 
with the building set further into the site set a minimum of 14.4 metres from this rear wall 
with the rear garden area set about 15 metres from the north wall of the proposed 
building. It would be expected that the two storey built form is likely to have some impact 
upon the residential amenity of the occupiers of this dwelling. However, it is not 
considered that, with the levels of separation, and likely height, that the proposal would 
lead to unacceptable conditions to the residents of these properties.  



7.5.4 The residential dwellings opposite the site include a mix of bungalows and two storey 
dwellings. These dwellings are set back and whilst the schemes indicates a two storey 
form of development would be provided opposite these dwellings it is considered that with 
a separation distance of about 21.5 metres, and likely height, the proposed development 
is unlikely to have any significant impact upon the residential amenity of occupiers of 
neighbouring dwellings.  

7.5.5 The proposal would provide an increase in traffic movements and general activity at the 
site. However, noting the background ambient noise levels and general activity from 
nearby roads and the rail line and the landscape buffer proposed to Arosfa and Jayden to 
the west boundary with the proposed car park, it is not considered that the proposal 
would lead to unacceptable noise conditions for local residents. 

7.5.6 The proposal would provide residential accommodation close to a noise generating use – 
the adjoining rail line. No noise report has been received. The Council`s Environmental 
Health Officer has indicated that a noise impact assessment (demonstrating compliance 
with internal/external noise standards) could be provided by condition, if minded to 
approve. 

7.5.7 The original proposal would provide sufficient amenity space for the proposal at the rear 
of the frontage building (and to the rear of The Willows), and to the rear of the main 
building, resulting in acceptable living conditions for future residents.  

7.5.8 It is therefore considered that the proposal is likely to be acceptable on residential 
amenity grounds and as such an objection is not raised to the proposal on these grounds 
with the proposal complying with Policy DM9 of the CSDMP, and advice within the RDG.

7.6 Impact on the Thames Basin Heaths Special Protection Area and ecology

7.6.1 The application site lies within 400 metres from the Thames Basin Heaths Special 
Protection Area (SPA).  The proposal would provide a care home.  Natural England has 
raised no objections to the proposal subject to the limitations on overnight staff or visitor 
accommodation, car parking use, preclusion of the keeping of cats and dogs (except 
assisted living dogs), use (as a care home) and occupation by persons with limited 
mobility.  It is considered that these limitations could be imposed by condition (or legal 
agreement), if minded to approve.  

7.6.2 The application site lies close to the Basingstoke Canal SSSI. The application has been 
supported by an ecological appraisal for which the Surrey Wildlife Trust has confirmed 
that they raise no objections subject to the submission of avoidance measures for 
protected species (reptiles, bats) and implementation of a landscape and ecological 
management Plan (LEMP), matters which could be controlled by condition, if minded to 
approve. 

7.6.3 An objection is therefore not raised to the proposal on SPA and ecology grounds with the 
proposal failing to comply with Policy CP14 of the CSDMP; Policy NRM6 of the SEP; the 
NPPF and advice within the SPAAS.   

7.7 Impact on land contamination and drainage

7.7.1 The proposal relates to land previously developed. The Scientific Officer has advised the 
taking of a precautionary approach such that a process needs to be undertaken if any 
contamination is encountered or suspected during the operations relating to this use.  
These limitations could be imposed by condition, if minded to approve. Under these 
circumstances, no objections are raised to the proposal on these grounds with the 
proposal complying with the NPPF.   



7.7.2 The Local Lead Flood Authority has advised that because the proposal is in outline 
(relating to the provision of access only) and, as such, details of siting, etc., are not to be 
determined at this stage, the proposal falls outside of their statutory duties requirements 
and as such have no comments to make at this stage. The surface water drainage details 
would be considered under a reserved matters application, if minded to approve this 
outline proposal. No objections are therefore raised on these grounds at this stage.

8.0  WORKING IN A POSITIVE/PROACTIVE MANNER

8.1 In assessing this application, officers have worked with the applicant in a positive, creative 
and proactive manner consistent with the requirements of paragraphs 38-41 of the NPPF.  
This included the following:

a) Provided or made available pre application advice to seek to resolve problems before 
the application was submitted and to foster the delivery of sustainable development.

b) Provided feedback through the validation process including information on the website, 
to correct identified problems to ensure that the application was correct and could be 
registered.

9.0  CONCLUSION

9.1 The proposal has not demonstrated that the quantum of development can be provided on 
the site without prejudice to local character. As such, the application is recommended for 
refusal.    

10.0  RECOMMENDATION

REFUSE for the following reason(s):-

1. The proposal by reason of its indicative layout (including the building 
footprint and extent of the car parking area) combined with indicative scale 
(including floorspace, mass, height, width and depth); and, indicative 
appearance (including the flat roof design and architectural detailing with 
the expanse of glazing) would result in an incongruous and dominant form 
of development that would form poor relationships with neighbouring 
buildings and be visually harmful to the streetscenes of Salisbury Terrace 
and Mytchett Park Road. The proposal would therefore fail to integrate into 
the established character of the area including the Main Thoroughfare and 
Victorian/Edwardian Subdivisions Character Areas and be contrary to 
Policies CP2 and DM9 of the Surrey Heath Core Strategy and Development 
Management Policies 2012, Principles VS1, VS3, MT1 and MT5 of the 
Western Urban Area Character Supplementary Planning Document 2012, 
and Principles 6.4 and 6.7 in the Residential Design Guide SPD 2017 and 
the National Planning Policy Framework 2019.  




