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1.0

INTRODUCTION & SCOPE OF THE PROPOSALS
This statement has been prepared in support of a Planning
Application for proposals for the revitalisation of existing, mainly
delapidated buildings and land to the rear of 234-236 High Street,
Dorking.
The location of the site is in the heart of Dorking Town Centre,
within easy walking distance of shops, cafes and other town centre
facilities. The location has easy access to bus routes and is within a
short walk mainline railway stations.
The proposal is to provide new residential accommodation
appropriate to the town centre site, by reworking a dilapidated
and disused rear courtyard and existing storage buildings in a poor
state of repair, to create two new contemporary, yet sympathetic,
town centre apartments.
Recently permitted proposals for mixed use development within
the existing buildings immediately adjacent to the application site
increase the requirement for a sensitive and considered update; a
new lease of life, allowing for the creation of two new homes and
the proper utilisation of this under-appreciated courtyard space.
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2.1

CONSERVATION AREA CONTEXT
234-236 High Street is located within the historic core of the
Dorking Conservation Area.
The setting of the town and conservation area is surrounded by
hills that contain the built up area, with views in and out of the
town an important aspect of its character.
The conservation area appraisal describes Dorking as having the
scale and feel of a small historic market town and emphasises the
importance of retention and maintenance of the historic buildings
which are important to its character.
The area of the High Street has a number of key historic influences
in the consideration of the conservation area setting including:
•
•
•

A medieval market centre with the market located in the
widened section of the High Street
Planned property plots lining both sides of High Street
and largely bounded by cross and back lane
The survival of the common area of Cotmandene to the
south-east of the historic core.

View along High Street, Dorking; looking North-East

Although not listed 234-236 High Street is in close proximity to a
number of listed buildings within context of the street scene.
The location of 234-236 High Street is towards the middle of
the High Street at the end of a terraced section of three storey
properties of similar appearance. Decorative features such as
contrasting brickwork banding and decorative brick and stone
details all contribute to the quality and variety of the conservation
area.

View to front of 234-236 High Street, Dorking

H E RITAG E S TA TE M EN T
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2.2

PROPOSALS WITHIN THE CONSERVATION AREA SETTING
In deference to the Conservation Area setting of the application
site, our overarching proposals are briefly spelled out below,
before detailing the design process and detailed proposals within
the next section of this document.
Under cover of a separate, previously granted application,
sympathetic alterations to the existing building are proposed, to
provide three well-designed flats, and renovated retail space; and
will give new life to underused accommodation in the town centre.
This work will provide a sustainable use to secure the long term
future of the building, but does not take much into account of the
immediate environs of the building itself.
The rear elevation and adjacent courtyard, while still part of the
fabric of the conservation area, are much less formal and decorative
in appearance, having undergone a number of alterations in the
past; not all of which can be said to have been well-considered or
undertaken with much care.

View of the rear elevation of 234-236 High Street, Dorking

Our proposals include the removal of a dilapidated existing, blockbuilt, single-storey, lean-to storage shed within the rear courtyard,
and the renovation and sympathetic extension of the existing rear
outbuilding and basement, which is also currently itself in a poor
state of repair.

View of the rear courtyard space including the existing dilapidated storage shed

H E RITAG E S TA TE M EN T
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3.1

AMOUNT OF DEVELOPMENT
The proposals centre around redevelopment of two redundant
existing outbuildings to 234-236 High St.; one attached and one
detached, both of which sit within the enclosed rear courtyard of
the existing dwelling adjacent.
These proposals will provide two units; a new-build onebedroomed apartment over two storeys in place of the existing
detached storage shed, and a two-bedroomed apartment over
three floors, mostly contained within the envelope of the existing
attached outbuilding, making use of the basement level and an
extension of the existing roof space.
The proposals also cover the creation of a dedicated purposebuilt refuse store and the refurbishment of the existing first
floor stairwell within the adjacent dwelling which, it has been
discovered, is also in a state of some disrepair.

Views of the current outbuildings: Left to Right; detached Lean-to storage shed, attached
outbuilding with basement below

3.2

SITE LAYOUT
As illustrated aside, the site is accessed via a small back-street off
“The Chine”, itself a side road from the main High Street road. To
the North-West border of the site lies the main dwelling of 234-236
High St., and to the South-West the site is bounded by an original
Iron-stone wall, which will be retained, stabilised and enhanced as
part of the proposed works.
The new-build house takes up the position currently occupied
by a lean-to storage shed, part of a “terrace” of sheds, many of
which are in fairly poor condition, but which provide shelter and
enclosure to the South-Eastern corner of the site, and establish a
strong entrance into the courtyard.
To the North border of the site, a newly-installed timber fence will
separate the courtyard from the neighbouring single storey office
unit and the rear entrance to the adjacent plot.

Proposed Site Plan

DE SIG N PR O PO S A L S

P AG E

09

3.3

SCALE & MASSING
Proposed development will mainly sit within the footprint and
approximate mass of the two existing single-storey outbuildings,
aiming to retain as low a profile as possible.
Both units appear as single-storey buildings, with accommodation
contained within modestly extended Mansard roof spaces over
each; the new-build unit will therefore provide accommodation
over two floors and the existing outbuilding will take advantage of
the existing basement level to provide accommodation over three
levels.
The new detached unit sits in an L-shaped configuration along the
site boundary, taking advantage of the protection offered by the
existing boundary wall. Between the two units an enclosed refuse
store will be constructed to link the new with the old, and provide
a small green-roofed terrace over for the residents’ use.
Finally, the existing first floor stairwell within the main dwelling will
be rebuilt with a low-lying flat roof, to improve and enhance the
existing building fabric, and to provide a stable and sound entrance
hall to the adjacent development and to provide additional space
for stairways within the first floor of the attached outbuilding.

DE SIG N PR O PO S A L S
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3.4

CHARACTER & PROPOSED MATERIALS
The proposals are seeking to provide a much needed update and
modernisation of the currently dilapidated site, however the
site’s position within the conservation area, and the nature of
its’ surroundings require careful consideration and sympathetic
treatment.
The external materials are generally to be in line with the existing;
a mix of original brindle brickwork with colour (mainly light brown
& red hues), size and bonding style to match the adjacent dwelling.
The mansard roofs are proposed to be finished with slates and a
low-impact single-ply roof over.
New glazing is proposed in slim-section grey casements to reduce
visual impact and provide enhanced energy efficiency. Minimal
openings out over the courtyard provide less opportunity for
overloking issues, whilst supplemented with rooflights in the upper
roof sections to provide plenty of natural light to the residents.
Enclosed, green-roofed flat roof sections over ground floor areas
provide amenity space for the residents, with the retained and
enhanced Iron-stone boundary wall providing shelter from the
elements and protecting against overlooking. These terrace areas
also provide welcome, artfully framed views between the backstreet buildings right out to the open hillsides surrounding the
town.
Within the courtyard, new block paving is proposed to replace the
damaged and patched concrete and tarmac surfacing.
3.5

ACCESS
Pedestrian and vehicular access to the site is proposed to remain
via the rear entrance off “The Chine”. There is currently no parking
provision on the site and none is proposed for the development,
however the site’s excellent location makes it ideal for access to
town centre amenities and local public transport links by foot or by
bicycle. A dedicated cycle store is proposed by means of a Sheffield
Stand located underneath the external staircase.
Access during the construction period will also be via The Chine,
with materials to be stored on site to avoid inconvenience within
the highway and public footway to the High Street end of the site.

DE SIG N PR O PO S A L S

P AG E

13

4.1

AFFORDABLE HOUSING STATEMENT
We are led by guidance in addendum to the Mole Valley Local Plan
SPD on Affordable Housing, “following the publication of a written
Ministerial Statement dated 28 November 2014 and Appeal Court
Judgment dated 11 May 2016”.
Due to the development’s size and Town Centre location (2no. units,
less than a combined floorspace of 1000m² gross, within an Urban
setting), the guidance provide that no provision or contribution for
Affordable Housing is required.

4.2

ENERGY CONSERVATION STATEMENT
In accordance with policy CS19 of the Mole Valley Core Strategy, the
proposed buildings will be constructed with high quality materials
and components to ensure the energy efficiency of the buildings;
Existing buildings are to be renovated and improved to ensure
a minimum of compliance or improvement on current Building
Regulations requirements within AD Part L. The new build elements
will be designed to improve on the requirements of AD Part L.
Site won and recycled materials will be utilised wherever
appropriate.
A purpose built bin-store is included in the proposals to provide
communal recycling facilities.
High quality, slim-section double-glazed casement windows are
proposed to mitigate heat loss within the mainly North-East facing
elevations.

4.3

FLOOD RISK ASSESSMENT

4.4

HERITAGE STATEMENT
It is acknowledged that these proposals are sited within the
Dorking High Street Conservation Area and adjacent to buildings
identified as a positive contribution in the Conservation Area
Character Appraisal.
Details of the design process and consideration given to the site
overall have been set out in the previous sections of this document.
Important points to note are as followed:
The overall height of the new buildings is reduced as much as
possible by utilising a mansard roof design , and the perceived
mass of the buildings is reduced by hunkering down into the
protection of the surrounding Ironstone walls. These walls will be
stabilised and enhanced as part of the works to ensure protection
and longevity.
Good quality materials and detailing will be employed to ensure an
improvement from the current delapidated buildings. The materials
used will be, as far as practicable, matching or complimentary in
appearance to the existing building fabric.

4.5

PROTECTED SPECIES CHECKLIST
A completed Protected Species Checklist accompanies this
application; Although the checklist indicates that no further
assessment is necessary, the buildings’ age and construction
is such that we also include with this application a Bat Scoping
assessment undertaken for the whole site of 234-236 High Street
Dorking, within the remit of the previously permitted development
of the adjacent dwelling.
This scoping document indicates that no protected species are
present on site, and confirms that no further surveys or assessments
are needed. The document also makes recommendations for the
responsible completion of works on site.

The Environment Agency Flood Risk map aside shows the site to
sit within flood Zone 1, the area at lowest risk of flooding. The
guidance therefore suggests that no further assessment is required.

A DD ITIO N A L S U PPO R T I N G I N FO R M A T I O N
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5.1

CONCLUSIONS & SUMMARY
Improvements to the existing building fabric, conversion of unused
ancillary storage areas and removal & replacement of redundant
outbuildings will all contribute to creating a sustainable living
accommodation relevant to the town centre location.
The proposals are seeking to introduce a sensitive and responsive
modernisation within the setting of this attractive conservation
area, and the use of high quality materials, selected to match and
complement the existing palette, will ensure a new lease of life
and guarantee longevity.
Access to the site via The Chine and existing pricate access lane
behind the High Street is to be maintained. Redevelopment of the
courtyard spaces enhance access to the adjacent development and
the additional natural surveillance afforded by residential use will
make a positive impact on the security of the premises and access
from the High Street.

CON CL U S IO N S & S UMMA R Y
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