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SPELTHORNE

BOROUGH COUNCIL

Application No.

26/00714/FUL

Site Address

Land Accessed from Sheep Walk, Shepperton

Applicant

Conrad Energy Limited

Proposal

Vehicular access track to serve the flexible electricity generation facility
approved under planning application ref. 22/00569/FUL (appeal ref:
APP/Z3635/W/23/3321476).

Case Officer

Matthew Clapham

Ward

Shepperton Town

Called-in

This application has been ‘called-in’ by Councillor Howkins on the grounds
of inappropriate use of Green Belt land.

Application
Dates

Target: Extension of Time

Valid: 09.07.2026 until 16.10.2026

Expiry: 03.09.2026

Executive
Summary

The site is currently open land off Sheep Walk. There is an existing access
from Sheep Walk. To the south is open land recently granted planning
permission for the storage of plants and associated / ancillary materials. To
the north is also open land with a history of unlawful uses on it. The site is
situated within the designated Green Belt and Flood Risk Zones 2 and 3a.
The site is also located within an area safeguarded for the ‘River Thames
Scheme - Areas and Land Under Consideration’.

It is proposed to lay down hardstanding to create an access track that leads
to the west to an approved small-scale flexible electricity generation facility
with associated ancillary infrastructure, access and boundary treatment. The
original access to this facility was to be from Chertsey Road using the
existing access to Priory Stables. However, the County Highway Authority
did not agree to its use due to cabling and infrastructure issues.

The proposal is considered to have an acceptable impact on the Green Belt,
biodiversity, the amenity of neighbouring properties and highway safety. It is
also not considered to adversely affect the potential implementation of the
River Thames Scheme. The proposal is recommended for approval.

It should be noted that this application does not include the electricity
generation facility which has its own extant approval. This application is
solely for the access to it.

Recommended
Decision

Approve the application subject to conditions as set out in the
Recommendation section (paras. 8.1, 8.2 and 8.3).




1.1

1.2

3.

Development Plan

MAIN REPORT

The following policies of the Spelthorne Local Plan 2024—-2039/40 are of

relevance:
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Policy ST1: Presumption in Favour of Sustainable Development
Policy ST2: Planning for the Borough
Policy PS1: Responding to the Climate Emergency
Policy PS2: Designing Places and Spaces
Policy E2: Biodiversity

Policy E3: Managing Flood Risk

Policy E4: Environmental Protection
Policy ID2: Sustainable Transport for New Developments

The policies contained within the National Planning Policy Framework (NPPF)
(August 2026) are also relevant

Relevant Planning History

The site has the following planning and enforcement history:

(Officer Note:)

plants and associated /
ancillary materials

This is of relevance as it is
located on the site
immediately to the south of
the proposed road and
sharing the same access

Reference Proposal Description Decision

18/01396/FUL | Restoration of land - Refused
Involving removal of 12.02.2019
material, crushing material
and replacing with imported
naturally occurring soils,
topsoil and grassing.

22/00569/FUL | Erection of a small-scale Refused 04.11.2022
flexible electricity Allowed on Appeal
generation facility with APP/Z23635/W/23/3321476
associated ancillary 17.09.2024
infrastructure, access and
boundary treatment

26/00297/FUL | Change of use from Granted
agriculture to storage of 30.07.2026

Description of Current Proposal



https://assets.publishing.service.gov.uk/media/67aafe8f3b41f783cca46251/NPPF_December_2024.pdf

3.1

3.2

3.3

5.2

The application relates to a piece of land of 0.96 hectares at land accessed to
the west of Sheep Walk, Shepperton. This site is not owned by the applicant,
who has signed Ownership Certificate B stating that 21 days’ notice has been
given to the owners. The site is located within the Green Belt, an area
safeguarded for the River Thames Scheme - Areas and Land Under
Consideration and Flood Risk Zones 2 and 3a.

The proposal involves the construction of an access road that provides
access to a small-scale flexible electricity generation facility with associated
ancillary infrastructure, access and boundary treatment. The access road is
approximately 500m long and approximately 4m wide and would comprise a
compacted permeable stone/gravel surface

The existing access road onto Sheep Walk to the site will remain. It is also
proposed to have various biodiversity initiatives.

Consultations
The following table shows those bodies consulted and their response.
Statutory Consultees

Consultee Comment

County Highway Authority (CHA) | No objection subject to conditions.

Environment Agency (EA) No objection.

Natural England No objection.

Non-Statutory Consultees

Consultee Comment

Environment Health — Land

Contamination/Air Pollution No objection.

No objection in principle — suggested

Surrey Wildlife Trust (SWT) further reports

Biodiversity Officer No objection.

Public Consultation
5 site notices were displayed.

A single neighbouring property was notified of the planning application. The
Council has received no letters of objection. One letter was received from the
Shepperton Residents Association regarding the access and that the
comments of the County Highway Authority should be considered in the
context of the recent application on the site to the south.

Planning Issues
» Green Belt
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7.2

7.3

7.4

7.5

7.6

Design, character and appearance
Amenity of neighbouring properties

Highways

YV V V V

Flooding and the River Thames Scheme
» Other matters

Planning Considerations

Background

The proposed access is to serve the flexible electricity generation facility
approved under planning application ref. 22/00569/FUL (appeal ref:
APP/Z3635/W/23/3321476). This is located to the west of the access on land
adjoining the Ranges. This is an extant approval and may be implemented at
any time until the 17" September 2027.

Planning permission is sought for an alternative access route to the approved
flexible electricity generation facility. The approved development site for the
flexible energy generation facility does not form part of this application and
may be implemented regardless of this proposal. However, the applicant has
stated that the approved access track that connects the flexible generation
site to Chertsey Road to the south-west can no longer be delivered due to
non-planning related constraints.

Green Belt

The site is situated within the Green Belt. The National Planning Policy
Framework (NPPF) 2026 states that the Government attaches great
importance to Green Belts. The fundamental aim of Green Belt policy is to
prevent urban sprawl by keeping land permanently open; the essential
characteristics of Green Belts are their openness and their permanence.

Policy SP4 (Green Belt) of the Council’s Local Plan states that in order to
uphold the fundamental aims of the Green Belt to prevent urban sprawl and to
keep land within its designation permanently open, inappropriate development
should not be approved except in very special circumstances. Very special
circumstances will not exist unless the potential harm to the Green Belt by
reason of inappropriateness, and any other harm is clearly outweighed by
other considerations.

The Green Belt serves five purposes:
a) to check the unrestricted sprawl of large built-up areas;
b) to prevent neighbouring towns merging into one another;
to assist in safeguarding the countryside from encroachment;
to preserve the setting and special character of historic towns; and
to assist in urban regeneration, by encouraging the recycling of derelict
and other urban land.

Cc
d
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When considering any planning application, local planning authorities should
ensure that substantial weight is given to any harm to the Green Belt,
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including harm to its openness. Inappropriate development is, by definition,
harmful to the Green Belt and should not be approved except in very special
circumstances. ‘Very special circumstances’ will not exist unless the potential
harm to the Green Belt by reason of inappropriateness, and any other harm
resulting from the proposal, is clearly outweighed by other considerations.

The Council’'s Stage 1 Green Belt Assessment (2017) identified the site and
the wider area as being strongly performing and making the following
contribution the Green Belt purposes:

e Purpose (a): Check unrestricted sprawl (score 0/5) The Local area is not
at the edge of a large built-up area.

e Purpose (b): Preventing neighbouring towns from merging (score 3/5) The
Local area is part of the wider gap between Shepperton and Chertsey.

e Purpose (c): Safeguarding the countryside from encroachment (score 4/5)
Majority of the area is open and undeveloped.

e Purpose (d): Preserving historic towns (score 0/5) The Local area does not
abut an identified historic area.

The site was not part of any further consideration under the Stage 2 Green
Belt Assessment (2018) nor the Stage 3 Green Belt Assessment (2022).

However, Policy GB7 in Chapter 13 ‘Protecting Green Belt Land’ of the NPPF
lists exceptions that may result in development not being inappropriate in the
Green Belt.

The applicant has stated that it would fall under 1 e) which states that
development in the Green Belt would not be inappropriate for the
‘redevelopment of previously developed land (including a material change of
use to residential or mixed use including residential), which would not cause
substantial harm to the openness of the Green Belt'.

Notwithstanding this, the Council considers that Exception 1 g) (Land
Comprising Grey Belt) is more relevant and pertinent to this proposal. The
NPPF states that for the purposes of plan-making and decision-making, ‘grey
belt’ is defined as land in the Green Belt comprising previously developed land
and/or any other land that, in either case, does not strongly contribute to any of
purposes (a), (b), or (d) in policy GB2.

Policy GB7 1 g i) further states that the exception is relevant where the
development would utilise grey belt land and would not fundamentally
undermine the purposes (taken together) of the remaining Green Belt across
the area of the plan. Given the limited scale of the development and the size
of the site, the proposal is not considered to fundamentally undermine the
overall purposes of the Green Belt.

As stated in paragraph 7.7 above, for purposes a) and d) the site scored 0 in
the Green Belt Assessment whilst it only scored a moderate 3 in regard to
purpose b). The highest scoring purpose c) is excluded from any assessment
of Grey Belt land. As such, the proposal is considered to meet the
requirements of this exception.
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Policy GB7 1 g further requires that ii) There is an evidenced unmet need for
the type of development proposed. This is considered to have been met in
view of the Inspectors decision to grant permission for the flexible electricity
generating facility primarily on the grounds that it is needed to aid the
transition to low carbon energy provision. This access is required to allow the
generation facility to operate and function.

At GB7 1 giiii), the policy also requires that the development would be in a
sustainable location, with particular reference to policy TR3 of this
Framework. Using the criteria set out in this policy and the ‘Connectivity Tool’,
the site is considered to be located within a sustainable location. The final
requirement for this exception is not relevant as it relates to the provision of
housing.

Therefore, the proposed development is considered to satisfy the criteria set
out in Policy GB7 of the NPPF and constitutes development which is not
inappropriate within the Green Belt and is therefore acceptable in terms of its
location within the Green Belt.

Character and appearance

Chapter 14 of the NPPF: Achieving well-designed places, sets out the
Policies and principles for development proposal to respect and enhance their
surroundings taking into account their context.

Policy PS2 (Designing Places and Spaces) states that the Council will require
a high standard in the design and layout of new development. Proposals for
new development should demonstrate that they will create buildings and
places that are attractive with their own distinct identity, respect and make a
positive contribution to the street scene and the character of the area in which
they are situated and will pay due regard to the scale, height, proportions,
building lines, layout, materials and other characteristics of adjoining buildings
and land.

The site and surrounding area is largely self-seeded landscaping and open
land. There would be loss of some existing planting. The road itself would
only be used on an occasional basis once the facility is in use and is already
well screened by hedges, trees and shrubs along the main boundaries to the
site along Sheep Walk and Chertsey Road. Therefore, it is not considered
that the proposal would result in a significant impact upon the character and
appearance of the area and complies with the NPPF and Policy PS2 of the
Local Plan.

Amenity of neighbouring properties

Policy PS2 further states that proposals for new development should
demonstrate that they will achieve a satisfactory relationship to adjoining
properties avoiding adverse and un-neighbourly impacts in terms of loss of
privacy, daylight or sunlight, or overbearing effect due to bulk and proximity or
outlook.
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The nearest residential properties are some distance away, with the nearest
on Chertsey Road being 100m away and those to the west 600m away, to the
north 750m away and to the south east 350m away. There are a number of
businesses already operating to the south within the Waymeadows Business
Centre on Chertsey Road.

Notwithstanding the small element of disturbance that will arise during the
construction phase, once completed, the access will only be used
occasionally for routine maintenance and access and generally with standard
vehicles and vans rather than HGV’s. As such, it is not considered that the
access road will give rise to any noise and disturbance above and beyond
that already experienced in the locality.

No lighting is proposed and as a single access track, no loss of light or
overbearing will arise.

Overall, the proposed development is considered to have a satisfactory
relationship to adjoining properties avoiding adverse and un-neighbourly
impacts.

Parking provision and Highways

Paragraph 116 of the NPPF states development should be refused on
highways grounds if there would be an unacceptable impact on highway
safety, or the cumulative impacts on the road network following mitigation,
would be severe.

Policy ID2 (Sustainable Transport for New Development) in the Local Plan
states that the Council will require development proposals to incorporate
opportunities to facilitate sustainable and active modes of travel.

The development would provide a single access track to the site of the
approved flexible electricity generation facility and would link up with an
existing access on Sheep Walk. This access is to be used in conjunction with
a recently approved development to the south of this proposed access road
for the change of use of land from agriculture to storage of plants and
associated / ancillary materials. It is also used by an unlawful activity on the
land of motocross riding which the Planning Enforcement team are currently
investigating.

The Surrey County Council Highway Authority (CHA) has been consulted and
raised no objections. They made the following comments: ‘The CHA has
assessed the application for a vehicular access to Sheep Walk to serve the
flexible electricity generation facility approved under planning application ref.
22/00569/FUL (appeal ref: APP/Z3635/W/23/3321476). The previous
application which was approved in September 2024 for a flexible electricity
generation facility had a proposed access point from Chertsey Road, south of
the site. However, the current application proposes a change in the previously
approved access arrangements, now being proposed as an access off Sheep
Walk. The CHA is aware that the proposed site access has a history of
planning applications and enforcement notices. This included the construction
of two large metal posts concreted into the ground to form and support a gate
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close to the boundary with Sheep Walk as well as a wide flat surface
commensurate with a prepared route for a roadway resulting in vegetation,
soils and debris being piled to the side.

The CHA is aware that the existing access off Sheep Walk was illegally
constructed circa 10 years ago. It is the view of the CHA that this application
would require the formalising of this access.

Once the site is operational, the CHA understands that site will experience
very low expected trip rates. These will consist of LGV’s (Large Goods
Vehicles) accessing the site for maintenance purposes once or twice a week
and will not result in high levels of trips associated with the development’.

After the development has been completed, the roadway and the access /
egress onto Sheep Walk will be used infrequently. The CHA has raised no
objection to the scheme (subject to conditions) having assessed the
application on safety, capacity and policy grounds. The proposal is therefore
considered to comply with Policy ID2 of the Local Plan and the NPPF.

Flooding and the River Thames Scheme

Policy E3 (Managing Flood Risk) of the Local Plan states that applications
must be supported by Flood Risk Assessments where appropriate that
demonstrate the development will be safe, not increase flood risk elsewhere,
and maximise opportunities to reduce flood risk from all sources.
Furthermore, it seeks to safeguard the route and adjacent land of the River
Thames Scheme.

The application site lies within Flood Zones 2 and 3a defined by the National
Planning Policy Framework (NPPF) and associated Flood risk and coastal
change Planning Policy Guidance (PPG) as having a medium and high
probability of flooding. The application was accompanied by a Flood Risk
Assessment.

The Environment Agency has been consulted and raised no objections stating
that ‘As no ground level raising is proposed and permeable materials will be
used, we have no concerns about floodplain storage or obstruction of flood
flows. Additionally, the flood risk assessment has applied appropriate climate
change allowances, and we have no concerns regarding the development's
safety over its lifetime’.

In regard to the River Thames Scheme, the Environment Agency also raised
no objections. They commented that ‘The proposed access track subject of
this application does overlap with the proposed route of the scheme and there
will be an interface between the two projects. As the River Thames Scheme
progresses and we have more clarity on the timescales for the scheme we will
be in touch with the landowner/developer to discuss how we can deliver the
scheme in this location’.

The access road is a relatively minor development that for the reasons set out
above, is not considered to result in any harm or increased risk from flooding
and is of a nature that would not prejudice the viability of the River Thames
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Scheme. Therefore, the proposal is considered acceptable and complies with
Policy E3 of the Local Plan.

Biodiversity Net Gain (BNG)

Policy E2 (Biodiversity) states that the Council will seek net gains in
biodiversity, through creation or expansion, restoration, enhancement and
management of habitats and features to improve the status of priority habitats
and species.

The proposal is Biodiversity Net Gain applicable. The applicant has submitted
a Biodiversity Statement and Plan and this is shown to provide a 23.37%
biodiversity net gain in habitat areas (3.28 unit gain). It is also predicted that
trading rules have been satisfied. Therefore, the proposed development as it
stands provides a suitable net gain for biodiversity to align the project with the
mandatory requirement for 10% biodiversity net gain and local planning
guidance. This will be provided on another site and is secured by the BNG
legislation.

Whilst the site is not located within any specific area of ecological or
biodiversity designation, the Council’s Biodiversity Officer was consulted and
did not raise any specific objections. Furthermore, Natural England were also
consulted and similarly did not raise any objections, confirming that ‘Natural
England considers that the proposed development will not have significant
adverse impacts on statutorily protected nature conservation sites or
landscapes’. Therefore, the proposal is considered compliant with Policy E2
of the Local Plan.

Climate Change and Sustainability

Policy PS1 (Responding to the Climate Emergency) states that sustainable
design and construction will be integral to new development in the Borough.
All planning applications must include evidence that the below will be
addressed, using as a minimum the Sustainable Construction Checklist.

The access road would be constructed to support a flexible energy generation
facility which was allowed on appeal within the Green Belt on the basis that
any harm to the Green Belt was outweighed by the fact that the proposal
would assist in the expansion of, and act as a back-up, to renewable energy
generation and therefore, the proposed development would appropriately
support renewable. Therefore, the proposal is considered acceptable in
regard to Policy PS1 of the Local Plan.

Equalities Act 2010

This planning application has been considered in light of the Equality Act 2010
and associated Public Sector Equality Duty, where the Council is required to
have due regard to:

(a) eliminate discrimination, harassment, victimisation and any other
conduct that is prohibited by or under this Act;
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(b) advance equality of opportunity between persons who share a
relevant protected characteristic and persons who do not share it;

(c) foster good relations between persons who share a relevant
protected characteristic and persons who do not share it.

The question in every case is whether the decision maker has in substance
had due regard to the relevant statutory need, to see whether the duty has
been performed.

The Council’s obligation is to have due regard to the need to achieve these
goals in making its decisions. Due regard means to have such regard as is
appropriate in all the circumstances.

The NPPF defines people with disabilities as individuals that have a physical
or mental impairment, which has a substantial and long-term adverse effect
on their ability to carry out normal day-to-day activities. This can include but is
not limited to, people with ambulatory difficulties, blindness, learning
difficulties, autism and mental health needs. It is considered that it would be
possible for individuals with disabilities to access the development and the
proposal is acceptable in regard to the equalities act.

Human Rights Act 1998

This planning application has been considered against the provisions of the
Human Rights Act 1998.

Under Atrticle 6 the applicants (and those third parties who have made
representations) have the right to a fair hearing and to this end full
consideration will be given to their comments.

Article 8 and Protocol 1 of the First Article confer a right to respect private and
family life and a right to the protection of property, i.e. peaceful enjoyment of
one's possessions which could include a person's home, and other land and
business assets.

In taking account of the Council policy as set out in the Spelthorne Local Plan
and the NPPF and all material planning considerations, Officers have
concluded on balance that the rights conferred upon the applicant/ objectors/
residents/ other interested party by Article 8 and Article 1 of the First Protocol
may be interfered with, since such interference is in accordance with the law
and is justified in the public interest. Any restriction of these rights posed by
the approval of the application is legitimate since it is proportionate to the
wider benefits of such a decision, is based upon the merits of the proposal,
and falls within the margin of discretion afforded to the Council under the
Town & Country Planning Acts.

Financial Considerations

Under S155 of the Housing and Planning Act 2016, Local Planning Authorities
are now required to ensure that potential financial benefits of certain
development proposals are made public when a Local Planning Authority is
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considering whether or not to grant planning permission for planning
applications which are being determined by the Council’s Planning
Committee. A financial benefit must be recorded regardless of whether it is
material to the Local Planning Authority’s decision on a planning application,
but planning officers are required to indicate their opinion as to whether the
benefit is material to the application or not. In consideration of S155 of the
Housing and Planning Act 2016, the proposal is not a CIL chargeable
development and will not generate a CIL Payment. This is a material
consideration in the determination of this planning application. The proposal
will generate business rates but not generate a New Homes Bonus and
Council Tax payments which are not material considerations in the
determination of this proposal.

Conclusion

The proposal is a development which is not inappropriate development within
the Green Belt.

Furthermore, there are no other concerns or issues raised by any Statutory or
other Consultees regarding the proposal with no harm identified to highway
safety, biodiversity or flooding nor to the character of the area or the amenity
of any adjoining or neighbouring properties. The proposal would not prejudice
the viability of the River Thames Scheme.

The applicant has highlighted national policies supporting such proposals and
the fact that the proposal for the flexible electricity generation facility, which
include an access track and is essential in allowing the scheme to be
implemented, was allowed on appeal by the Inspectorate on the basis of the
wider benefits in achieving net zero and aiding the transition to renewable
energy.

Recommendation

The options available to the Planning Committee for decision making are:

e To approve the application as set out in this report. This option is
recommended. The report analyses in some detail the reasons why the
application is considered to be acceptable in planning terms.

e To approve the application subject to additional/amended conditions and
informatives. This option is not recommended, the conditions and
informatives are set out below. The Planning Committee should be minded
of paragraph 57 of the NPPF which states that :- planning conditions
should be kept to a minimum and only imposed where they are necessary,
relevant to planning and to the development to be permitted, enforceable,
precise and reasonable in all other respects (National Planning Policy
Framework).

e To refuse the application. This option is not recommended. The report
assesses why officers consider the application to be acceptable.

The application is recommended for approval, subject to conditions and
informatives below.


https://assets.publishing.service.gov.uk/media/67aafe8f3b41f783cca46251/NPPF_December_2024.pdf
https://assets.publishing.service.gov.uk/media/67aafe8f3b41f783cca46251/NPPF_December_2024.pdf

8.3 APPROVE subject to the following conditions:

1.

The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.

Reason:-. This condition is required by Section 91 of the Town and
Country Planning Act, 1990 as amended by Section 51 of the Planning
and Compulsory Purchase Act 2004.

The development hereby permitted shall be carried out in accordance with
the following approved plans: CEL-19020-BP-002-B; CEL-19020-LOP-
002-B; CEL-19020-OV-001(APPENDIX PLAN) and CEL-19020-SW-001
received 09.07.2026.

Reason:-. For the avoidance of doubt and to ensure the development is
completed as approved.

No development shall commence until details of the materials to be used
for the surface material for the access road are submitted to and approved
by the Local Planning Authority. The development shall then be
constructed in accordance with the approved materials and detailing.

Reason:-. To ensure that the proposed development does not prejudice
the appearance of the development and the visual amenities and
character of the locality in accordance with policy PS2 of the Spelthorne
Local Plan March 2026.

No part of the development shall be first occupied unless and until the
existing vehicular access to Sheep Walk has been modified to provide a
formal bell mouth access with full height kerbs, equipped with double
yellow line parking restrictions in accordance with a scheme to be
submitted to and approved in writing by the Local Planning Authority and
thereafter the visibility zones shall be kept permanently clear of any
obstruction over 1.05m high.

Reason:-. In order that the development should not prejudice highway
safety nor cause inconvenience to other highway users, in accordance
with policy TR3 paragraph 1.c and TR6 paragraph 4 of the National
Planning Policy Framework (2026), and Healthy Streets for Surrey
Guidance (2023).

No part of the development shall be first occupied unless and until the site
access road is installed with hardstanding bound material 6.0m back into
the site from the highway boundary in accordance with a scheme to be
submitted to and approved in writing by the Local Planning Authority.

Reason:-. In order that the development should not prejudice highway
safety nor cause inconvenience to other highway users, in accordance
with policy TR3 paragraph 1.c and TR6 paragraph 4 of the National
Planning Policy Framework (2026), and Healthy Streets for Surrey
Guidance (2023).



No development shall commence until a Construction Transport
Management Plan, 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 (d) programme of works
(including measures for traffic management) (e) HGV deliveries and hours
of operation (f) vehicle routing (g) measures to prevent the deposit of
materials on the highway (h) before and after construction condition
surveys of the highway and a commitment to fund the repair of any
damage caused (i) on-site turning for construction vehicles has been
submitted to and approved in writing by the Local Planning Authority. Only
the approved details shall be implemented during the construction of the
deveopment.

Reason:-. In order that the development should not prejudice highway
safety nor cause inconvenience to other highway users, in accordance
with policy TR3 paragraph 1.c and TR6 paragraph 4 of the National
Planning Policy Framework (2026), and Healthy Streets for Surrey
Guidance (2023).

INFORMATIVES

1.

The developer is reminded that it is an offence to allow materials to be carried
from the site and deposited on or damage the highway from uncleaned
wheels or badly loaded vehicles. The Highway Authority will seek, wherever
possible, to recover any expenses incurred in clearing, cleaning or repairing
highway surfaces and prosecutes persistent offenders. (Highways Act 1980
Sections 131, 148, 149).

The developer is advised that as part of the detailed design of the highway
works required by the above condition(s), the County Highway Authority may
require necessary accommodation works to street lights, road signs, road
markings, highway drainage, surface covers, street trees, highway verges,
highway surfaces, surface edge restraints and any other street
furniture/equipment.

Section 59 of the Highways Act permits the Highway Authority to charge
developers for damage caused by excessive weight and movements of
vehicles to and from a site. The Highway Authority will pass on the cost of any
excess repairs compared to normal maintenance costs to the
applicant/organisation responsible for the damage.

The developer would be expected to agree a programme of implementation of
all necessary statutory utility works associated with the development,
including liaison between Surrey County Council Streetworks Team, the
relevant utility companies and the developer to ensure that where possible the
works take the route of least disruption and occurs at least disruptive times to
highway users.

The applicant is expected to ensure the safe operation of all construction
traffic to prevent unnecessary disturbance obstruction and inconvenience to



other highway users. Care should be taken to ensure that the waiting, parking,
loading and unloading of construction vehicles does not hinder the free flow of
any carriageway, footway, bridleway, footpath, cycle route, right of way or
private driveway or entrance. The developer is also expected to require their
contractors to sign up to the "Considerate Constructors Scheme" Code of
Practice, (www.ccscheme.org.uk) and to follow this throughout the period of
construction within the site, and within adjacent areas such as on the
adjoining public highway and other areas of public realm.

. The applicant is advised that any alterations to existing highway infrastructure
should be designed so there is no adverse effect on surface water flow routes
and should not increase flood risk on or off site. It is possible to check the long
term flood risk on the following Government website www.gov.uk/check-long-
term-flood risk. For further information please contact the Flood Risk,
Planning and Consenting Team suds@surreycc.gov.uk

. The permission hereby granted shall not be construed as authority to obstruct
the public highway by the erection of scaffolding, hoarding or any other device
or apparatus for which a licence must be sought from the Highway Authority
Local Highways Service. When applying for any hoarding licence you must
supply details of this planning permission, a copy of the approved hoarding
layout plan, and a copy of any discharge of condition approval letter (where
received) from the Local Planning Authority referencing the approved
hoarding plan. Failure to provide this information will result in your application
being rejected. Any hoarding erected on the highway without having secured
the necessary licence may lead to enforcement action.

. The permission hereby granted shall not be construed as authority to carry
out any works (including Stats connections/diversions required by the
development itself or the associated highway works) on the highway or any
works that may affect a drainage channel/culvert or water course. In instances
where the applicant is not the Highway Authority the applicant is advised that
a permit and, potentially, a Section 278 agreement must be obtained from the
Highway Authority before any works are carried out on any footway, footpath,
carriageway, verge or other land forming part of the highway. All works
(including Stats connections/diversions required by the development itself or
the associated highway works) on the highway will require a permit and an
application will need to be submitted to the County Council's Street Works
Team up to 3 months in advance of the intended start date, depending on the
scale of the works proposed and the classification of the road. Please see
www.surreycc.gov.uk/roads-and-transport/permits-and-licences/traffic
management-permit-scheme. The applicant is also advised that Consent may
be required under Section 23 of the Land Drainage Act 1991. Please see
www.surreycc.gov.uk/people-and-community/emergency-planning-and-
community safety/flooding-advice.

. BIODIVERSITY NET GAIN - PRE-COMMENCEMENT REQUIREMENT The

effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act
1990 is that planning permission granted for the development of land in
England is deemed to have been granted subject to the condition "(the
biodiversity gain condition") that development may not begin unless: (a) a
Biodiversity Gain Plan has been submitted to the planning authority, and (b)



the planning authority has approved the plan. The planning authority, for the
purposes of determining whether to approve a Biodiversity Gain Plan if one is
required in respect of this permission, would be Spelthorne Borough Council.
There are statutory exemptions which mean that the biodiversity gain
condition does not always apply and these are set out in The Biodiversity
Gain Requirements Exemptions Regulations 2024. This permission will
require the approval of a Biodiversity Gain Plan before development is begun
because none of the statutory exemptions or transitional arrangements are
considered to apply.



