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1. SUMMARY AND OUTCOMES 

 

(Non Technical Summary) 
 

Role of Sustainability Appraisal 
1.1 Sustainability Appraisal is a process designed to ensure that social, 

environmental and economic impacts are considered in the process of 
formulating planning policies and proposals; and that the outcome of that 
consideration is reported. 

 
Stages of Sustainability Appraisal 

1.2 Sustainability Appraisal has been carried out in stages as the Council has 
brought forward development plans that make up the Local Development 
Framework for Reigate and Banstead. 

1.3 The first appraisal was of the Core Strategy Development Plan Document 
(Core Strategy DPD). The Core Strategy sets out a broad planning 
framework for the whole of the Borough and sets out policies for guiding 
development. 

1.4 Appraisal was conducted by a process of peer review by Planning Officers 
from Reigate & Banstead Borough Council and Planning Officers from 
neighbouring Planning Authorities. The full process and findings of the 
appraisal were published in the Core Strategy DPD Sustainability 
Appraisal Report, and these findings influenced the production of the 
Redhill AAP (RAAP).  

1.5 Previous versions of the RAAP were appraised through the Sustainability 
Appraisal process in 2006 and 2008; the findings of these appraisals were 
fed into the current RAAP.  

1.6 To build on the previous appraisals a Sustainability Appraisal Scoping 
Report covering just the AAP area of Redhill was issued in October 2011. 
This highlighted the issues with respect to social, environmental and 
economic conditions in Redhill and provided baseline data for each area 
of sustainability. This Scoping Report was consulted on with the 
Environment Agency, English Heritage, Natural England and others 
bodies considered to be relevant, including the Surrey PCT and Surrey 
Wildlife Trust. Comments were used to revise the report which was then 
issued in November 2011. 

1.7 The Scoping Report informed the appraisal process which could then 
focus on the key sustainability issues highlighted within the report, that 
are specific to Redhill. 
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1.8 The appraisal of the RAAP was carried out, again by a process of peer 
review, using colleagues from Elmbridge BC and Tandridge DC. This 
appraisal was carried out on 25 November 2011. The appraisal cross-
referenced the issues highlighted within the Scoping Report and scored 
them on a matrix as to whether the AAP would have a positive, neutral or 
negative impact on the sustainability issues. Recommendations were 
made that could be used to strengthen the sustainability credentials of the 
plan. 

 
Key findings of the Redhill AAP SAR 

1.9 The peer review panel were impressed with the level of consideration 
given in the plan to sustainability issues. 

1.10 The appraisal found that the RAAP supports the objectives of 
sustainability through making best use of previously developed land and 
in addressing the sustainability issues highlighted in the Scoping Report. 

1.11 There were sustainability issues highlighted as a consequence of higher 
density living, tall buildings and flood risk, although the overall strategy 
of directing development to Redhill, as a town with good public transport 
links, scored positively through the Sustainability Appraisal of the Core 
Strategy. 

1.12 The recommendations coming from the Appraisal are: 

 Flooding:  Robust wording to ensure that green roofs/ walls etc. are 
included in new development. Further investigations of the use of The 
Moors / Mercers for flood storage should be carried out. It was suggested 
that Appendix C Flood Risk Assessments should ensure sites comply with 
sequential and exceptions tests. Concern: Extra Care accommodation in 
Colebrook is a particular concern given the risks of flooding at this site. 

 Poverty & social inclusion: RYA Hall/ Pocket Park renovation of hall and 
land should be considered for inclusion in IDP. 

 Access to services and facilities: Provision and maintenance of high 
quality pedestrian / cycle routes within and joining the town centre. 

 Air quality: Use of biomass will need to consider increase of flue height as 
a proven mitigation. 

 Light pollution: Appendix A ‘Urban design principles’ needs to cover 
light pollution. 

 Water Quality: Ensure through mitigation that the appropriate SuDs 
measures are incorporated to ensure no pollution reaches the watercourse 
or groundwater. Ensure parking areas have adequate petrol interceptors. 
Ensure Thames Water is fully kept up to date with the delivery strategy of 
the proposed key sites. 
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 Road congestion and the need to travel: Evaluate use of Cycle Facilities 
Design Guide, there is potential to go with higher standards. 

 Climate change: Ensure climate change is sufficiently covered by CS 
Sustainable Construction policy and Design Quality policy in DMP 

 Renewable energy: Consideration should be given to policy inclusion 
aimed at maximising the use of locally available renewable fuel e.g. wood. 

 

1.13 It was acknowledged that Appropriate Assessment (Habitat Regulations 
Assessment) will be carried out on the RAAP separately. At Core Strategy 
level this assessment recommended a number of measures in order to 
alleviate the impacts of directing increased levels of development to 
Redhill, on the Mole Gap to Reigate Escarpment SAC. The assessment for 
the RAAP will be produced as a separate report. 

 

1.14 Overall the Peer Review Panel was satisfied that issues of sustainability 
had been addressed in the RAAP. 

 
Monitoring 

1.15 Sustainability Appraisal indicates that the proposed Framework has 
sound sustainability credentials. It is important that the success of the plan 
can be clarified in this respect and that where unforeseen adverse impacts 
occur, the Council will become aware and able to take action at the earliest 
opportunity. 

1.16 The delivery of the Framework will therefore be monitored through the 
Council’s Annual Monitoring Report. Further detail on monitoring is 
provided in section 6.2. 

 
How to comment on this report 
 
Comments on this SAR are invited during the statutory consultation period that 
runs from 16 January 2012 until 24 February 2012. 
 

 
You are invited to send a written response or completed response form to:      
 Head of Policy, Regeneration & Property 
 Reigate & Banstead Borough Council 
 Town Hall 
 Reigate 
 Surrey 
 RH2 0SH 

You can also e-mail comments to LDF@reigate-banstead.gov.uk 

mailto:LDF@reigate-banstead.gov.uk
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2. BACKGROUND 
 
2.1 Purpose of Sustainability Appraisal 
 
2.1.1 In 2001 the EU adopted Directive 2001/42/EC1 on the assessment of the 

effects of certain plans and programmes on the environment (the ‘SEA 
Directive’). The aim of the SEA Directive is “to provide for a high level of 
protection of the environment and to contribute to the integration of 
environmental considerations into the preparation and adoption of plans 
and programmes, with a view to promoting sustainable development”. 

 
2.1.2 The Directive was transposed into English law by the Environmental 

Assessment of Plans and Programmes Regulations 20042 (the ‘SEA 
Regulations’), which came into force on 21st July 2004.  
 

2.1.3 The Government’s approach is to incorporate the requirements of the SEA 
Directive into a broader SA process which covers the wider social and 
economic effects of plans, as well as the more environmentally-focused 
considerations in the Directive.  

 
2.1.4 In November 2005, the Government published guidance on undertaking 

SA of LDFs that incorporated the requirements of the SEA Directive. With 
the proposed abolition of Regional Spatial Strategies through the Localism 
Bill this guidance has been withdrawn and replaced by guidance 
contained in the CLG Plan Making Manual3 alongside the retained 
guidance on SEA - A Practical Guide to the Strategic Environmental 
Assessment Directive (2006)4.  

 
2.1.5 The Planning and Compulsory Purchase Act 2004 requires Local Planning 

Authorities to undertake SA for each of their Local Development 
Documents (LDDs), including the Redhill Town Centre Area Action Plan 
(RAAP). 

 
2.1.6 Consequently, this SA report sets out the predicted implications on 

sustainable development of the preferred options set out in the RAAP. The 
report does not pre-judge which options should be included or excluded, 
rather it informs those that prepare the AAP, the Council as the body who 
will ultimately adopt the AAP, as well as anyone wishing to comment on 

                                                
1
 http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2001:197:0030:0037:EN:PDF Accessed 

12/11/11 
2
 http://www.legislation.gov.uk/uksi/2004/1633/contents/made Accessed 12/11/11 

3 http://www.pas.gov.uk/pas/core/page.do?pageId=109798 Accessed 25/07/2011 

4 http://www.communities.gov.uk/publications/planningandbuilding/practicalguidesea Accessed 25/07/11 

http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2001:197:0030:0037:EN:PDF
http://www.legislation.gov.uk/uksi/2004/1633/contents/made
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the consultation draft, about whether the policies support or conflict with 
sustainability objectives. 

 
 
2.2 Redhill Town Centre AAP outline 
 
2.2.1 The RTC AAP is a Development Plan Document (DPD) forming part of 

the Local Development Framework (LDF). The Core Strategy is the most 
important document in the Local Development Framework and provides 
the strategic context, setting out the key themes and vision for the future 
development of the Borough. 

 
2.2.2 The AAP provides a coherent spatial vision, building upon that contained 

within the Core Strategy, for Redhill town centre which brings together 
the Council’s approaches to regeneration, planning, design, sustainability, 
transport, infrastructure and delivery.  It identifies the distribution of land 
uses and their inter-relationships within the town centre, including area-
specific proposals, and sets out, as far as is practicable, a timetable for 
implementation of the proposals.   

 
2.2.3 In recognition of Redhill’s strategic importance to the borough and to the 

South East as a whole – identified as an area for significant change - and 
the clear need for transformational change within the town centre, the 
Council considered it necessary to produce this Area Action Plan (AAP) to 
set out specific policies for the area’s development over the next 15 years.   

 

 
2.3 Policy Context 
 
2.3.1 The Council is formulating the RAAP taking into account: 

 National policy guidance, including the draft National Planning Policy 
Framework. 

 South East Plan - The government’s decision to revoke the Regional 
Strategies was recently the subject of a High Court challenge which ruled 
that the revocation was unlawful. For the time being, this means that 
regional planning policies and targets remain in place. However, the 
government has made clear its intention to promote legislation that will 
remove regional policies. 

 Core Strategy - The Core Strategy (CS) recognises the role for 
Redhill/Reigate as a regional transport hub and as such being the prime 
focus for large scale leisure, office, culture and retail developments. 
Redhill town centre, already a comparison goods shopping and leisure 
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destination, is clearly the heart of the transport hub and has the potential 
to become a more well-connected and vibrant town centre. 
 
Redhill is defined as a Primary town centre in the CS and therefore has 
majority of the Borough’s retail growth directed to it. In directing growth 
generally to areas in the Borough, the CS seeks to focus on Redhill Town 
Centre in the first instance followed by other town centres and sustainable 
locations. 
 
The CS outstanding issues consultation has been undertaken and the 
preparation of the submission draft version is now underway.  The 
submission draft version is scheduled to be presented to the Council’s 
Executive during February and Full Council during April prior to its 
submission to the Secretary of State shortly thereafter.  
 

 Community Plan - The community plan provides a vision for the Borough 
to 2020.  It focuses on the following themes: Your Environment, 
Neighbourhoods for the Future, Vibrant Communities, The Right Services 
in the Right Places and the Partnership for Reigate & Banstead.  The 
revitalisation of Redhill Town Centre through the development of key 
sites and improved transport links is identified.  

 

 Corporate Plan - The CP seeks to make Redhill a thriving town centre 
serving as a prominent commercial location, a competitive retail 
destination as well as a good place to live. In doing so, the desirable long 
term outcomes include:  

- the revitalisation of the town centre through improved supermarket 

provision, more comparison shopping provision to increase choice, and 

enhanced community, leisure and recreation facilities; 

- reduction in vacancy rates for commercial office space; 

- a reduction in unemployment rates in Redhill East and West wards; 

- an increase in the satisfaction of Redhill residents; and 

- a reduction in the recorded instances of anti-social behaviour per 1,000 

population.  

2.3.2 These objectives have been incorporated into the sustainability appraisal, 
making reference to the SA Objectives set out in Section 5 of this 
document.
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2.4 Area covered by the AAP: 
 
2.4.1 The map below illustrates the area covered by the AAP, and shows the 

key development sites, in addition to land ownership. 
 

 
 
2.4.2 The development sites have been identified because this is required by the 

Core Strategy. Planning Officers initially identified sites that could be 
redeveloped to deliver the objectives of the Core Strategy for Redhill and 
these have been tested through the process of sustainability appraisal and 
consultation with the community as detailed in Section 2.6. 

 
 



8 
 

2.5 Plan objectives 
 

2.5.1 As an area for significant change the RAAP seeks to: 
 

 Allow priorities to be appropriately directed 

 Enable benefits to be harnessed 

 Provide a clear signal for change 

 Act as a marketing and promotion tool 

 Attract investment to Redhill town centre 

 Give comfort to developers in a time of uncertainty 

2.5.2 These objectives have been identified to meet the requirements for Redhill 

as set out in the Core Strategy taking other plans into account (Section 2.3 

and Section 4). They have been tested and modified through the process of 

sustainability appraisal and consultation with the community, as detailed 

in Section 2.6 

 
2.6 Previous consultation 

 
2.6.1 The Redhill Town Centre Area Action Plan (RAAP) Issues & Options were 

first consulted on in October 2005; this was then followed with a Preferred 
Options consultation in May 2006. Further work was carried out on the 
evidence base supporting the plan and a further Issues & Options 
document was consulted on in June 2008, this was then followed by the 
Preferred Options consultation in October 2008. 

 
2.6.2 At each stage the responses from the previous consultation were used to 

revise the plan, along with the updated evidence base and Sustainability 
Appraisal. The draft consultation version that is being appraised now is 
the outcome of a number of SA/SEAs and public consultations, and has 
therefore considered alternative options for development of each major 
site and consulted on these options.  

 
2.6.3 Previous SA/SEA reports on the RAAP can be found here: 

http://www.reigate-
banstead.gov.uk/planning/planning_policies/local_development_frame
work/redhill_area_action_plan/index.asp within the supporting 
documents section. 

http://www.reigate-banstead.gov.uk/planning/planning_policies/local_development_framework/redhill_area_action_plan/index.asp
http://www.reigate-banstead.gov.uk/planning/planning_policies/local_development_framework/redhill_area_action_plan/index.asp
http://www.reigate-banstead.gov.uk/planning/planning_policies/local_development_framework/redhill_area_action_plan/index.asp
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2.7 Compliance with Strategic Environmental Assessment (SEA) Directive 
 
2.7.1 This SA takes account of the full range of planning guidance and complies 

with the requirements of Section 19 of the Planning and Compulsory 
Purchase Act 2004; European Directive 2001/42/EC5; and the 
Environmental Assessment of Plans and Programmes Regulations 2004. 
 

2.7.2 The table produced as Appendix A indicates where and how the 
requirements of the SEA Directive are integrated in this Sustainability 
Appraisal Report. 

 

                                                
5
 The Assessment of the Affects of Certain Plans and Programmes on the Environment (2001/42/EC) 
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3. APPRAISAL METHODOLOGY 

 
3.1 Approach to Sustainability Appraisal 
 
3.1.1 The first formal stage of SA was the publication of a Borough wide 

Scoping Report in 2005 to inform the appraisal of the Core Strategy. The 
Core Strategy has gone through the process of SA/SEA which has 
influenced the production of a sustainable plan. The Core Strategy sets out 
the development hierarchy for the Borough, placing Redhill as a major 
area for growth in terms of retail and residential development. This option 
for growth has been appraised and a number of sustainability 
recommendations concerning Redhill were written into the plan. See the 
full SA report for the CS at: http://www.reigate-
banstead.gov.uk/planning/planning_policies/local_development_frame
work/coreexamin/previouscsconsult/index.asp 
 

3.1.2 A Scoping Report concerning just the AAP area was produced for 
consultation in October 2011. The three statutory Consultation Bodies 
(Natural England, English Heritage and the Environment Agency), Surrey 
County Council and other specialist organisations were invited to 
comment. Comments were received from Natural England, Surrey 
Wildlife Trust, Thames Water and Surrey PCT. These comments were then 
used to revise the Scoping Report.  

 
3.1.3 The methodology used in the SA of the RAAP was established in 2005 by 

joint working between East Surrey Authorities with input from outside 
agencies. The same methodology has been used by Reigate & Banstead 
Borough Council for the SA of the Core Strategy, Development 
Management Policies DPD, and by other East Surrey authorities in the 
SAs of their DPDs.  It is considered that this method of Local Planning 
Authorities and specialists jointly working through the process has 
provided a comprehensive and robust basis for SA. 

 
3.1.4 This appraisal has been conducted by a group of Planning Officers from 

Reigate & Banstead Borough Council (RBBC), Tandridge District Council 
and Mole Valley District Council. In making predictions about the likely 
impacts of the policy options, the appraisal team referred to the RAAP 
Scoping Report 2011. 

 
3.1.5 The group appraisal session involved comparing the draft options for the 

AAP against a set of sustainability objectives, set by a working group of 

http://www.reigate-banstead.gov.uk/planning/planning_policies/local_development_framework/coreexamin/previouscsconsult/index.asp
http://www.reigate-banstead.gov.uk/planning/planning_policies/local_development_framework/coreexamin/previouscsconsult/index.asp
http://www.reigate-banstead.gov.uk/planning/planning_policies/local_development_framework/coreexamin/previouscsconsult/index.asp
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East Surrey authorities. The appraisal was carried out on 25th November 
2011. 

 
3.1.6 When recording the predicted impact in appraisal matrices, a rating was 

allocated to indicate how the objective or policy being considered 
impacted on each sustainability objective. The key to the impact rating is 
set out in the table below. 

 
Key to Impact Rating 

- - 
 

Substantial negative impact 
 

- Negative impact 

0 Neutral 

? Uncertain or insufficient information on which to 
determine. 

N/A Objective not applicable 

+ Positive effect 

++ Substantial positive effect 

 
3.1.7 An Independent Consultant reviewed and verified this SA/SEA report 

prior to publication. 
 

3.1.8 The Officers preparing the RAAP have been informed by previous stages 
of appraisal. The outcome of this final stage will be used by the policy 
makers who will then be able to consider the need to amend emerging 
policies so that the sustainability attributes of the AAP can be maximised.
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4. CONTEXT AND SCOPE OF SA 
 
4.1 Links to other strategies, plans and programmes and sustainability 

objectives 
 
4.1.1 A review of international, national, regional, county and local level 

legislation and guidance has been conducted to help identify objectives for 
sustainability appraisal.  Appendix B provides a list of the relevant plans, 
programmes and strategies that have been considered. 

 
4.1.2 The requirements of these documents provide the context for 

sustainability appraisal and have influenced the formation of the 23 
objectives that comprise the SA Framework and the scope as set out in the 
Scoping Report.  The scope has subsequently been fully integrated into the 
appraisal. 

 
4.2 Description of the social, environmental and economic characteristics 

(sustainability baseline) 
  
4.2.1 In addition to other plans, the Sustainability Baseline Report for Redhill 

(2011) and LDF evidence base have enabled a comprehensive description 
of the social, environmental and economic characteristics of the AAP area.   

 
4.2.2 The documents that comprise the LDF evidence base are available in full 

on request and can be seen on line at (http://www.reigate-
banstead.gov.uk/public/business_planning/planning/policies/local_dev
_framework/ldf_evidence/) 

 

 Borough Wide Character Assessment 

 East Surrey Gypsy and Traveler Accommodation Assessment 

 Strategic Housing Market Assessment 

 Affordable Housing Viability Study 

 Housing Position Statement 

 Retail and Leisure Needs Assessment 

 Strategic Flood Risk Assessment 

 Economic Market Assessment 

 Community Facilities and Infrastructure Needs Assessment 

 Open Space Assessment 

 Area of Great Landscape Value Study 
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 Appropriate Assessment for Special Area of Conservation 
 
 
4.3 Main social, environmental and economic issues and problems 

identified. 
 
The main sustainability issues for Redhill have been identified through 
the Scoping Report, they are: 
 

 Flood risk  (including sewer flooding) 

 Lack of areas of biodiversity and green space 

 Accessibility to green space 

 Air quality 

 Legibility and navigation of town centre to cyclists and pedestrians 

 Congestion 

 Town functions as barrier to habitat network 

 Insufficient affordable housing 

 Crime and fear of crime 

 Poverty and unemployment 

 Lack of desirability as business location (despite excellent geographic 

location) 

 Vitality and viability of town centre 

 Lack of evening economy 

 

For a full analysis of the sustainability Issues for Redhill, please see the 

Scoping Report where the baseline information and sustainability issues are 

divided into a number of thematic topics: 

 Accessibility and Transport 

 Air Quality 

 Biodiversity and Green Infrastructure 

 Climate Change (mitigation and adaptation) 

 Community and Wellbeing 

 Economy and Employment 

 Historic Environment 

 Housing 

For each of the thematic topics the following questions are answered: 
 

 What is the policy context? 
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 What are the main sustainability objectives that we need to consider? 

 What is the situation now (including any identified problems)? 

 What will be the situation without the plan? 

 What issues should be a particular focus for the appraisal? 
 

 
4.3.1 Special Area of Conservation 
 

In Reigate & Banstead the Mole Gap to Reigate Escarpment SSSI was 
assessed several years ago as part of a nationwide process to identify sites 
of European importance for nature conservation. It was found that part of 
the SSSI was of European importance for the chalk downland flora that it 
contains. This site (along with other sites nationwide) was formally 
adopted and designated in 2005 by the UK government as a Special Area 
of Conservation (SAC).  

 
4.3.2 The Mole Gap to Reigate Escarpment SAC has eight main features 

(‘qualifying habitats and species’) for which it is designated as being 
important at a European level. In October 2005, the European Court of 
Justice (EJC) ruled that in the UK land use plans, as well as projects, are 
required to be subject to an ‘Appropriate Assessment’.  The purpose of the 
Assessment is to assess the implications of a plan or project, either 
individually or in combination with other plans or projects, on a Natura 
2000 site in view of the site’s conservation objectives. 

 
4.3.3 An Appropriate Assessment will be undertaken by the Council for the 

RAAP and will assess whether the Plan, in-combination with others, could 
have a significant in combination impact on the Natura 2000 Site as 
protected by the European Habitats Directive.  

 
4.3.4 The AA for the Core Strategy concluded that the majority of visitors to the 

SAC are from outside the area. Additionally, the Redhill AAP provides for 
additional open space near to the new housing developments. Similarly 
the AAP does not propose new road developments near the SAC and 
therefore does not present an air pollution risk. There will be mitigation 
measures proposed to limit any impact on the SAC that may occur as a 
consequence of the new development proposed in the AAP. 

 
4.3.5 The screening stage for the Appropriate Assessment of the RAAP will be 

carried out at the end of this period of consultation; the further assessment 
work will be carried out prior to the submission of the RAAP. 
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5. SUSTAINABILITY OBJECTIVES 

 
5.1 Twenty three Sustainability Appraisal (SA) objectives have been identified 

and these provide the SA Framework against which the RAAP has been 
tested.  Comments were invited on the SA Framework as part of the 
Scoping Report consultation in October – November 2011.  The 23 SA 
objectives are unchanged from those agreed at the East Surrey SA 
Working Group meeting in December 2005. 

 
5.2 The SA Objectives are supplemented by decision aiding questions; see 

Appendix C for the decision aiding questions.  These questions have been 
developed through the SA scoping process and ensure that the key 
sustainability issues are addressed.  The SA Objectives are set out below.   

 
 
 Social Progress that recognises the needs of everyone 
 1. To provide sufficient housing to enable people to live in a home 

suitable to their needs and which they can afford. 
2. To facilitate the improved health and wellbeing of the whole 

population. 
3. To reduce poverty and social exclusion. 
4. To create and maintain safer and more secure communities. 
5. To minimise the harm from flooding. 
6. To improve accessibility to all services and facilities. 
 
Effective protection of the environment 
7. To make best use of previously developed land and existing 

buildings. 
8. To reduce land contamination and safeguard soil quality and 

quantity. 
9. To ensure air quality continues to improve. 
10. To reduce noise pollution. 
11. To reduce light pollution. 
12. To maintain and improve the water quality of the region’s rivers 

and groundwater. 
13. To conserve and enhance biodiversity within the plan area. 
14. To protect and enhance the natural, archaeological, historic 

environments and cultural assets. 
15. To reduce road congestion and the need to travel. 
16. To reduce greenhouse gases. 
17. To ensure the District is prepared for the impacts of climate change. 
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Maintenance of high and stable levels of economic growth 
18. Provide for employment opportunities. 
19. Make land available to meet the needs of the economy. 
20. Support economic growth that is inclusive, innovative and 

sustainable. 
 
Prudent use of natural resources 
21. To achieve sustainable production and use of resources. 
22. To increase energy efficiency of new and existing development. 
23. To increase the production and use of renewable energy. 
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6. FINDINGS OF SA & IMPLEMENTATION 
 
6.1 Findings of Appraisal 

 
The matrix below shows how the in-combination effects of the AAP were 
appraised against the set of sustainability objectives.  
 

Assessment of impacts of the delivery of all the key proposals in the RAAP. 

1 SA Objective Assessment 

1.1 Comments\Proposed Mitigation Short 
Term 

Medium 
Term 

Long 
Term 

1. To provide sufficient housing to enable 
people to live in a home suitable to their 
needs and which they can afford. 

+ + + CS14 will ensure all development delivers 
Affordable Housing. Housing provided as 
part of mixed use development. The AAP 
is maximising the amount of residential 
(700 additional units) whilst still meeting 
plan objectives. The housing size and mix 
needs to meet the demands; this is 
covered in policy RTC2-6 and CS13. 
 

2. To facilitate the improved health and 
wellbeing of the whole population. 

++ + + The plan provides an increase in 
alternative/ active means of travel to 
improve health, quality of public realm to 
improve wellbeing, access to green space 
to improve mental wellbeing and physical 
wellbeing – Redhill West is deficient in 
small areas of publically accessible good 
quality green space, greening of existing 
public areas. Generation of local jobs 
(500+) for local people will improve the 
wellbeing of population. Signposting will 
improve accessibility to natural green 
space (Moors). The Warwick Quadrant 
provides new gym facilities. 
 
Recommendations: Create an 
opportunity to mandate higher 
standards of ‘greening’ of the RAAP 
area compared to Borough wide policy, 
for example Cromwell Road site. 

3. To reduce poverty and social exclusion. + + + The AAP is going to significantly improve 
the number and variety of jobs available to 
local people. Mixed development (social 
exclusion) means it’s easier to create a 
community. Availability of improved 
community/leisure facilities in Memorial 
Park available to all. Longmead and 
Colebrook will improve community facilities 
where they are needed. 
 
Recommendation: RYA Hall/ Pocket 
Park renovation of hall and land should 
be considered for inclusion in IDP. 
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4. To create and maintain safer and more 
secure communities. 

+ + + Mixed use development helps create a 

safer community due to surveillance and 

greater number of people accessing 

different uses. Creation of 24/7 economy 

and increase in jobs will reduce potential 

for loitering. Safer by design principles are 

covered by DMP DPD. 

5. To minimise the harm from flooding. 0 0 0 Principle issues of flooding have been 
addressed through SFRA and Redhill 
FRA. Proposals for flood storage areas in 
addition to promotion of green roofs and 
other SuDS principles. The plan identifies 
Memorial Park for flood alleviation; 
however this will not completely rid the 
town centre sites of the impact of flooding. 
All sites located in flood zone 2, 3 and 
areas prone to SW flooding should be 
subject to Exceptions Testing. 
 
Recommendation: Robust wording to 
ensure that green roofs/ walls etc. are 
included in new development. Further 
investigations of the use of The Moors / 
Mercers for flood storage should 
carried out. Suggest App C Flood Risk 
Assessments should be looked at again 
to ensure sites comply with sequential 
and exceptions tests. 
 
Concern: Extra Care accommodation in 
Colebrook is a particular concern given 
the risks of flooding at this site. 

6. To improve accessibility to all services 
and facilities. 

+ + + Redhill station interchange improvements 
including links to the town centre itself. The 
principles of mixed use is good, easier 
access to leisure facilities and wider 
services. Residential in town centre will 
have good access by public transport to 
wider services (e.g. hospital). As a 
transport hub Redhill has excellent public 
transport services. 
 
Recommendation: Provision and 
maintenance of high quality pedestrian 
/ cycle routes within and joining the 
town centre. 

7. To make the best use of previously 
developed land and existing buildings. 

++ ++ ++ All key sites make use of existing PDL. 
Mixed use development and increased 
densities maximises potential of each site. 
Makes best use of existing buildings 
through refurbishment and expansion (e.g. 
size of retail units to meet needs of 
retailers). 
 

8. To reduce land contamination and 
safeguard soil quality and quantity. 

0 0 0  
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9. To ensure air quality continues to 
improve. 

- - - Increase in traffic, issues with heights of 
buildings (canyonning), biomass use in 
town centre all contribute to existing air 
quality issues (AQMA). 
RTC2-12: ‘Addressing air quality’ – for new 
developments. The wider environmental 
impacts of the cumulative developments 
may mean that the overall objective of 
improving air quality may not be delivered. 
 
Recommendation: Use of biomass will 
need to consider increase of flue height 
is proven mitigation. 

10. To reduce noise pollution. 0 0 0 Longer opening hours / increase in 
density/ taller buildings may exacerbate 
noise pollution; this is covered by ‘urban 
design principles’ (RTC2-8) 
 

11. To reduce light pollution. - - - Consequence of a more vibrant town 
centre. However the impacts can be 
reduced by specific design measures. 
 
Recommendation: App A ‘Urban design 
principles’ needs to cover light 
pollution. 

12. To maintain and improve the water 
quality of the region’s rivers and 
groundwater 

+ + + New development gives the opportunity to 
improve the existing drainage systems and 
surface water management. Treated water 
/ foul waste will increase as a result of new 
development. 
 
Recommendations: Ensure through 
mitigation that the appropriate SuDs 
measures are incorporated to ensure 
no pollution reaches the watercourse or 
groundwater. Ensure parking areas 
have adequate petrol interceptors. 
Ensure Thames Water is fully kept up to 
date with the delivery strategy of the 
proposed key sites. 

 

13. To conserve and enhance biodiversity 
within the plan area 

+ + + Site specific GI design features will 
enhance and connect areas of biodiversity, 
and create new habitats. 
 

14. To protect and enhance the natural, 
archaeological, historic environments and 
cultural assets 

+ + + Harlequin will have improvement to 
frontage, retention of frontages of locally 
listed buildings in development proposals 
scores positively against this objective. Tall 
/ landmark buildings are being put forward 
as new architectural assets. 
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15. To reduce road congestion and the need 
to travel 

0 0 - It is recognised that the increase in leisure 
/ retail / residential / employment will 
create increased number of car journeys, 
the RAAP aims to mitigate this through the 
Local Sustainable Transport Fund bid. 
There is a need for better, more secure, 
strategically placed storage for cycles 
which may not be sufficiently addressed by 
SCC Cycle Facilities Design Guide. 
Mixed use development provides the 
opportunity for people to live and work in 
the town centre and reduce their individual 
need to travel. 
Recommendations: Evaluate use of CF 
Design Guide, potential to go with higher 
standards. 

16. To reduce greenhouse gases 0 0 0 This will be addressed through CS policy 
and DMP DPD. 
 
 
 

17. To ensure that the District is prepared 
for the impacts of climate change 

0 - -- The impacts identified by UKCIP09 need 
to be fully addressed. 
CS Sustainable Construction and Design 
Quality policy in DMP addresses design 
adaptations to climate change. The 
likelihood of future extremes of weather 
can be best considered at construction 
stage (as opposed to retrofitting). 
Notwithstanding this there are concerns 
that additional significant built development 
will add to the heat island effect. 
 

18. Provide for employment opportunities + + ++ More employment provided through the 
plan period with the expectation that a 
significant proportion of this will be for local 
people (RTC2-7) 
 

19. Make land available to meet the needs of 
the economy 

+ + ++ As above. Variety of opportunities for 
mixed commercial expansion. 
 

20. Support economic growth which is 
inclusive, innovative and sustainable 

+ + ++ The mix of opportunities provides more 
inclusive and sustainable growth to meet 
the needs and expectations of the local 
jobs market. 
 

21. To achieve sustainable production and 
use of resources 

0 0 0 This can be covered by CSH. This should 
be covered by Sustainable Construction 
policy (CS). 
 

22. To increase energy efficiency of new and 
existing development.   

0 + ++ This can be covered by CSH. This should 
be covered by Sustainable Construction 
policy (CS). (Energy is a mandatory 
component of CSH and Building Regs) 
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23. To increase the production and use of 
renewable energy. 

- - - The Council’s approach to the 
implementation of the CSH may not 
necessarily result in the production of 
renewable energy facilities, but through its 
own measures result in other efficiencies. 
Although scoring to this is negative the 
Council’s objectives should have a positive 
outcome. 
 
Recommendation: Consideration 
should be given to policy inclusion 
aimed at maximising the use of locally 
available renewable fuel e.g. wood. 

 
6.2 How the sustainability issues have been addressed 

 
The aims of the RAAP are consistent with the sustainability issues which were 
highlighted by the SA Scoping Report, and will significantly address a number of 
these issues. 
 

Issue highlighted in 
Scoping Report 

How issue has been 
addressed in the RAAP 

Recommendation 
/ mitigation 

Areas at risk of flooding Flood zones referenced. 
SFRA for Redhill AAP 
area carried out and 
approved by EA. 
Identifies areas at risk 
and where additional 
work is required by 
developers through the 
application process. 
Addressed through 
policy RTC2-11 
‘Addressing Flooding’. 
Flood attenuation 
highlighted in 
Infrastructure Delivery 
Plan as priority item. 

Robust wording 
to ensure that 
green roofs/ walls 
etc. are included 
in new 
development. 
Further 
investigations of 
the use of The 
Moors / Mercers 
for flood storage 
should be carried 
out. Ensure sites 
comply with 
sequential and 
exceptions tests. 
Extra Care 
accommodation in 
Colebrook is a 
particular concern 
given the risks of 
flooding at this 
site. 

Lack of areas of 
biodiversity and green 

This is addressed 
through policy RTC2-11 

Create an 
opportunity to 
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space (including 
accessibility to green 
space) 

‘Promoting the 
enhancement of Green 
Infrastructure within 
Redhill and surrounding 
area’. Deficiencies and 
opportunities addressed 
in Appendix A ‘Urban 
Design Principles’ Table 
A: GI Design Features 
and Table C: Site Specific 
GI Design Features for 
Major Development 
Opportunity Sites. 

mandate higher 
standards of 
‘greening’ of the 
RAAP area 
compared to 
Boroughwide 
policy, for 
example 
Cromwell Road 
site. 

Air quality Policy RTC2-13 
‘Addressing Air Quality’ 
requires development 
proposals to “provide 
innovative solutions that 
would not exacerbate the 
current levels of air 
pollution”. However the 
appraisal did find that 
“The wider 
environmental impacts of 
the cumulative 
developments may mean 
that the overall objective 
of improving air quality 
may not be delivered” 

Use of biomass 
will need to 
consider increase 
of flue height is 
proven 
mitigation. 

Legibility and 
navigation of town 
centre to cyclists and 
pedestrians. 
Congestion 

Policy RTC2-5 Promoting 
sustainable travel 
addresses this. Also 
section on Infrastructure 
Delivery Planning: 
Developer contributions. 
Town Centre AAP 
specific obligations – 
cycle network 
improvements. 

Provision and 
maintenance of 
high quality 
pedestrian / cycle 
routes within and 
joining the town 
centre. Evaluate 
use of SCC Cycle 
Facilities Design 
Guide, potential 
to go with higher 
standards. 

Town functions as 
barrier to habitat 

See ‘Lack of areas of 
biodiversity and green 
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network space’ above. 

Insufficient affordable 
housing 

The RAAP is in line with 
Core Strategy policy 
CS14 Affordable Housing. 
Policy RTC2-7 states that 
“Where development 
proposals would result in 
the loss of affordable 
units re-provision will be 
required”. 

No amendments 

Crime and fear of crime This is a strategic 
objective of the Redhill 
Regeneration Forum and 
is addressed through 
improving the quality of 
the environment for 
example the ‘more 
animated street frontage’ 
in policy RTC1-K, 
improving the sense of 
place through the GI 
strategy and tackling 
‘grot spots’. 

RYA Hall/ Pocket 
Park renovation 
of hall and land 
should be 
considered for 
inclusion in IDP. 

Poverty and 
unemployment 

New jobs created as a 
result of development. 

No amendments 

Lack of desirability as 
business location 
(despite excellent 
geographic location) 

Improvement of public 
realm and as a retail 
destination, green 
infrastructure.  

No amendments 

Lack of evening 
economy 

Addressed in RTC2-3 
Mix of uses in Town 
Centre, RTC1-P Station 
Road West and RTC1-P 
Belfry in terms of 
increased parking hours. 

No amendments 
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6.3 Monitoring 
 
 

6.3.1  The table below shows the proposals for monitoring the AAP. This will be 
achieved through the production and analysis of data on an annual basis. 

 
Policy Theme Indicators Associated 

targets 
Baseline Source 

Delivering 
Opportunities 

Delivery of major 
opportunity sites 

Application 
Permission 
Commencement 
Completion 

N/A Monitoring of 
planning 
permissions 
and 
development 

Delivery of 
opportunity sites 

Application 
Permission 
Commencement 
Completion 

N/A Monitoring of 
planning 
permissions 
and 
development 

Retail offer Net additional floor 
space for 
comparison goods 

19,400sqm by 
2027 

2011 monitor Monitoring of 
planning 
permissions 
and 
development 

Net additional floor 
space for 
convenience goods 

7,000sqm by 
2027 

2011 monitor Monitoring of 
planning 
permissions 
and 
development 

Breakdown of floor 
space within the 
PSA by use class 

PSA to be retail 
led  

86% A1 - 
Sept 2011 

Town centre 
surveys 
 

Breakdown of floor 
space within the 
SSA by use class 

Greater mix of 
uses  

48% A1 - 
Sept 2011 

Town centre 
surveys 
 

Number and 
percentage of 
vacant units in the 
PSA (excluding 
Belfry) 

Reduction 
against baseline 

6 (6.3%) – 
Sept 2011 

Town centre 
surveys 

Amount and 
percentage of 
vacant floor space 
in PSA (excluding 
Belfry) 

Reduction 
against baseline 

1,690sqm 
(7.7%) – 
Sept 2011 

Town centre 
surveys 

Number and 
percentage of 
vacant units in the 
Belfry 

Reduction 
against baseline 

6 (13.3%) – 
Sept 2011 

Town centre 
surveys 

Number and Reduction 3 (10.7%) – Town centre 
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percentage of 
vacant units in the 
SSA 

against baseline Sept 2011 surveys 

Amount and 
percentage of 
vacant floor space 
in SSA 

Reduction 
against baseline 

173sqm 
(6.2%) – 
Sept 2011 

Town centre 
surveys 

Percentage of new 
retail units between 
200 and 500sqm 

Maximise %age 2011 monitor Monitoring of 
planning 
permissions 
and 
development 

Retail 
rankings/destination 
score 

Improve position 
of Redhill in 
retail destination 
rankings 

253 (MHE 
ranking 
2008) 

External 
Rankings 
Index 
MHE UK 
Shopping 
Index 

Pedestrian flows Increase in 
footfall on main 
pedestrian 
thoroughfares 

2008 
pedestrian 
movement 
count 

On-street 
footfall survey 

Number of GOAD 
key attractors within 
the town centre 

Increase upon 
baseline 

14 Town centre 
surveys 
GOAD 

Number of multiple 
(chain) retailers 
within town centre 

Increase upon 
baseline 

2011 monitor Town centre 
surveys 

Retailer demand Number of 
operators 
seeking space in 
Redhill – 
number of 
multiples 

4 (RLNA 
Update, 
2011) 

FOCUS 
database 
Local agents 

Visitor satisfaction Increase in 
visitor 
satisfaction with 
Redhill shopping 
offer 
Increase in 
visitor 
satisfaction with 
Redhill leisure 
offer 
%age of people 
identifying 
Redhill as their 
primary 
destination for 
comparison, 

RLNA 2007, 
RBBC 2010 

On-foot visitor 
survey 
 
Postal Survey 
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convenience 
and leisure 

Markets Number of market 
events held 
annually in the town 
centre 

No reduction 
against baseline 

RBBC Town centre 
management 

Grot spots 
and public 
realm 

Delivery of ‘grot 
spot’ initiatives 

All ‘grot spot’ 
schemes to be 
completed by 
2013 

N/A Regeneration 
programme 

Visitor satisfaction Increase in 
visitor 
satisfaction with 
retail 
environment and 
public realm 

RLNA 2007, 
RBBC 2010 

On-foot visitor 
survey 

Office 
provision 

Net additional office 
floor space 

7,000sqm by 
2027 

2011 monitor  Monitoring of 
planning 
permissions 
and 
development 

Number of 
businesses located 
within the town 
centre 

Increase upon 
baseline 

530 
business 
units – 
March 2010* 
*Redhill 010 
MSOA used 
as proxy 

Office of 
National 
Statistics 

Vacant office floor 
space within the 
town centre 

Reduction 
against baseline 

c.20,000sqm 
(March 
2011) 

Commercial 
Commitments 
Monitor 

Evening 
economy 

Net additional 
leisure floor space 

Up to 3,000sqm  2011 monitor Monitoring of 
planning 
permissions 
and 
development 

Job creation Number of new jobs 
created as a result 
of developments 

Increase upon 
baseline year 

0 Monitoring of 
planning 
permissions 
and 
development 

Renewable 
energy 

Percentage of 
schemes providing 
10% of energy 
requirements 
through renewables 

100% N/A Monitoring of 
planning 
permissions 
and 
development 

Green 
Infrastructure 

Open space/GI 
assets within the 
town centre 
boundary 

No loss of 
identified GI 
assets within the 
town centre 

GI Strategy 
baseline 

Monitoring of 
planning 
permissions 
and 
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development 

Delivery of 
improvements to 
memorial park 

Commencement 
Completion 

N/A Monitoring of 
planning 
permissions 
and 
development 

Air Quality NO2 concentrations 
in town centre 
AQMA 

No increase 
against baseline 

30 Environmental 
Health 

Crime Instances of anti-
social behaviour in 
the town centre 

Reduction 
against baseline 

Redhill Town 
(Apr-Sept 
2010): 441 

Surrey Police 

Notifiable offences 
in the town centre 

Reduction 
against baseline 

Redhill Town 
(Apr-Sept 
2010): 543 

Surrey Police 

Sustainable 
travel 

Usage of Redhill 
station 

Increase against 
baseline 

3.3m in 2010 
+ 1.1m 
interchanges 

ORR Statistics 

Visitor travel mode Increase in 
visitors travelling 
to the town 
centre by non-
car modes 

58.2% in 
2006 

On-foot visitor 
survey 
 

Travel plans Increase in 
number of 
developments 
providing travel 
plans 

RBBC Monitoring of 
planning 
permissions 

 
 
6.3.2  In addition to the monitoring proposals put forward in the AAP, the 

following additional monitoring indicators are suggested. These 
recommendations have been made in order to further address the 
sustainability issues highlighted within the Scoping Report. 

 
Policy Theme Indicators Associated 

targets 
Baseline Source 

Flood Risk 
 

Development in 
areas of flood risk 

Applications 
granted contrary 
to advice of EA. 

RBBC/EA Monitoring of 
planning 
permissions 
and 
development 

Delivery of SuDS Flood Risk 
Assessments 

RBBC Monitoring of 
planning 
permissions 

Green 
Infrastructure 

Open space/GI 
assets within the 
town centre 

Increase in GI 
assets within the 
town centre / 

GI Strategy 
baseline 

Monitoring of 
planning 
permissions 
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boundary connectivity of 
green network 

and 
development 

 
6.3.3  In the submission stage appraisal, when the policy options have been 

finalised further areas for monitoring may be identified. 
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Table 1. Meeting the requirement of the SEA Directive 

REQUIREMENT of SEA DIRECTIVE SECTION OF 
REPORT  

(a) An outline of the contents, main objectives of the plan 
or programme and relationship with other relevant 
plans and programmes  

plan content also in 
2.4 and 2.5 

 

(b) The relevant aspects of the current state of the 
environment and the likely evolution thereof without 
implementation of the plan or programme  

Scoping Report 
and Section 4.3 

 

(c) The environmental characteristics of areas likely to be 
significantly affected  

Scoping Report 
and Section 4.3 

 

(d) Any existing environmental problems which are 
relevant to the plan or programme including, in 
particular, those relating to any areas of a particular 
environmental importance, such as areas designated 
pursuant to Directives 79/409/EEC and 92/43/EEC  

Section 4.3.1 and 
Appropriate 
Assessment for 
RAAP (separate 
document) 

(e) The environmental protection objectives, established at 
international, Community or Member State level, 
which are relevant to the plan or programme and the 
way those objectives and any environmental 
considerations have been taken into account during its 
preparation  

Section 4.3.1 and 
Appropriate 
Assessment for 
RAAP (separate 
document) 

(f) The likely significant effects on the environment, 
including on issues such as biodiversity, population, 
human health, fauna, flora, soil, water, air, climatic 
factors, material assets, cultural heritage including 
architectural and archaeological heritage, landscape 
and the interrelationship between the above factors  

Section 6.1 and 
section 1.12 

(g) The measures envisaged to prevent, reduce and as 
fully as possible offset any significant adverse effects 
on the environment of implementing the plan or 
programme 

Recommendations 
as set out in Section 
6.1 and section 1.12 
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(h) An outline of the reasons for selecting the alternatives 
dealt with, and a description of how the assessment 
was undertaken including any difficulties (such as 
technical deficiencies or lack of know-how) 
encountered in compiling the required information  

Alternatives dealt 
with through Issues 
& Options 
appraisal. Section 3 

(i) A description of the measures envisaged concerning 
monitoring in accordance with Article 10  

Section 6.3 

(j) A non-technical summary of the information provided 
under the above headings  

Section 1 
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APPENDIX B 
 Other plans, programmes and strategies influencing the context 
of SA and the formation of the sustainability objectives 

 

List of relevant policies, plans and programmes influencing the LDF 

International 

The Johannesburg Declaration on Sustainable Development 

European Spatial Development Perspective (97/150/EC) 

European Habitats Directive (Special Areas of Conservation (SACs)) (92/43/EEC) 

European Birds Directive (79/409/EEC) 

European Nitrates Directive 

European Air Quality Directive (2008) 

European Water Framework Directive (2000/60/EC) 

European Waste Framework Directive (2005) 

European Environmental Impact Assessment Directive (97/11/EC) 

European Strategic Environmental Assessment Directive (2001/42/EC) 

European Energy Performance of Buildings Directive (2002/91/EC) 

European Noise Directive (2001/14/EC) 

European Convention on the Protection of Archaeological Heritage (Valetta Convention) 
(2001) 

Aarhus Convention 1998 (UN Economic Commission for Europe (UNECE) Convention 
on Access to Information, Public Participation in Decision-Making and Access to Justice 
in Environmental Matters 

Sixth Environmental Action Programme for the European Community (2002-2012) 

Kyoto Protocol on Climate Change (2002) 

United Nations Convention on Human Rights 

European Landscape Convention (Florence Convention 2000) 

The Water Framework Directive and Planning, Initial Advice to Planning Authorities in 
England and Wales (2006) 

European Waste Framework Directive 75/442/EEC on waste, amended by Council 
Directive 2006/12/EC 

European Sustainable Development Strategy (renewed 2006) (2007 first progress report 
available) 

National – Plans and Strategies 

Securing The Future - UK Sustainable Development Strategy (March 2005) 

Sustainable Communities Plan: Building for the Future  

Rural White Paper (2000) – Our Countryside: The Future  

UK Biodiversity Action Plan (1994) 

Working with the grain of nature: A Biodiversity Strategy for England (October 2002) 

Rural Strategy (2004) 

Farming and Food Strategy 

Energy White Paper (May 2007) 

National Air Quality Strategy (2008) 

Aviation White Paper – The Future of Air Transport 
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List of relevant policies, plans and programmes influencing the LDF 

10 Year Transport Plan (2000) 

White Paper on the Future of Transport: a network for 2030 (July 2004) 

UK Climate Change Programme (2006) 

 
 Conservation of Habitats and Species Regulations (2010) 

Water Act 2003 

Making the Past Part of our Future – English Heritage Strategy 2005-2010 

Code for Sustainable Homes: Setting the Standard in Sustainability for New Homes (Feb 
2008) 

Code for Sustainable Homes : Building A Greener Future – Towards Zero Carbon 
Development 

Environmental Quality and Spatial Policy: Incorporating the natural, built and historic 
environment and rural issues in plans and strategies (2005)  

Safer Places – The planning System and Crime Prevention (CLG 2004) 

Strategic Environmental Assessment and Biodiversity: Guidance for practitioners (June 
2004) 

UK Renewable Energy Strategy (2009) 

Planning & Energy Act (2008) 

Climate Change Act (2008) 

Civil Aviation Act (2006) 

Waste Strategy for England and Wales (revised 2007) 

The Historic Environment: A Force for our Future (2001) (May have been superseded – 
R&B to check)  

Sport England Strategy - grow, sustain, excel (2008 – 2011) 

NICE Guidance PH8 – Physical activity and the environment  

NICE Guidance PH25 – Prevention of cardiovascular disease (2010) 

White Paper Healthy Lives, Healthy People: Our strategy for public health in England 
(2011) 

Be Active Be Healthy.  A plan for getting the nation moving (2009) 

National – Planning Policy Statements and Guidance and Circulars 

Draft National Planning Policy Framework (July 2011) 

Planning Policy Statement 1: Delivering Sustainable Development (2005) 

Planning and Climate Change (supplement to PPS1) (Dec 2007) 

Planning Policy Guidance Note 2: Green Belts (1995) 

Planning Policy Statement 3: Housing (2010) 

Planning Policy Statement 4:Planning for Sustainable Economic Growth (2009)  

Planning Policy Statement 5: Planning for the Historic Environment 

Planning Policy Statement 7: Sustainable Development in Rural Areas (2004) 

Planning Policy Guidance Note 8: Telecommunications (2001) 

Planning Policy Statement 9: Biodiversity and Geological Conservation (new 
consultation out)  

Consultation paper on a new Planning Policy Statement: Planning for a Natural and 
Healthy Environment 

Planning Policy Statement10: Planning for Sustainable Waste Management  

Planning Policy Statement 12: Local Spatial Planning (2008)  

Planning Policy Guidance Note 13: Transport (2001) 



33 
 

List of relevant policies, plans and programmes influencing the LDF 

Planning Policy Guidance Note 14: Development on Unstable Land 

Planning Policy Guidance Note 17: Planning for Open Space, Sport and Recreation 
(2003) and Companion Guide: Assessing Needs and Opportunities 

Planning Policy Guidance Note 18: Enforcing Planning Control (1991) 

Planning Policy Guidance Note 19: Outdoor Advertisement Control (1992) 

Planning Policy Statement 22: Renewable Energy (2004)  

Planning Policy Statement 23: Planning and Pollution Control (2004) 

Planning Policy Guidance Note 24: Planning and Noise (1994) 

Planning Policy Statement 25: Development and Flood Risk 

Circular 01/06 – Planning for Gypsy and Traveller Caravan Sites 

Circular 04/07 – Planning for Travelling Showpeople 

Circular 5/05 Planning Obligations  

Circular 06/2005 Biodiversity and Geological Conservation  

Consultation on a Planning Policy Statement: Planning for a Low Carbon Future in a 
Changing Climate  

Sport England Strategy - grow, sustain, excel (2008 – 2011) 

White Paper: Our Towns and Cities: The Future (2000) 

The Wildlife and Countryside Act (1981) 

Good Practice Guide on Tourism (2006)  

Regional and Sub Regional 

South East Plan (May 2009) 

South East Plan Partial Review – Provision for Gypsies, Travellers and Travelling 
Showpeople – Policy H7 (June 2009) 

Regional Transport Strategy (2004) 

Regional Housing Strategy (2006) 

Regional Economic Strategy (2006-2016) 

Regional Waste Strategy (2004)  (It may have been absorbed into SE Plan – TDC to 
investigate)  

Regional Strategy for Energy Efficiency and Renewable Energy (2004) 

South East Regional Sustainability Framework (May 2008) 

Social Inclusion Statement (SEERA and Partners, 2002) 

The Cultural Cornerstone: A Strategy for the development of cultural activity and its 
benefits in the South East (June 2001) 

The Cultural Agenda: realising the cultural strategy of the South East (November 2002) 

Gatwick Diamond Local Strategic Statement (draft) 

South East Biodiversity Strategy (SEBS) 

Catchment Flood Management Plan                    (THAMES)  

Regional Housing Strategy (2008-2011) 

London Spatial Development Strategy 2004 

Get Active South East 2008 – 2012 Framework for Physical Activity 

County  

Surrey Waste Plan 2008 

Surrey Minerals Local Plan 1993 

Surrey Minerals Plan – Preferred Option 2008  
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List of relevant policies, plans and programmes influencing the LDF 

Surrey Local Transport Plan – LTP3 (January 2011) 

Surrey Strategic Partnership Plan 2009-2020 – Standing up for Surrey (draft Oct 2009) 

Surrey Hills Area of Outstanding Beauty Management Plan 2009 

Surrey Hills Area of Great Landscape Value Review 2007 

Surrey Economic Development Action Plan (1999) 

Surrey Education Service Strategy 

Surrey Education Organisation Plan 2010-2019 

Surrey’s Medium Term Strategy for Adults and Community Care 

Surrey Biodiversity Action Plan (1999)   

Surrey Cultural Strategy: Taking Part in Surrey (2008-2011) 

Surrey Local Government Association Key Worker Strategy – Housing to underpin 
economic success 

Surrey Economic Partnership (SEP) Economic Strategy 

Surrey Heritage Strategy (2001) 

Surrey Rural Strategy 

Surrey Sport and Physical Activity Strategy 2011 – 2015 

Parking Strategy for Surrey (2003) 

Surrey Crime and Disorder Reduction Strategy 2005 – 2008 

Surrey Design – A Strategic Guide for a Quality Built Environment (2001) 

Future of Surrey’s Landscape & Woodlands (1997)  

Draft Surrey Rural Strategy 2010-2015 

Surrey Local Transport Plan – Annual Progress Report (2007) 

Surrey Road Safety Strategy 2008 – 2011 

Local 

East Surrey Housing Strategy 2009-2013 

Extra Care Housing Strategy for Mid Surrey (2005) 

East Surrey Rural Transport Partnership Action Plan 

Gatwick Airport Master Plan (October 2011) 

NHS Surrey One Plan: 2011 - 2015  

NHS Surrey Annual Report 2010 - 2011 

Housing Infrastructure Thematic Board 

Surrey Joint Strategic Needs Assessment (2011) 
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2 Appendix C Decision Aiding Questions 
 
 

3 Appendix B Sustainability Objectives and Decision Aiding Questions 

Objective  Decision Aiding Questions 
(likely significant issues for RAAP) 

1  To provide sufficient housing to enable 
people to live in a home suitable to their 
needs and which they can afford. 

Will the option increase the supply of 
affordable housing? 
Will the option increase the amount 
housing determined by need? 
Dies the plan include infrastructure 
requirements to support the level of 
housing? 

2  To facilitate the improved health and 
wellbeing of the whole population 

Will the option ensure good access 
to open space? 
Will the option enhance access to and 
quality of recreation? 
Will the option reduce health 
inequalities? 
Will the option improve poverty and 
unemployment through provision of 
jobs and business? 

3  To reduce poverty and social exclusion.  Will the option reduce poverty and 
unemployment through provision of 
jobs and business? 
 

4  To create and maintain safer and more 
secure communities.  

Will the option improve crime levels? 
Will the option improve fear of crime? 

5  Minimise the harm from flooding.  Will development increase the risk of 
flooding? 
Will the option avoid development in 
areas of flood risk?  
Will the option deliver improvement to 
surface water management?  

6 To improve accessibility to all services 
and facilities 

Will the option improve equitable 
access to facilities and services? 
 
Also see SA objective 3 (a & b) 

7  To make the best use of previously 
developed land and existing buildings.  

No significant issues identified. 
 

8  To reduce land contamination and 
safeguard soil quality and quantity.  

No significant issues identified. 
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9  To ensure air quality continues to 
improve. 

Will the option help improve air quality? 
Will the option support specific actions 
in designated AQMAs? 
Will the option minimise exposure to air 
pollution? 

10 To reduce noise pollution. Will the option help lessen noise 
pollution? 
 

11 To reduce light pollution. Will the option help lessen an increase 
in light pollution? 

12 To maintain and improve the water quality 
of the region’s rivers and groundwater. 

Will the option maintain and improve 
the water quality of the Redhill Brook? 

13  To conserve and enhance biodiversity 
within the plan area.  

Will the option continue to protect 
formally designated areas of nature 
conservation? 
Will the option create more habitats? 
Will the option prevent fragmentation, 
and increase connectivity, of habitats? 
Will the option enhance urban 
biodiversity? 
Will the option take account of the 
effects of climate change on 
biodiversity? 
Will the option secure enhancement in 
biodiversity in all new development? 
Will the option address the barrier to 
biodiversity created by the town and 
lack of green space within? 

14  To protect, enhance the natural, 
archaeological, historic environments and 
cultural assets. 

Will the option avoid adverse 
impacts on important landscapes? 
Will the option enhance the local 
character? 
Will the option continue to protect 
and/or enhance cultural assets? 
Will the option improve equitable 
access to cultural assets? 

15  To reduce road congestion and the need 
to travel. 

Will the option reduce the need to 
travel? 
Will the option improve access by 
walking/cycling? 
Will the option improve access by 
public transport? 
Will the option encourage mixed-use 
development? 

16  To reduce greenhouse gases.  Will the option reduce the quantity of 
greenhouse gases released into the 
atmosphere? 

17 To ensure the Borough is prepared for 
the impacts of climate change. 

Will the option help in protecting the 
community from the extremes of 
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climate change? 
Will the option reduce the opportunity 
to adapt in the future? 
Will the option reduce the risk of 
flooding to the development? 
See SA Obj 5 and 13 

18 To provide for employment opportunities. Will the option encourage jobs 
accessible to local residents? 

19 To make land available to meet the needs 
of the economy. 

Will the option allow the growth of the 
economy in Redhill? 

20  To support economic growth that is 
inclusive, innovative and sustainable. 

Will the option enhance the vitality 
viability of the town centre? 
Will the option enhance the 
attractiveness of Redhill to new 
business and investment? 

21 To achieve sustainable production and 
use of resources. 

Will the option encourage sustainable 
construction? 
Will the option lessen the use of 
resources, either by reduction, or re-
use? 
Will the option help stabilise the 
Borough’s ecological footprint? 
Will the option encourage water 
efficiency?  

22  To increase energy efficiency in new and 
existing development. 

Will the option improve energy 
efficiency? 
Will the option support de-centralised 
energy generation? 
Will the option support the development 
of CHP? 

23  To increase the production and use of 
renewable energy. 

Will the option facilitate the 
generation/use of renewable energy? 
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Summary of Sustainability Issues for Redhill 
 

A review of the baseline data and analysis of information about the current and 

likely future state of Redhill have highlighted significant sustainability issues that 

can be addressed through the Redhill Area Action Plan. The main issues are:  

 Flood risk  (including sewer flooding) 

 Lack of areas of biodiversity and green space 

 Accessibility to green space 

 Air quality 

 Legibility and navigation of town centre to cyclists and pedestrians 

 Congestion 

 Town functions as barrier to habitat network 

 Insufficient affordable housing 

 Crime and fear of crime 

 Poverty and unemployment  

 Fostering social networks for health and wellbeing 

 Lack of desirability as business location (despite excellent geographic 

location) 

 Lack of evening economy 

Areas covered by this report 

The evidence base has analysed a range of socio-economic indicators at three 

different spatial levels, as follows: 

Core study area – Redhill East and Redhill West wards provide a reasonable 
approximation for the area covered by Redhill. The socio-economic evidence base 
amalgamates data from these two wards, with more fine grain analysis at lower 
layer super output area (SOA) level of those indicators for which this is possible. 
 
Local study area – the AAP will focus on a smaller geographic area than that defined 
by the two Redhill wards. With this in mind, the socio-economic evidence base also 
focuses on a more fine grain analysis of the available data for the following lower 
layer super output areas: Reigate and Banstead 010A in Redhill West ward; Reigate 
and Banstead 010C in Redhill West ward; Reigate and Banstead 011C in Redhill East 
ward; and Reigate and Banstead 011D in Redhill East ward. It is important to note 
that the area bounded by these four SOAs does not exactly coincide with the 
boundary used by the AAP. However, there is sufficient overlap between these two 
geographies to provide some useful insights on socio-economic conditions in Redhill 
town centre. Appendix D shows lines demarking Redhill East and West wards. 
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The following plan shows the area covered by the AAP and indicates the sites 

proposed for development. 
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1. Introduction 
This is a Sustainability Appraisal (SA) scoping report for the Redhill Town Centre 

Area Action Plan (RAAP). These will form part of the Reigate & Banstead Local 

Development Framework. 

 SA involves identifying and evaluating the impacts of a plan on the economy, the 
community and the environment – the three dimensions of sustainable development 
– and then suggesting ways to avoid or reduce adverse impacts and maximise 
positive impacts. SA is a statutory requirement for planning documents under the 
Planning and Compulsory Purchase Act 2004. It should also be noted that the SA 
incorporates Strategic Environmental Assessment (SEA), which is a closely related 
process required under EU legislation. 

The aim of this scoping report is to identify the issues that should be the focus of the 

SA. This document also sets out the framework that will be used to guide the 

appraisal and that will focus the appraisal process on the issues specific to the area 

covered by the RAAP. 

Consultees have been asked to comment on this report, and contribute knowledge of 

any further issues that this report has failed to identify. Consultees’ comments have 

been used to revise this report. 
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2. Purpose of SA / SEA  
Sustainability Appraisal involves the identification, consideration and reporting of 

the likely impacts of planning proposals on social, environmental and economic 

interests.  It is a required process by virtue of Section 19(5) of the Planning and 

Compulsory Purchase Act 1994.  Planning Policy Statement 121 confirms that where 

the process is compatible with the Government Guidance on Sustainability 

Appraisal2, it also meets the requirements of the SEA Directive3. 

 

The first step of appraisal is to set out a detailed description of the three elements of 

sustainability: the social, environmental and economic conditions within and 

affecting the plan area.  By considering reports, studies and data on various aspects 

of these topics a broad picture can be established with respect to sustainability 

issues. 

 

The next step of appraisal is to identify the development needs of the area and to 

consider the regulations and guidance that set the context and parameters for 

delivering those needs.  For the Reigate and Banstead Local Development 

Framework (LDF) this is predominantly through a consideration of Planning Policy 

Statements issued by the Government, and more local strategies for example, 

regional or countywide. 

 

The objective of Sustainability Appraisal (SA) is achieved by bringing these two 

strands together: by considering the development needs of the plan area, given the 

legislative parameters, within the context of current social, environmental and 

economic conditions, it is possible to identify the most sustainable patterns and 

nature of development for the areas. 

 

  

                                                 
1 Planning Policy Statement 12: Local Spatial Planning, DCLG 2008 
2 Sustainability Appraisal of Regional Spatial Strategies and Local Development Frameworks, November 2004 
3 European Directive 2001/42/EC on the assessment of the effects of certain plans and programmes 



5 
 

3. Process of SA 
The process of undertaking SA involves progressive stages as illustrated in Diagram 

1, below. 

 

Diagram 1 

 

 

 

 

 

 

 

 

 

 

 

 

Diagram 1 illustrates how SA begins by describing the social, environmental and 

economic conditions for the plan area and considering development needs in this 

context (1).  In this way, different strategies, policies and allocations can be identified 

whereby development needs can then be met (2).  These are then considered, more 

formally, in the context of a Sustainability Appraisal Framework (3). 

 

Formal Appraisal itself (3) involves the use of a Sustainability Appraisal Framework 

against which options for development (2) are considered.  The SA Framework 

comprises a set of sustainability objectives (SA Objectives) that are based on the 

primary sustainability issues.   

 

SA Objectives within the SA Framework cover broad subjects such as ‘housing’ and 

‘climate change’.  In order that the key issues can be examined in detail, each of these 

objectives is supplemented by decision aiding questions.  The decision aiding 

questions pick up on the principle issues that need to be addressed in sustainability 

appraisal for the subject in question.  For housing this might be to ask whether the 
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proposal is likely to support the delivery of affordable properties for key workers.  

By answering the questions for each SA Objective the predicted impact of proposed 

strategies, policies, sites and actions can be recorded for further consideration.  The 

use of decision aiding questions also helps to ensure predictions are objective and to 

ensure consistency in the process.  The decision aiding questions are set out in 

Appendix B.  In this way appraisal can be used to inform the choices of which 

strategy, policy, site or action is to be taken forward. Following this initial appraisal, 

actions for meeting the development needs can be proposed (4). 

 

Appraisal does not end here, however, since the adopted plan or programme is then 

monitored with respect to the achievement of their stated objectives and with respect 

to the impacts that result from their implementation.  Monitoring, in turn, informs 

the need to amend policy to improve performance. 
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4. SA framework 

Twenty-three Sustainability Appraisal Objectives have been identified and these 
have provided the framework against which the Reigate and Banstead LDF has been 
tested. Comments were invited on the SA Framework as part of a Scoping Report 
consultation in June 2005 and October 2005. The SA Framework was subsequently 
revised and the 23 SA objectives agreed at the East Surrey SA Working Group 
meeting in December 2005. The 23 objectives will be used throughout the LDF 
Sustainability Appraisal process for consistency, although some may be more 
relevant to some plans than others. 
 
The SA Objectives are supplemented by decision aiding questions. These questions 
have been developed through the SA scoping process and ensure that the key 
sustainability issues are addressed. The SA Objectives are set out below. The SA 
Objectives and decision aiding questions are provided as Appendix B. 
 

Social Progress that recognises the needs of everyone 

 

1. To provide sufficient housing to enable people to live in a home suitable to their needs and 

which they can afford. 

2. To facilitate the improved health and wellbeing of the whole population. 

3. To reduce poverty and social exclusion. 

4. To create and maintain safer and more secure communities. 

5. To minimise the harm from flooding. 

6. To improve accessibility to all services and facilities. 

 

Effective protection of the environment 

 

7. To make best use of previously developed land and existing buildings. 

8. To reduce land contamination and safeguard soil quality and quantity. 

9. To ensure air quality continues to improve. 

10. To reduce noise pollution. 

11. To reduce light pollution. 

12. To maintain and improve the water quality of the region’s rivers and groundwater. 

13. To conserve and enhance biodiversity within the plan area. 

14. To protect and enhance the natural, archaeological, historic environments and cultural 

assets. 

15. To reduce road congestion and the need to travel. 

16. To reduce greenhouse gases. 

17. To ensure the District is prepared for the impacts of climate change. 

 

Maintenance of high and stable levels of economic growth 

 

18. Provide for employment opportunities. 

19. Make land available to meet the needs of the economy. 

20. Support economic growth that is inclusive, innovative and sustainable. 
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Prudent use of natural resources 

 

21. To achieve sustainable production and use of resources. 

22. To increase energy efficiency of new and existing development. 

23. To increase the production and use of renewable energy. 

 
 

5. Compliance with Strategic Environmental Assessment (SEA) Directive 
This SA takes account of the full range of planning guidance and complies with the 

requirements of Section 19 of the Planning and Compulsory Purchase Act 2004; European 

Directive 2001/42/EC
4
; and the Environmental Assessment of Plans and Programmes 

Regulations 2004. 

 

Planning Policy Statement 12
5

 confirms that where the process is compatible with the 

Government Guidance on Sustainability Appraisal
6
, it also meets the requirements of the 

SEA Directive
7
. 

 

The table produced as Appendix A indicates where and how the requirements of the SEA 

Directive are integrated in this Sustainability Appraisal Report. 

  

                                                 
4 The Assessment of the Affects of Certain Plans and Programmes on the Environment (2001/42/EC) 
5  Planning Policy Statement 12: Local Spatial Planning, DCLG 2008 
6 Sustainability Appraisal of Regional Spatial Strategies and Local Development Frameworks, November 2004 
7 European Directive 2001/42/EC on the assessment of the effects of certain plans and programmes 
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6. Thematic topics 
The baseline information and sustainability issues are divided into a number of 

thematic topics: 

Accessibility and Transport 

Air Quality 

Biodiversity and Green Infrastructure 

Climate Change (mitigation and adaptation) 

Community and Wellbeing 

Economy and Employment 

Historic Environment 

Housing 

 

For each of the thematic topics the following questions will be asked: 

 

 What is the policy context? 
 

 What are the main sustainability objectives that we need to consider? 
 

 What is the situation now (including any identified problems)? 
 

 What will be the situation without the plan? 
 

 What issues should be a particular focus for the appraisal? 
  



10 
 

Accessibility and Transport 
Introduction 

Transport and accessibility play a vital role in sustainable development. Land use 

planning can enable safe and efficient movement between places of employment, 

shops, schools, leisure and health services. The increase in road travel is damaging to 

the environment, our health and is contributing to global warming. By shaping the 

pattern of development and influencing the location, scale, density, design and mix 

of land uses, planning can help to reduce the need to travel and reduce the length of 

journeys. 

What is the policy context? 

Planning Policy Statement 13: Transport8 aims to: 

 Promote more sustainable transport choices for both people and for moving 
freight;  

 promote accessibility to jobs, shopping, leisure facilities and services by 
public transport, walking and cycling; and  

 reduce the need to travel, especially by car.  
 
PPS13 states that accessibility to services and facilities should be for all, but 
especially for those who do not have regular use of a car; this will improve transport 
statistics and also promote social inclusion. A development plan must consider 
potential accessibility issues in identifying the preferred areas and sites where land 
uses should be located, to ensure they will offer realistic, safe and easy access by a 
range of transport modes, and not exclusively by car. 
 
The objectives in the Surrey Local Transport Plan 39 (LTP3) are: 

 Effective transport: To facilitate end-to-end journeys for residents, business 
and visitors by maintaining the road network, delivering public transport 
services and, where appropriate, providing enhancements.  

 Reliable transport: To improve the journey time reliability of travel in Surrey. 

 Safe transport: To improve road safety and the security of the travelling 
public in Surrey. 

 Sustainable transport: To provide an integrated transport system that 
protects the environment, keeps people healthy and provides for lower 
carbon transport choices.  

 

  

 
 

                                                 
8
 PPS13: Transport. January 2011. http://www.communities.gov.uk/publications/planningandbuilding/ppg13.  

9
 Surrey LTP3 (May 2011) www.surreycc.gov.uk 

  

http://www.communities.gov.uk/publications/planningandbuilding/ppg13
http://www.surreycc.gov.uk/
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The Reigate and Banstead Draft Core Strategy has policy CS16, Travel options which 
seeks to promote walking and cycling along with improving alternative means of 
travel such as buses and trains. Policy CS17 seeks to promote non-car travel and 
reduce the need to travel10. 
 
Draft National Planning Policy Framework (NPPF) 
 
The draft NPPF states that “Where practical, encouragement should be given to 
solutions which support reductions in greenhouse gas emissions and reduce congestion. 
The planning system should therefore support a pattern of development which, where 
reasonable to do so, facilitates the use of sustainable modes of transport”. The draft 
planning framework sets out its transport objectives as: 

 facilitate economic growth by taking a positive approach to planning for 
development; and 

 support reductions in greenhouse gas emissions and congestion, and promote 
accessibility through planning for the location and mix of development. 

 
What are the principle sustainability objectives that we need to consider? 

The objectives from the agreed SA framework for Reigate and Banstead are: 
 

15. To reduce road congestion and the need to travel. 

16. To reduce greenhouse gases. 

2. To facilitate the improved health and wellbeing of the whole population. 

3. To reduce poverty and social exclusion. 

What is the situation now? 

Redhill/Reigate was designated as a regional hub in the SE plan due to the hub 
having “a high level of access to the strategic rail network and road network. Redhill 
provides a key interchange between intra-regional services and to Gatwick Airport, 
with the potential to develop orbital movements as an alternative to established 
radial links to London afforded a high priority”. 
 

Road 

SCC LTP3 has the indicator ‘Average journey time per mile during the morning 

peak’. This is calculated as an average across the monitored routes and measures the 

difference in time by traffic to travel the route during the rush hour compared with 

uncongested conditions.  

The major inbound route in Redhill/Reigate is a monitored route and shows that 

2008/09 data is that it takes each vehicle an extra 3 minutes and 22 seconds per mile 

                                                 
10

 Reigate & Banstead DRAFT Core Strategy (2008) http://www.reigate-

banstead.gov.uk/planning/planning_policies/local_development_framework/coreexamin/index.asp 
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to travel one of the monitored routes compared with off-peak conditions. The target 

set by SCC is that there should be no increase in average journey time as a result of 

congestion on key routes from 2008/09 levels.  Data for this is provided to SCC the 

Department of Transport on an annual basis. 

Alternative modes 

Alternative modes of transport to the car are good in Redhill, with a rail interchange 

offering services to Gatwick, Guildford, Manchester, Reading, Horsham, Brighton, 

Clapham Junction and London (Bridge and Victoria) amongst others. The train 

station has step free access coverage of the whole station for people with accessibility 

requirements.  

Bus services can be taken for a number of local trips as well as Guildford, Crawley, 

Sutton and Croydon. There are also bus services to East Surrey Hospital.  

There are a number of cycle routes through Redhill and good cycle storage facilities, 

however there is an incomplete cycle path network with no route from the North 

and North West of the plan area. The design of the station, especially the underpass, 

does not encourage pedestrian/cycling connections west-east.   
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Map of Redhill showing cycle routes. 

 

 
Redhill is also an access point to the long distance North Downs walk from Farnham 
to Dover. 

Legibility throughout the town for pedestrians and cyclists is poor, better signage 

and land marking could benefit navigation on foot or bike. Accessibility to the train 

station into the town is poor with a major road acting as a barrier, and no clear line 

of sight to indicate the town centre beyond.  

 

Footpaths/public rights of way 

There are no marked exercise and relaxation footpaths for workers and residents to 

take a multi-access scenic short circular walks around the town or out of it and back 

with stopping points at heritage and natural history sites. 

 

There is currently no plan to join up the proposed new development sites in Redhill 

with current footpaths (a system regularly used in Hertfordshire to provide  access 

to quality green space ). 
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What will be the situation without the plan? 

The transport interchange in Redhill is good, in terms of bus, train and cycling 

facilities. Congestion is an issue in the town and so there is the potential to have an 

affect on this through location of development and through infrastructure 

improvements as a result of the AAP. Signage is currently poor as is legibility within 

the town, there is an opportunity to improve the ease of navigation and active 

transport throughout the town and to and from pleasant places on its periphery for 

both cyclists and pedestrians.  

 

What issues should be the focus of the appraisal? 

 Allocate land uses with the intention of reducing the need to travel. 

 Improve the legibility of the town centres, through landmarks, signage, and 

obvious routes of travel through the town. 

 Consider infrastructure improvements that may help alleviate town centre 

congestion, such as improvements to the cycle network and pedestrian routes 

including suitability for buggies and wheelchairs 

 Consider infrastructure improvements to link the town centre to quality green 

space by extending existing footpaths/public rights of way  into town 

 

See Appendix B for decision aiding questions for each of the SA objectives. 
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Air Quality 
Introduction 

In the UK there is a National Air Quality Strategy11 which sets out objectives and 

policy options to further improve air quality in the UK from today into the long 

term. Overall air is cleaner in the UK today than at any point since before the 

Industrial Revolution, however, some pollutants are more dangerous than 

previously thought and can have a damaging effect on both health and the 

environment. 

What is the policy context? 

The Air Quality Strategy provides air quality standards and objectives that have 

been established by the Government to protect human health. Targets have been set 

for 10 pollutants (benzene, 1, 3-butadiene, carbon monoxide, lead, sulphur dioxide 

(SO2), nitrogen dioxide (NO2), ozone, particulates (PM10 and PM2.5) and Polycyclic 

Aromatic Hydrocarbons (PAHs). The target levels prescribed to in the AQS are 

derived from the Limit Values set out in EU Directives. 

The AQS applies to all areas where members of the public are regularly present and 

might reasonably be expected to be exposed in levels above that set in the AQS. 

Examples of these areas are residential properties, high streets and schools. 

The Environment Act 1995 bestows a statutory duty on all Local Authorities to 

undertake air quality assessment in their area. If the air quality falls below that 

which is prescribed in the AQS, then the area may be declared an Air Quality 

Management Area (AQMA). 

The targets set out in the AQS relate solely to human health, however, thresholds for 

significant effects on biodiversity can be lower than for health.  

Reigate and Banstead Community Plan 2020 

 People enjoy active, healthy and diverse lifestyles and take personal 

responsibility. 

 The environment and green space is maintained and enhanced for the future. 

  

  

                                                 
11

 Defra (2007) The Air Quality Strategy for England, Scotland, Wales and Northern Ireland (online) available 

at: http://ww2.defra.gov.uk/environment/quality/air/air-quality/approach/ (accessed 01/03/11) 

http://ww2.defra.gov.uk/environment/quality/air/air-quality/approach/
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What are the principle sustainability objectives that we need to consider? 

The objectives from the agreed Sustainability Appraisal Framework for Reigate and 

Banstead are: 

9: To ensure air quality continues to improve. 

15: To reduce road congestion and the need to travel. 

What is the situation now? 

A detailed air quality assessment on Redhill was carried out in 2010. This work led 
to Redhill being declared an AQMA. The levels of nitrogen dioxide measured in 
Redhill are unlikely to pose a significant health risk to the vast majority of people, 
and concentrations are projected to fall and meet the air quality standards by 
2015/16. Although in parts of Redhill the modelled nitrogen dioxide concentration 
in 2016 is 40 µg/m3, and so only just meets the air quality standard.   
 

Monitoring data for the diffusion tube sites within the Redhill study area is 
summarised below. In 2007, the objective was exceeded at every operational site 
except RB122, next to Marketfield Way. In 2008, the objective was exceeded at all 
four operational sites. In 2009, two additional sites were added. The objective was 
only exceeded at one site in 2009 (Site RB121, next to Princess Way). Concentrations 
at the two new sites (RB140 and RB141) were less than 30μg/m3 and thus well below 
the objective level. The table below is taken from the air quality assessment 
document and shows some substantial improvements over the three-year period, 
but it is difficult to base a judgement about long-term concentration trends on just 
three years of data. 

 
The full air quality assessment can be viewed online at http://www.reigate-

banstead.gov.uk/environment/environmental_health/environmental_protection/air_quality/air

_quality_management/reigate_hill_and_redhill_air_quality_management_areas/index.asp 

 

http://www.reigate-banstead.gov.uk/environment/environmental_health/environmental_protection/air_quality/air_quality_management/reigate_hill_and_redhill_air_quality_management_areas/index.asp
http://www.reigate-banstead.gov.uk/environment/environmental_health/environmental_protection/air_quality/air_quality_management/reigate_hill_and_redhill_air_quality_management_areas/index.asp
http://www.reigate-banstead.gov.uk/environment/environmental_health/environmental_protection/air_quality/air_quality_management/reigate_hill_and_redhill_air_quality_management_areas/index.asp
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The map outlining the area covered by the Redhill AQMA can be seen below. 

 

What will be the situation without the plan? 

Without the RAAP development is still likely to take place within Redhill, due to the 

town’s proximity to London and good transport links. The AAP provides an 

opportunity to direct development to locations least likely to exacerbate the air 

quality problems in the centre of the town. The AAP also presents an opportunity to 

increase the green space, and importantly tree coverage, that may help alleviate air 

quality problems.   

What issues should be the focus of the appraisal? 

 A spatial approach should ensure that air quality issues are not worsened. 

 Mitigation of air quality issues could be addressed, through green 

infrastructure and traffic management. 

See Appendix B for decision aiding questions for each of the SA objectives. 
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Biodiversity and Green Infrastructure   
Introduction 

Biodiversity is the term given to the degree of variation of all living organisms; this 

could be within a given ecosystem, or across the entire planet. Sudden changes in 

environment can lead to species extinction and with it a loss of genetic diversity. 

Since the emergence of humans there has been a rapid loss of species and habitats 

across the earth. Green Infrastructure is a multi functional network of green space 

which could include woodlands, waterways, gardens, formal parks, and urban open 

land amongst others. 

Whilst biodiversity and Green Infrastructure have an intrinsic value, it is also valued 

for it positive affects on human health and wellbeing, more functional value in 

relation to climate change and an economic value in driving demand for business to 

settle in the area, or tourism. 

What is the policy context? 

The EU Sustainable Development Strategy (2006) has an objective to halt the loss of 
biodiversity by 2010. The 2009 review confirmed that this target was not going to be 
met12. PPS9 states that “Plan policies and planning decisions should aim to maintain, 
and enhance, restore or add to biodiversity” and that plan policies should “should 
promote opportunities for the incorporation of beneficial biodiversity…features”13. 
 
One of the original drivers for Green Infrastructure was the South East Plan.  This 

requirement has now been echoed in the  draft National Planning Policy Framework, 

which requires that local planning authorities ‘set out a strategic approach in their 

local plans, planning positively for the creation, protection, enhancement and 

management of networks of biodiversity and green infrastructure.’   The 

Government’s White Paper on Natural Environment ’ Securing the Value of Nature’ 

which followed on from the Lawton report (Making Space for Nature) requires 

increased emphasis on ecological connectivity and the provision of ecosystem 

services.   

The White Paper aims to “promote an ambitious, integrated approach, creating a 
resilient ecological network across England” and “move from net biodiversity loss to 
net gain, by supporting healthy, well-functioning ecosystems and coherent 
ecological networks”. In addition, Local Authorities have a duty under the NERC 
Act to protect, and enhance areas of biodiversity.’ 

                                                 
12 Commission of the European Communities (2009) Mainstreaming sustainable development into EU policies:2009 

Review of the European Union Strategy for Sustainable Development. http://ec.europa.eu/environment/eussd/ 
13 ODPM (2005) Planning Policy Statement 9: Biodiversity and Geological Conservation. 

http://www.communities.gov.uk/documents/planningandbuilding/pdf/147408.pdf 

http://ec.europa.eu/environment/eussd/
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The 1994 UK Biodiversity Action Plan (BAP)14 aims to develop national strategies for 

the conservation of biological diversity. The overall goal is “to conserve and enhance 

biodiversity within the UK…” and has a number of objectives which have filtered 

down to the Surrey BAP. The Surrey BAP currently contains 10 habitat action plans 

and two species action plans for the Small blue (Cupido minimus) and the Otter 

(Lutra lutra). 

Reigate and Banstead Core Strategy15 policy CS1 states that “Sites of Special 
Scientific Interest (SSSI), Sites of Nature Conservation Importance (SNCI) and Local 
Nature Reserves (LNR), ancient woodlands, water courses and flood plains, which 
may contain important habitats as areas which contribute to the biodiversity of the 
Borough”. Policy CS1 goes onto say that “Habitats of biodiversity value and 
locations for wildlife species, including locally significant features such as ponds and 
veteran trees, ancient woodland and protected trees which are a valued 
characteristic of the Borough”. Policy CS2, when talking about valued townscapes, 
says that policies will “seek to deliver high quality, environmentally sustainable 
design and promote biodiversity”. 
Reigate and Banstead Community Plan 202016 does not mention biodiversity, but 
does say as part of its vision that the Borough will be a place where “The 
environment and green space is maintained and enhanced for the future”. 
 
What are the principle sustainability objectives that we need to consider? 

The objectives from the agreed SA framework for Reigate and Banstead are: 
 

13. To conserve and enhance biodiversity within the plan area. 
2. To facilitate the health and wellbeing of the whole population. 
5. To minimise the harm from flooding. 
12. To maintain and improve the water quality of the region’s rivers and 
groundwater. 
14. To protect and enhance the natural, archaeological, historical 
environments and cultural assets. 
17. To ensure the Borough is prepared for the impacts of climate change. 

 

What is the situation now? 

Special Area of Conservation 

The Mole Gap to Reigate Escarpment SAC may be affected by the housing growth in 

Redhill which may require avoidance measures. These would include the need for 

the provision of alternative green space in the vicinity of the town. 

                                                 
14

 UK Biodiversity Action Plan (1994) http://www.ukbap.org.uk/default.aspx 
15

 Reigate and Banstead Core Strategy (Proposed changes, July 2010). http://www.reigate-

banstead.gov.uk/Images/Consultation%20Document_tcm9-41296.pdf 
16

 Reigate and Banstead Community Plan 2020. http://www.reigate-

banstead.gov.uk/Images/communityplanfinal_tcm9-30454.pdf 
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This will be assessed through the Habitat Regulations Assessment and full 

requirements for mitigation will be reported in a separate HRA document. 

Identified strengths for Green Infrastructure in Redhill 

The Open Space Assessment (PPG17) demonstrated that: 

The town of Redhill is surrounded by considerable open space, much of which is 

valuable for its biodiversity as well for its landscape/visual attributes. It provides 

open space for recreation, and continuity for wildlife.  The extensive public rights of 

way offer opportunities for rambling, recreational and commuter cycling. These 

areas include Redhill and Earlswood  Commons,  Gatton Park and the Moors. 

(however see weaknesses below). 

Redhill East (but not west) has sufficient natural and semi natural green space to 

meet the ANGSt standards.    

The railway embankment provides an important green corridor for biodiversity 

through the town from west to east and north to south.  The benefits of this feature 

for biodiversity connectivity could be extended through the town through 

regeneration.   

The town park provides amenity and sport facilities and there is good cycle access to 

the town from many directions; and good sustainable access to some of the open 

spaces. Sustainable access to/from Watercolour/Park 25 

The map below identifies green space and protected landscape and biodiversity 

areas in and around Redhill. The key cannot be seen clearly at this scale but the map 

shows clearly the lack of green space and biodiversity within Redhill and the plan 

area. There are important biodiversity areas on the periphery of the plan area that 

could be joined up as a network of habitats through designation of sites for urban 

biodiversity. 
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Identified weaknesses for Green Infrastructure in Redhill 

The Open Space Assessment demonstrated that the Redhill wards are deficient in: 

 Natural and Semi-natural green space (against ANGSt Standards) – in 

Redhill west. 

 Play provision (deficient against FiT Standards -both wards) 

 Urban amenity green space (low in comparison with borough average - 

both wards) 

 Parks and gardens (Redhill West) 

 Outdoor sports (deficient against FiT standards – both wards) 

Whilst there is considerable natural and semi-natural open space around the town, it 

is not, on the whole, easily accessible from town in terms of walking and cycling. It is 

also quite a distance from most residential areas, there is no signposting and 

disabled access is poor.   

Within the town, there is currently very little green space for either amenity use or 

for biodiversity.  The current design of buildings and urban infrastructure 

incorporates minimal green infrastructure which has the potential to encourage 

biodiversity, visual benefit, natural shading.  The extensive impermeable surfaces 

provide little opportunity for flood alleviation through natural infiltration.  

Memorial Park is disconnected from the town centre core and currently underused; 

it is small and currently provides inadequate facilities for a town of this size. It could 

be more accessible to local residents. 

The key green corridors for biodiversity which are within the town are the railway 

embankments, and are privately owned. 

There is sustainable access from Park 25 and Watercolour and the town centre; 

however access from other areas of Redhill and the town centre are more limited.  

The railway line is a barrier to sustainable transport from the east side of the rail to 

the town centre.  It also presents a barrier between residents of the west side of town 

and the extensive area of the Moors, to the east.   

What will be the situation without the plan? 

Whilst none of the regeneration proposals (as currently known) for regeneration 

involve the building on green or open space (check still correct), the proposed 

developments will lead to a reduction in the amount of open space per 1,000 people, 

the measure used to assess provision of many of the typologies in the Open Space 

Audit.  This will lead to increased pressure on the existing GI of the area.  

Deficiencies in all types of open space and access to such spaces and to urban 
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amenities will therefore be exacerbated.   Given the shortage of accessible urban 

open space and natural & semi-natural green space, it is considered that an 

integrated GI plan will be necessary in order to support the development of new 

homes, particularly family homes, in Redhill.       

However the regeneration of Redhill provides an exciting opportunity to improve 

the GI of the town centre and immediate surroundings, so addressing some of the 

deficiencies noted above.  Given the shortage of urban GI, the focus should be on 

increasing the value of the current open spaces and other GI, for example improving 

Memorial park to become a major multi-functional areas of open space and focus for 

the town; identifying opportunities for new GI where possible – including new open 

spaces where possible, and improved access to existing spaces; and identifying 

opportunities with developments – such as green roofs to encourage biodiversity, 

and including open space as part of individual developments.  

What issues should be the focus of the appraisal? 

 Ways to address the desertification of Redhill in terms of biodiversity and 

green space. 

 Ways to address the barrier to biodiversity created by the town itself, and by 

the railway line within the town, creation of green networks and links. 

 Increase and enhancement of green space, including improvements to 

accessibility. 

 Extending rights of way into the town to provide  green corridors  which can 

also be used by people to access green space 

See Appendix B for decision aiding questions for each of the SA objectives. 

  



24 
 

Climate Change 
Introduction 

The issue of climate change covers both mitigation and adaptation.  

Adaptation will ensure that the study area is prepared for and resilient to the effects 

of climate change. Among the issues that may need to be addressed are: 

 Surface water and fluvial flooding 

 Pressures on biodiversity 

 Water quantity and quality 

 Extremes of heat 

The mitigation of climate change involves measures to reduce the production of 

greenhouse gas emissions. Ways of doing this include: 

 Reducing the need to travel 

 Encouraging carbon sinks 

 Promoting energy efficiency 

 Promoting the use of renewable and low carbon energy 

What is the policy context? 

Adaptation 

Planning Policy Statement 25 (PPS25) sets out the Governments approach to flood 
risk and planning. “The aims of planning policy on development and flood risk are 
to ensure that flood risk is taken into account at all stages in the planning process to 
avoid inappropriate development in areas at risk of flooding, and to direct 
development away from areas at highest risk. Where new development is, 
exceptionally, necessary in such areas, policy aims to make it safe without increasing 
flood risk elsewhere and where possible, reducing flood risk overall” (PPS25)17. 

 

PPS25 requires that Strategic Flood Risk Assessments are carried out at the 

appropriate degree at all levels of the planning process. A sequential risk-based 

approach must then be applied to determine the suitability of land for development 

in areas of flood risk. In applying the sequential test to land allocations it must be 

shown that there are no alternative reasonably available sites in an area of lower 

flood risk. If this is not possible then the exceptions test must be applied. 

                                                 
17

 CLG (2010, revised) PPS25 Development and flood risk. 

http://www.communities.gov.uk/documents/planningandbuilding/pdf/planningpolicystatement25.pdf 
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The Thames Catchment Flood Management Plan (CFMP)18 has been developed for 

the river Thames catchment, the River Mole is a major tributary of the River Thames. 

Four overarching messages have been highlighted by the Thames CFMP: 

 Flood defences cannot be built to protect everything; 

 Climate change will be the major cause of increased flood risk in the future; 

 The flood plain is our biggest asset in managing flood risk; 

 The on-going cycle of development and urban regeneration is a crucial 

opportunity to manage flood risk. 

The Thames CFMP estimates that between 1000 and 2000 homes in Reigate and 

Banstead Borough are at risk from a 1% annual probability river flood. 

Mitigation 

The climate change Act 200819 sets a “legally binding target of at least an 80 percent 

cut in greenhouse gas emissions by 2050, to be achieved through action in the UK 

and abroad. Also a reduction in emissions of at least 34 percent by 2020. Both these 

targets are against a 1990 baseline”. 

The Surrey Climate Change Strategy20 states that the Surrey authorities collectively 

have adopted NI 186 (Reduction in per capita CO2 emissions in the LA area) 

through the Local Authority Agreement (LAA). The current LAA establishes a target 

of a 10% reduction by 2011 from the CO2 baseline of 6.9 tonnes per capita in 2005. 

The adoption and delivery of this joint target is a central aim of the strategy, 

requiring a partnership approach across Surrey to achieve both this and further 

future targeted reductions.  

The PPS1 Supplement21 requires development to address the causes and 

consequences of climate change by minimising the need to travel, particularly by car; 

reducing the demand for energy; increasing the use of renewable energy; improving 

the management of water; and avoiding and reducing the exposure to flood risk.  

Whilst it is difficult to identify the contribution of an individual Borough to the 

causes of climate change, it was estimated that in 2008 the average ecological 

                                                 
18

 EA (2009) Thames Catchment Flood Management Plan. http://publications.environment-

agency.gov.uk/pdf/GETH1209BQYL-e-e.pdf 

 
19

 Dept of Energy and Climate Change (2008) Climate Change Act. 

http://www.decc.gov.uk/en/content/cms/legislation/cc_act_08/cc_act_08.aspx 
20

 Surrey Improvement Partnership (2008) Surrey Climate Change Strategy. 

http://www.surreyimprovement.info/climate/SCCS/sccs 
21 Planning Policy Statement 1: Climate Change Supplement 

http://publications.environment-agency.gov.uk/pdf/GETH1209BQYL-e-e.pdf
http://publications.environment-agency.gov.uk/pdf/GETH1209BQYL-e-e.pdf
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footprint of a person in the South East was 6.5 global hectares22. The world average 

is 2.2 hectares. 

Draft National Planning Policy Framework (NPPF) 

The Government’s objective is that planning should fully support the transition to a 
low carbon economy in a changing climate, taking full account of flood risk and 
coastal change. To achieve this objective, the planning system should aim to: 

 secure, consistent with the Government’s published objectives, radical 
reductions in greenhouse gas emissions, through the appropriate location and 
layout of new development, and active support for energy efficiency 
improvements to existing buildings and the delivery of renewable and low-
carbon energy infrastructure 

  minimise vulnerability and provide resilience to impacts arising from climate 
change 

 avoid inappropriate development in areas at risk of flooding by directing 
development away from areas at highest risk or where development is 
necessary, making it safe without increasing flood risk elsewhere; and 

 reduce risk from coastal change by avoiding inappropriate development in 
vulnerable areas or adding to the impacts of physical changes to the coast. 

Community Plan 2020 

 Reduce the Borough’s impact on climate change by promoting zero and low 
Carbon development in new and adapted buildings. 

 Promote effective renewable energy sources to help combat climate change. 

 Increase the efficiency of existing buildings to reduce the amount of water 
and energy wasted. 

 

What are the principle sustainability objectives that we need to consider? 

The objectives from the agreed SA framework for Reigate and Banstead are: 

5: To minimise the harm from flooding 

16: To reduce greenhouse gases 

17: To ensure the Borough is prepared for the impacts of climate change 

 

 

 

 

                                                 
22

 SEERA, SEEDA, WWF (2008) ‘Reducing South East England’s Ecological Footprint’. 

http://assets.wwf.org.uk/downloads/eco_footprint__final_.pdf 
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What is the situation now? 

Adaptation 

Flood risk 
 
The Reigate & Banstead Strategic Flood Risk Assessment was published in July 2007 
and is currently being revised. The main message from the SFRA is: 
 
“Redhill Brook flows through the centre of Redhill, largely in culvert. The capacity of 

the culvert is relatively limited, and the system is prone to blockage. Consequently, 

there is a risk of fluvial flooding to properties within Redhill and Earlswood. Of 

particular importance from a planning perspective is Redhill town centre, a key 

regeneration area. The train and bus station precinct and the commercial area 

adjoining the A23 (Brighton Road) immediately to the south of the railway are the 

most at risk of flooding.  Opportunities to minimise this risk through rigorous 

culvert and gully maintenance, and possibly on site flood storage (introduced as part 

of the site regeneration) should be sought.” 

The Council commissioned a more detailed flood risk assessment for Redhill in 
relation to the sites proposed for development. A new model that combines surface 
water and fluvial flooding into one was used to create flood risk maps that could 
inform the FRA. The FRA produced a qualitative appraisal of the flood risk posed to 
the site, and potential impact of the development on flood risk elsewhere; and 
reported on the application of the Sequential Test to the proposed sites. 

Watercourses, surface water and topography 

The principal watercourse that flows through the town is the Redhill Brook which 

rises less than 3km away near South Merstham.  The Brook, formerly known as 

Gurneys Brook, drains both the northern and southern ridges from Merstham and 

Nutfield respectively across a water-meadow known as the Moors.  It is an open 

watercourse until it meets Redstone Hill (A25 east) at Noke Drive where it is 

culverted under the A25 to Sevenoaks, under the London to Brighton main railway 

line, and continues under the A23 South (Marketfield Way) until it crosses under the 

Reigate (westbound) railway Line.  At this point the channel is open for inspection 

by the EA immediately before it enters a brick culvert under the railway line.  From 

here it passes through a series of culverts and open sections.    

Runoff from Gatton Park, a large open area to the north of Redhill, which is bounded 

to the north by the M25, is collected in a lake, it flows from this point in culvert to 

the east via Battlebridge Brook into Redhill Brook, away from the natural drainage 

path which would otherwise pass through the town.  South of the A242, which runs 

around the southern boundary of Gatton Park, the Colesmead area is urbanised and 

run-off is collected via a public sewer into Frenches Pond (main-river) and then into 
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a public sewer running approximately South underneath Sutton and East Surrey 

Water property, Memorial Park and Princess Way to the confluence with the Redhill 

Brook at the Station Road roundabout (A23/A25 junction). Another sewer drains the 

Gloucester Road area into the public sewer in Memorial Park.  The remaining 

Northwest quadrant of the town extending as far as Doynings Leisure Centre is 

drained via sewers under Kingsgate/Red Central buildings to the Redhill Brook. 

The town centre lies within the shallow natural valley lying North/South and is 

dissected by the A23/High Street and the railway line which also runs generally 

North/South.  The natural valley is disguised and disrupted primarily by the 

Warwick Quadrant complex which includes the Theatre, Sainsburys supermarket 

and offices at 3 Princess Way.  The valley continues into Marketfield Way but the 

valley is closed by the Redhill to Reigate railway line thus forming a depression or 

low area which is drained only by the Redhill Brook culvert under the railway line.  

It should be noted that virtually all the land North of the A25 (Redstone Hill along 

the Nutfield Ridge east to the M23) and Redhill Reigate railway line (west from 

Kingsgate to Doynings) has to drain through this culvert. Once the culvert capacity 

is exceeded, no surface water can drain out of Redhill down the A23 until an area 

extending from Kingsgate to the bus station is flooded. 

From Marketfield Way, the Redhill Brook flows south through Reading Arch Road 

in a part-open, part-closed culverted channel until it reaches open space to the south 

of Earlswood.  The Brook continues from here as a natural channel to confluence 

with the Salfords Stream which, in turn, joins the River Mole which flows through 

the Mole escarpment near Dorking and, ultimately, to the River Thames, at Esher. 

Historical Flooding 
 
Redhill suffered flooding in 1968, and 1993, 2000, 2001, 2002 and 2003.  The most 

extensive was in 1968.  The cause of most recent flooding can broadly be described 

as from highways (40%), from sewers (29%) and land drainage (24%) with the 

remainder uncertain.   

Places that repeatedly flood are Marketfield Way and the Brighton Road which can 

be attributed to fluvial flooding from Redhill Brook.  Surface water flooding occurs 

in Noke Drive near to the development site when the Redhill Brook is in spate.  

However, the A25 under the London to Brighton Railway line adjacent to the Redhill 

Railway Station passes through a depression which is prone to surface water 

ponding during heavy rainfall. 

Other sites which suffer from local highway and sewer flooding include Frenches 

Road, Budgen Drive, Ringwood Avenue and London Road.  All these sites are to the 

north of the study area near Frenches Ponds and are good indications that the 

surface drainage capacity can be exceeded.  Recently, the major rainfall of 20th July 
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2007 resulted in flooding of shops in the High Street and at Marketfield Way via 

overland flow. 

Flood risk mapping 

The flood risk model includes both the surface water and fluvial regimes, there are 

two critical storm durations, the critical storm for fluvial is 375 minutes but for 

surface water is 60 minutes. The maps below show the extent of flooding within the 

plan area for fluvial and surface water flooding. 
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Flood Zone Map 1 – Fluvial 375 minutes (displayed flood depth 50mm minimum) 
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Flood Zone Map 2 – Surface Water 60 minutes (displayed flood depth 50mm minimum) 

Recommendations 

The Council should establish if alternative sites can be found for any or all of the 

development sites proposed as part of sequential testing and if not, undertake the 
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required Exception Tests.  Should the necessary tests be passed, the development 

sites may be made viable provided that satisfactory FRAs and designs are submitted 

which do not increase flood risk. 

Site specific FRAs with modelling at an appropriate scale are necessary for 

individual developments as required by the EA. 

The Redhill FRA contains more detailed information than is represented in this 

report, including sequential testing, mitigation works, pollution control and flooding 

in relation to development use types.  

Infrastructure 

New development will require the provision of water and sewerage infrastructure to 

service development. Where new infrastructure is required it is essential that this is 

in place ahead of development. This is essential to avoid unacceptable impacts on 

the environment such as sewage flooding of residential and commercial property, 

pollution of land and watercourses plus water shortages with associated low 

pressure water supply problems. 

When reviewing development and flood risk it is important to recognise that water 

and/or sewerage infrastructure may be required to be developed in flood risk areas. 

By their very nature water and sewage treatment works are located close or adjacent 

to rivers (to abstract water for treatment and supply or to discharge treated effluent). 

It is likely that these existing works will need to be upgraded or extended to provide 

the increase in treatment capacity required to service new development. Flood risk 

sustainability objectives will therefore accept that water and sewerage infrastructure 

development may be necessary in flood risk areas. 

Flooding can occur outside of identified flood risk areas as a result of development 

where off site sewerage infrastructure is not in place ahead of development. 

 

Biodiversity 
 
Please see section on Biodiversity and green space 
 
Water quantity and quality 
 
Water supply for the borough area is provided by Sutton and South East Water. The 
company confirm that there is a deficit of water resources to meet peak demands at 
the beginning of the planning period (2006/07) which continues to 2012. Their plan 
to overcome this deficit is to upgrade the treatment works at Reservoir A (not named 
for confidentiality reasons), and to reinforce the distribution system to enable water 
from Reservoir A to be transferred over a much wider area in sufficient volumes to 
meet peak demands.  
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SESW have confirmed that the increase in treatment capacity at Reservoir A, 
combined with associated distribution system improvements, and a proactive 
programme of demand management, will ensure that sufficient resources are 
allocated to meet demand over the next 25 years.  
 
Furthermore, SESW also have a range of water efficiency initiatives, covering 
leakage control, metering, promoting water efficiency, and the efficient use of water 
at treatment works. These initiatives help to manage demand.  
 
Waste water treatment 
 
Waste water treatment is managed by Thames Water. At present, there are several 
treatment works operating in the borough and in neighbouring authorities. The 
following serve Reigate & Banstead:  

 Beddington  

 Earlswood  

 Hogsmill  

 Horley  

 Ironsbottom  

 Merstham  
 

The above treatment works have been assessed as having capacity to meet future 
growth except Merstham where a quality and growth upgrade is planned. The 
proposed upgrade work will increase the STW’s capacity from approximately 7000 
to 10,500 population equivalent (PE). This upgrade will support the area’s sewerage 
requirements until at least 2021.  
 
Thames Water confirm that an increase in proposed dwellings for the 2010-2015 
capital programme period may necessitate capacity upgrades at affected treatment 
works and/or upgrades of the sewerage network. It takes 3-5 years to plan an 
upgrade of sewage treatment works and 7-10 years to build a new works if required. 
The company uses LDF information to plan for future upgrades and require 
engagement between local authorities as early as possible to ensure as much 
certainty and time for the delivery of infrastructure. The water companies’ 
investment programmes are based on a 5 year cycle known as the Asset 
Management Plan (AMP) process. Thames Water is currently in the AMP5 period 
which runs from 1st April 2010 to 31st March 2015 and does not therefore cover the 
whole LDF period. AMP6 will cover the period from 1st April 2015 to 31st March 
2020 and Thames Water’s Business Plan for AMP6 will be submitted to Ofwat in 
August 2013. 

 
 
Further risks to water quality will be picked up through the work on surface water 
flooding within the Redhill FRA. 
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Reducing the need to travel 

The graph below shows that there has been a steady decrease in CO2 emissions 

between 2005 and 2008 across the Borough.  

 

Table 1: Per capita indicator emissions estimates (DECC, 2009)23 

Emissions in the Borough are also slightly less (at 6.1) than the total emissions for 

Surrey (6.7) and the South East (6.6). Please see the air quality section. 

The Core Strategy’s overarching approach is to direct development to the most 

accessible locations, as a driver for regeneration and to increase the modal shift of 

travel to more sustainable means. Redhill was designated as a transport hub in the 

South East Plan due to its good public transport links to London and beyond. Please 

see the Accessibility and Transport section. 

Carbon sinks 

Please see the Biodiversity and Greenspace section.  

 

Energy efficiency 

By the time the RAAP is adopted homes will be required to be built to the Code for 

Sustainable Homes level 4 energy and water standards, this will mean all new 

homes will be more energy and water efficient, but there will be a number of older 

                                                 
23

 Dept of Energy and Climate Change (2009) Statistical release. CO2 emission at LA and GO region level. 

http://www.decc.gov.uk/en/content/cms/statistics/climate_change/gg_emissions/uk_emissions/2008_local/2008

_local.aspx 
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properties that would benefit from retrofitting or being replaced. The Core Strategy 

sets the strategic direction borough wide for energy efficiency. 

Renewable energy 

With respect to energy generation, the South East Renewable Energy Strategy 

identifies great potential for biomass fuelled electricity generation in the Borough 

due to the existing woodland resource. In 2004 a study was undertaken to explore 

the possibility of landfill gas heating in Redhill, this study concluded that after the 

non-viable loads were removed from the equation the report advised that the 

scheme was not sufficiently large to supply the revenues needed to fund it and that 

additional heat load would be required.  The report recommended the following 

scheme: 

 

In the context of large scale redevelopment, there is considerable scope to integrate 

microgeneration technologies with CHP and green infrastructure that supports 

efficient heating and cooling of public spaces as well as interiors and that 

incorporates green spaces which support play facilities, biodiversity, SUDS and 

allotments. Any development incorporating CHP or large scale biomass should be 

assessed for adverse impacts on air quality.  

What will be the situation without the plan? 

Without the AAP, development would still come forward in Redhill due to the 

proximity of London and the restraints on development across much of the rest of 

the Borough (Green Belt, AONB). The AAP brings with it the opportunity to 

allocated development to the most suitable sites in relation to reducing the need to 

travel and flood risk. The regeneration of the town also gives the opportunity to 

mitigate flood risk in the town by provision of work in memorial park and other 

flood plain areas.  A major opportunity with the AAP is the creation of green space 

and green networks which will have a positive impact on most impacts of climate 

change, particularly the impacts of flooding, on biodiversity and carbon sinks. There 

is opportunity to assess the viability of renewable schemes for the proposed 

development. 
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What issues should be the focus of the appraisal? 

 Looking at alternative energy sources; 

 Energy efficiency in new development; 

 Applying findings of the Redhill FRA to proposed development sites; 

 Combining green space with areas prone to fluvial flooding to mitigate flood 

risk and to create diverse habitats; 

 Opportunities for greening within the urban area, including green roofs and 

encouragement or regulation to achieve permeable gardens rather than 

hardstanding for vehicles; 

 Location of development, and provision of cycle and walking routes  

(including extending rights of way into the development areas) with the aim 

of reducing the need to travel, providing enjoyable active access to green 

space and providing biodiversity green corridors. 

See Appendix B for decision aiding questions for each of the SA objectives. 
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Community, health and wellbeing 
Introduction 

Individual as well as combinations of circumstances and behaviour affect the health 

and well being of the population.  Whilst the LDF cannot influence all factors 

directly, there are core issues that are sensitive to spatial planning and development 

control decisions.  These include access to health care, leisure and recreation; the 

impact of traffic and energy use on air quality and climate; the general quality of the 

environment and the fostering by design of community meeting and interaction .   

The Localism Bill24 will have an effect on local communities as the Bill’s aim is to cut 

bureaucracy and give more power to Local Government. Part of the Localism 

Agenda includes the making of neighbourhood plans and the introduction of new 

rights and powers for the individual. The aim of the Bill is that a community will be 

able to make decisions about development in their own neighbourhood, provided it 

is in line with what has already been set at a Borough wide level within the Local 

Development Framework.  

Underpinning the Big Society vision is an expectation that communities can and will 

play a bigger part in co-providing services and fostering social capital.  The recent 

White Paper on Open Public services states “people should be in the driving seat, 

not politicians and bureaucrats”25. 

In addition  the familiar places of community life – the school gate, places of 

worship, local shops or post offices – can create opportunities for individual 

residents and service users to connect with each other as well as more formal 

governance structures. Community hubs can be places for personal interaction and 

networking. 

There is clear evidence that people within social networks are ill less frequently, visit 

their GPs less often and require less medication to manage their conditions. 

 

What is the policy context? 

PPS1226 advises that the LDF should work alongside the Sustainable Community 

Strategy in guiding and shaping the delivery of sustainable communities.  The Local 

Government White Paper27 considers this integration to be central to ensuring that 

                                                 
24

 A plain English guide to the Localism Bill (2011) 

http://www.communities.gov.uk/publications/localgovernment/localismplainenglishguide 
25

 HM Government (2011) Open Public Services London: HM Government p.8 
26 Planning Policy Statement 12: Local Spatial Planning 
27 Strong and Prosperous Communities - The Local Government White Paper, 26 October 2006 

http://www.communities.gov.uk/publications/localgovernment/strongprosperous 



38 
 

the crosscutting issues of the economic future of an area, social exclusion and climate 

change are addressed.  The Community Plan identifies as key priorities the 

continued protection, but better use of the countryside, open spaces and parks; 

improved waste management; improved accessibility; homes to suit the changing 

needs of the Borough’s population; safe, inclusive communities; and well planned 

services. 

The Reigate and Banstead Community Plan 2020 has a shared vision with the Draft 
Reigate and Banstead Core Strategy and states that the Borough will be a place 
where:  

 Neighbourhoods are renewed, improved and supported by effective service, 
infrastructure and transport options. 

 The wellbeing of communities is supported by accessible health, leisure, 
education and information services. 

 People enjoy active, healthy and diverse lifestyles and take personal 
responsibility. 

Surrey Police28 have set neighbourhood objectives for Redhill which aim to tackle the 
following issues: 
 

 Public order offences within the Town Centre 

 Under age drinking, anti-social behaviour around the Harequin and 
Quadrant area of the Town Centre 

 Theft from shops and the public within the Town Centre 

 Supply and use of drugs 
 

What are the principle sustainability objectives that we need to consider? 

The objectives from the agreed SA framework for Reigate and Banstead are: 

2. To facilitate the improved health and wellbeing of the whole population. 

3. To reduce poverty and social exclusion. 

4. To create safer and more secure communities. 

10. To reduce noise pollution. 

11. To reduce light pollution. 

What is the situation now? 

Population and demographic change 

The population of the Redhill study area (as defined by the Redhill East and Redhill 
West ward boundaries) was 16,735 in 2009. The population of Redhill has grown by 
17.5% since the 2001 Census compared with only 9.5% population growth for the 
borough as a whole. Redhill has a relatively high proportion of people of working 
age (69.5%) compared with Reigate and Banstead as a whole (64.4%). 
 

                                                 
28

 http://www.surrey.police.uk/neighbourhood/neighbourhood.asp?area=RBRT 
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Health 
 
The 2001 Census asked people to describe their health over the preceding 12 months 

as 'good', 'fairly good' or 'not good'. In Redhill East ward 77.5% of respondents rated 

their health as good, 18.3% rated their health as fairly good and only 4.2% said their 

health was not good. In Redhill West ward 72.4% of respondents rated their health 

as good, 20.4% rated their health as fairly good and 7.2% said their health was not 

good. The proportions for these two wards are in accordance with the averages for 

the borough and the region.  

 

GP Practice disease prevalences 

There are three GP practices in Redhill West and Redhill East wards: The 

Hawthorns, The Greystone House Practice and Woodlands Surgery.  See Appendix 

E for the breakdown of QOF disease prevalences for these practices. 

 

The Hawthorns has a greater number of people registered with Cardiovascular 

Disease (CVD) compared to the EsyDoc Clinical Commissioning Group (CCG). All 

three practices have a greater number of people registered with diabetes mellitus 

and mental ill-health.  2 out of the 3 practices have a greater number of people 

registered with asthma, obesity and smoking compared to the EsyDoc CCG.  

 

Evidence suggests that both physical activity, healthy eating and access to green 

space has a positive impact on the above conditions (CVD, obesity, mental health, 

diabetes mellitus, asthma and smoking) all of which are also significant factors in 

relation to health inequality (see IMD below).  Therefore new developments should 

prioritise the need for people to be physically active as a routine part of their daily 

life. Opportunities for active travel should be promoted and improved access to 

open spaces to encourage physically active lifestyles. Access to healthy sustainable 

foods should also be considered and implement restrictions on planning permission 

for fast-food outlets (NICE PHG 8, 2008 and PHG 25, 2010). 

 

Quality of air and housing are also important when considering asthma and 

smoking and therefore impact of this should be assessed and taken into account 

when planning.  
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Obesity 
Over a quarter of all Year 6 children are overweight or obese29.  
 

Deprivation and poverty 
 
Redhill faces a number of social challenges, including pockets of quite severe 
deprivation and disadvantage; and Child poverty in parts of the town centre in 
Redhill West ward ranks amongst the highest levels in Surrey and is high by 
national standards.   
 

IMD 2010 indicator Redhill 

West Ward 

010A 

Redhill 

West Ward 

010C 

Redhill East 

Ward 011C 

Redhill 

East Ward 

011D 

Overall IMD  34.2% 85.8% 73.6% 61.8% 

Income  20.5% 84.1% 71.2% 72.1% 

Employment 32.1% 78.9% 78.4% 77.9% 

Health  45.1% 68.8% 75.8% 76.0% 

Education & skills  29.5% 92.7% 79.9% 84.5% 

Barriers to housing  79.3% 75.8% 34.2% 74.9% 

Crime  45.1% 45.2% 43.2% 9.8%* 

Living environment  32.8% 55.3% 47.5% 17.1%** 

Deprivation in Redhill town centre (percentile ranks) 

The most severe concentration of deprivation is identified in the table above by *, 

this LSOA is in the most deprived 10% of local areas across England.  The figure 

identified by ** indicates that the LSOA is in the most deprived 20% of local areas 

across England. 

 

The IMD 2010 Indicators show that there are specific pockets of deprivation within 

Redhill town centre. Redhill East Ward 011D is one of the most deprived LOSA in 

Reigate and Banstead. This LSOA falls with the most deprived 20% of local areas 

across England in two domains, crime and living environment. With regard to the 

crime domain Redhill East Ward 011D is the most deprived in the borough and the 

fourth most deprived in the whole of Surrey. The IMD 2010 also indicated that 

                                                 
29

 Families in poverty needs assessment Feb 2011 http://www.surreycc.gov.uk/sccwebsite  
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Redhill East Ward 011D is the most deprived in the borough in terms of its living 

environment. 

While Redhill West Ward 010A LSOA does not fall within the most deprived 20% of 

LOSAs nationally, it scores as one of the lowest in the borough with regard to the 

income domain and employment domains.   

 

Education and skills 
 
Wards in Reigate & Banstead do not have higher proportions of NEET (not in 
education, employment or training) young people than the regional benchmark. 
However, Redhill West was noted as having a higher than average (3.3%) number of 
NEET young people in the Aug 2009 – Jul 2010 period. The Census reveals that in 
2001 Redhill West had a higher proportion of people than the rest of the borough 
with either no qualifications or higher-level qualifications. Redhill East Ward has a 
low parentage of the working population with no qualifications and over a third of 
the adult population has higher-level qualifications, as the table below shows. 
 

All people aged 16 to 74 

Redhill 

West 

Redhill 

East 

Reigate and 

Banstead 

Great 

Britain 

No qualifications or level unknown 28.4% 18.8% 26.8% 35.8% 

Lower level qualifications 46.1% 47.1% 48.6% 43.9% 

Higher level qualifications 25.5% 34.2% 24.6% 20.4% 

Table: Showing adult qualifications (Census, 2001) 

Crime and safety 
 

 The Indices of Deprivation for 2010 (IMD 2010) reveal that the Redhill East 
011D super output area is in the most deprived 10% of local areas in England 
for the crime domain; 

 This super output area (located at the southern end of the AAP area of focus) 
is the most deprived local area in Reigate and Banstead and the fourth most 
deprived local area in Surrey for the crime domain; and   

 Redhill town centre is perceived by some people to be unsafe at night 
The map below shows the reported incidents of antisocial behaviour in the plan area 

in July 2011. The figures inside the circles show the numbers of incidents in that 

area. 
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www.police.co.uk. Antisocial behaviour (includes personal, environmental and 
nuisance antisocial behaviour including hoax calls) 
  

http://www.police.co.uk/
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The map below shows the reported incidents of violent crime in the plan area in July 

2011. The figures inside the circles show the numbers of incidents in that area. 

 

www.police.co.uk Violent crime (crimes against the person including harassment, 
common assault and GBH). 
  

http://www.police.co.uk/
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The map below shows the reported incidents of all other crime in the plan area in 

July 2011. The figures inside the circles show the numbers of incidents in that area. 

 

 
 

www.police.co.uk  Other crime reported to the police (including shoplifting, 

criminal damage and drug offences). 

  

http://www.police.co.uk/
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The following crime statistics are for the area termed ‘Redhill Town’ and covers the 

area on the map below (this map is used specifically to illustrate the boundary of the 

area, the highlighted areas are where crimes have been reported in August 2011). 

This is not the same boundary as the AAP, but overlaps significantly with the AAP 

boundary and provides useful trend data for the town centre. 

 

 

www.ukcrimestats.com 

 

 

 

http://www.ukcrimestats.com/
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What will be the situation without the plan? 

Without the AAP the issues in Redhill will stay much the same as they are. Child 

poverty is higher than the Surrey average and higher than the national average 

which is more significant when considered in the context of the surrounding affluent 

areas. In relation to crime parts of Redhill are in the 10% most deprived across 

England. Teenage conception rate is high in both Redhill West and East. The Redhill 

AAP has the opportunity to improve these statistics by providing areas to walk, 

cycle and for recreation. There is opportunity to improve crime statistics through 

good design and to reduce the numbers of children in deprivation by the creation of 

jobs in the area – this can be done through town centre improvements aimed at 

bringing new business into the area. 

What issues should be the focus of the appraisal? 

 Address all issues of inequality where this is relevant to spatial planning; 

 Provide the facilities, infrastructure and green space to support an active 

living concept; 

 Foster positive interaction and building of intergenerational community 

networks  (which are known to develop mental wellbeing through connecting 

with people and giving time and involvement. This also fosters individual 

and community resilience to stress and capacity to respond to incidents such 

as flooding. It also develops social inclusion in activities and services;  

 Address fear of crime through public realm improvements, reduction in areas 

prone to criminal activity (e.g. unobserved alleyways) and increase natural 

surveillance of town centre through increase residential units. 

 Improve town centre appeal to business to encourage economic growth and 

job creation. 

 

See Appendix B for decision aiding questions. 

  



47 
 

Economy and employment 
Introduction 

At this time the Coalition Government’s aims are to cut the national deficit, 
champion enterprise and ensure macroeconomic stability across all regions of the 
country. Figures have shown that the economy contracted by 0.6% in the last 3 
months of 201030. 

The unemployment rate for the three months to December 2010 was 7.9 per cent, up 

0.1 on the quarter. The total number of unemployed people increased by 44,000 over 

the quarter to reach 2.49 million. The unemployment rate for those aged from 16 to 

24 increased by 1.5 on the quarter to reach 20.5 per cent, the highest figure since 

comparable records began in 1992. The number of unemployed 16 to 24 year olds 

increased by 66,000 on the quarter to reach 965,000, the highest figure since 

comparable records began in 199231. 

Sickness and time off work is hugely expensive to the economy and new 

government initiatives linked to analysis such as the Dame Carol Black report  focus 

on Wellbeing at Work32. 

Workplace health is important for a number of key reasons that are important to 

everybody including:  

  developing a prosperous and sustainable economy 
 improving the  health and wellbeing of the working age population  
  narrowing health & social inequalities  
  reducing public finance  cost of out of work benefits by helping people to be fit 

enough to work 
 reducing the cost burden to the NHS from conditions starting or exacerbated by 

avoidable adverse conditions in the workplace and also from worklessness. 
 

Workplace health is included in the NHS Outcomes Framework 2011/12 (NHSOF). 
Within the domain Enhancing quality of life for people with long-term conditions there are 
specific indicators on employment of people with long term conditions and mental 
illness.  In the Public Health White Paper there is a commitment to address working-
age ill health and a proposal for local authorities to commission local initiatives on 
workplace health.  
 

 

 

                                                 
30

 Guardian. GDP Economic Growth. 

http://www.guardian.co.uk/business/economicgrowth?INTCMP=ILCNETTXT3487. Accessed 15.03.11 
31

 ONS (2011) http://www.statistics.gov.uk/cci/nugget.asp?id=12. Accessed 15.03.11 
32

 http://www.dwp.gov.uk/docs/hwwb-baseline-indicators.pdf ; http://www.dwp.gov.uk/docs/hwwb-working-

for-a-healthier-tomorrow.pdf 

http://www.guardian.co.uk/business/economicgrowth?INTCMP=ILCNETTXT3487
http://www.statistics.gov.uk/cci/nugget.asp?id=12
http://www.dwp.gov.uk/docs/hwwb-baseline-indicators.pdf
http://www.dwp.gov.uk/docs/hwwb-working-for-a-healthier-tomorrow.pdf
http://www.dwp.gov.uk/docs/hwwb-working-for-a-healthier-tomorrow.pdf
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What is the policy context? 

PPS1: Delivering Sustainable Development (2005) stresses the importance of 
“promoting a strong, stable, and productive economy that aims to bring jobs and 
prosperity for all”. The document sets out how authorities can contribute to 
delivering sustainable economic development including recognising that economic 
development can deliver environmental and social benefits. 
 
PPS4: Planning for Sustainable Economic Growth (2009) sets the following objectives 
to promote growth that “can be sustained and is within environmental limits, but 
also enhances environmental and social welfare and avoids greater extremes in 
future economic cycles”. Two of the objectives are of particular relevance to Preston 
and Merstham: 

 build prosperous communities by improving the economic performance of 
cities, towns, regions, sub-regions and local areas, both urban and rural  

 reduce the gap in economic growth rates between regions, promoting • 

regeneration and tackling deprivation  
 
The purpose of the regional economic development plan for the South East (2006-
2016)33 is to achieve sustainable economic development in the region; the plan aims 
to do this by: 

 Pursuing and attaining sustainability is recognised as one of the major 
challenges faced by the South East 

 Through the commitment to safeguarding quality of life as a competitive 
advantage, it is specified as one of the three values defining the RES vision 

 It is fundamental to the success of both meeting the global challenge and to 
achieving each of the drivers of smart growth 

 It underpins a number of themes such as culture and rural issues 

 It forms an objective in its own right, with a focus on what the region can do 
in practical terms to reduce the ecological footprint while simultaneously 
tackling the pressing issues of security of water and energy supplies and 
reducing waste. 

 
The Government has announced that all RDAs including SEEDA will close by April 
2012. The Government published the Local Growth White Paper34 in October 2010 in 
which twenty-four local enterprise partnerships (LEP) proposals have been given the 
green light. R&BBC will become part of the ‘Coast to Capital’ LEP. The ‘Coast to 
Capital’ bid covers the whole of West Sussex, Brighton and Hove, the Gatwick 
Diamond and the London Borough of Croydon, and is formed of local authorities 
and employers. The white paper also sets out the Government’s role in empowering 
locally driven growth, encouraging business investment and promoting economic 
development. 
 

                                                 
33

 South East Economic strategy 2006-2016. http://www.seeda.co.uk/_publications/RES_2006_2016.pdf 
34

 Local growth White Paper. http://www.bis.gov.uk/news/topstories/2010/Oct/local-growth 

http://www.bis.gov.uk/news/topstories/2010/Oct/local-growth
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Draft National Planning Policy Framework (NPPF) 
 
The draft NPPF states that “Investment in business should not be over-burdened by 
the combined requirements of planning policy expectations. Planning policies 
should recognise and seek to address potential barriers to investment, including 
poor environment or any lack of infrastructure, services or housing. In drawing up 
Local Plans, local planning authorities should ensure that they: 

• set out a clear economic vision and strategy for their area which positively 
and proactively encourages sustainable economic growth 

• set criteria, or identify strategic sites, for local and inward investment to 
match the strategy and to meet anticipated requirements over the plan 
period 

• support existing business sectors, taking account of whether they are 
expanding or contracting and, where possible, identify and plan for new or 
emerging sectors likely to locate in their area. Policies should be flexible 
enough to accommodate requirements not anticipated in the plan and to 
allow a rapid response to changes in economic circumstances 

 positively plan for the location, promotion and expansion of clusters or 
networks of knowledge driven, creative or high technology industries 

 

 

What are the principle sustainability objectives that we need to consider? 

The objectives from the agreed SA framework for Reigate and Banstead are: 

18. To provide for employment opportunities. 

19. To make land available to meet the needs of the economy. 

20. To support economic growth which is inclusive, innovative and sustainable. 

What is the situation now? 

 

 Redhill experiences high rates of unemployment compared with Reigate and 
Banstead as a whole; 

 Unemployment as measured by claimants for Job Seekers’ Allowance (JSA) 
was 3.3% for Redhill West ward and 2.5% for Redhill East ward in July 2011, 
compared with only 1.8% for the borough as a whole; and 

 Redhill West and Redhill East wards now have the second and third highest 
unemployment rates (as measured by claimants for Job Seekers’ Allowance) 
of all the Reigate and Banstead wards 
 

 
 
 
 



50 
 

Retail 
 

 Redhill’s retail offer is limited, especially for comparison goods shopping 
(non-food items). There is also insufficient supermarket provision, resulting in 
poor retention of convenience goods expenditure in the town centre; 

 With the exception of the Harlequin Theatre, Redhill’s evening economy is 
very limited. The town centre currently has few restaurants, no late night 
shopping and little to attract office workers to remain in Redhill at the end of 
the business day;  

 Overall, Redhill leaks considerable local consumer expenditure to nearby 
centres and has a much weaker town centre offer than, say Crawley; and 

 Redhill suffers from a lacklustre image, with poor public perception of 
Redhill as a place and weak market perception of the town as a location in 
which to invest.  

 
Impact of the economic downturn on Redhill town centre  

The economic downturn has had three main sets of impacts on Redhill town centre, 

as follows: 

Dramatic increase in retail vacancy – the town centre retail vacancy rate was 10% in 
October 2010, compared with only 2% at the start of the recession. There are 
currently 16 vacant retail units in Redhill, with a clear concentration of vacancies in 
locations which have been hit hard by the recession – the southern end of the High 
Street; Cromwell Road; Station Road and the Station Road wing of the Belfry which 
contains nearly all of the vacant units in the shopping centre. Looking at retail 
frontage rather than units shows that Redhill has been the worst affected by the 
recession of all the borough’s town centres, with vacant frontage up from 2% in 
March 2007 to 13 % in October 2010. This is an alarming trend for the borough’s 
primary retail centre; 
 
Growth in vacant office space – the recession has depressed demand for commercial 
office space (especially lower quality refurbished space) and there is currently a 
huge over-supply in Redhill, with vacancies in buildings all over the town centre. 
There is currently a total of 20,000 square metres of vacant office space in the town 
centre, including over 4,000 square metres of vacant Grade A space in the empty 
Kingsgate House development at the key southern gateway to the town centre. The 
vacant office space is having a noticeable impact on footfall in the town centre, 
further compounding problems for Redhill’s hard-pressed retailers; and  
 
Rise in unemployment – as noted in the previous section, Redhill West and Redhill 
East wards now have the second and third highest unemployment rates (as 
measured by claimants for Job Seekers’ Allowance) of all the Reigate and Banstead 
wards. Total unemployment in Redhill has more than trebled since December 2007 
and has risen more quickly than the Great Britain average. One of the key impacts of 
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the recession is that it has resulted in the gap widening between unemployment 
rates in Redhill and the borough average. 
 
Economic activity rates 

The economic activity rate measures the proportion of people of working age who 

are economically active. It includes people who are either in employment or 

unemployed but seeking work. A very high proportion of Reigate and Banstead’s 

working age population are economically active. Between January 2010 and 

December 2010 the economic activity rate was 81.4% compared with 79.3% in the 

South East and 76.2% in Great Britain as a whole. Male and female economic activity 

rates were both higher for Reigate and Banstead over this period than for the South 

East and Great Britain as a whole. 

The economic activity rate for Redhill East ward was 85.5% in 2001 and in Redhill 

West ward it was 77.4%. This compares to 80.0% for Reigate and Banstead Borough 

and 74.0% for Great Britain as whole in 2001. 

Unemployment and other benefits  

The Job Seekers’ Allowance (JSA) claimant count stood at 1.8% of Reigate and 

Banstead’s working age population in July 2011. This compares favourably with the 

South East regional average of 2.5% and the Great Britain average of 3.8%.  The JSA 

claimants count was 3.3% for Redhill West and 2.5% for Redhill East ward in July 

2011. This is significantly higher than the Reigate and Banstead’s average of 1.8%. In 

total 325 people in Redhill West and Redhill East were claiming JSA during July 

2011, equivalent to 2.8% of the total working age population of the two wards. 

In July 2011 the majority (67.7%) of people who claimed JSA in Reigate and Banstead 

claimed for no more than six months. Just over a quarter (26.9%) of jobseekers 

claimed for over six months and up to twelve months. A total of 220 job seekers 

(13.8%) have been claiming JSA for over a year.  

Claims for other types of benefit were also low in Reigate and Banstead with just 

8.2% of residents claiming benefits in February 2011, compared with 10.6% 

regionally and 14.7% nationally. Redhill East and Redhill West wards both show a 

higher level of dependence on benefits than the borough as a whole. In February 

2011 a total of 1,175 people across the two wards were claiming benefits, equal to 

10.3% of the total working age population. 

With regard to the number of Jobcentre plus vacancies in the borough, in July 2011 

there were 3.1 JSA claimants per unfilled Jobcentre vacancy. This indicates that there 

continue to be more job seekers than jobs available in the borough. 
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Employment structure  

Job density measures the number of jobs per resident of working age population. A 

job density of 1.0 means that an area has one job for every resident of working age. 

The job density for Reigate and Banstead in 2009 was 0.76 jobs per working age 

resident, compared with 0.80 for the South East and 0.78 for Great Britain as whole. 

In terms of people whose place of employment is Reigate and Banstead the local 

economy has some distinct variations from regional and national averages, as 

follows:  

 Manufacturing accounts for a low number of jobs in the borough (4.7% of 
total jobs), particularly by regional (8.1%) and national (10.2%) standards.  

 Only 3.5% of jobs in Reigate and Banstead are in transport and 
communications compared to 5.9% regionally and 5.8% nationally. 

 Finance, IT and other business activities account for a higher than average 
proportion of jobs in the district (31.7% compared with 24.0% regionally and 
22.0% nationally).  

 Reigate and Banstead also has a relatively small proportion of the working 
population employed in the tourism industry, 6.4% compared to 8.2% 
regionally and nationally.  

 

The chart below shows that distribution of occupations for people aged 16 to 74 in 

both Redhill East and Redhill West wards in 2001. The majority of the workforce at 

this time was employed in senior, management or professional roles. 18% of the 

working age population within Redhill East and West were employed in 

management or senior official grades in 2001. This is below the regional average of 

20% but above the national average of 15%.  

Redhill East (Census 2001) 
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Redhill West (Census 2001) 

 

VAT registered businesses 

The number of VAT registrations of businesses in Reigate and Banstead was broadly 

in line with the regional and national averages in 2007.  However, the number of 

VAT deregistration during 2007 was 0.6% higher than the regional average and 0.5% 

higher than the national average. 

18%

17%

20%

16%

7%

6%

5%

4%

7%

Managers and senior officials

Professional

Associate professional &
technical
Administrative & secretarial

Skilled trades

Personal services

Sales and customer services

Process plant and machine
operatives

18%

15%

16%
15%

7%

8%

7%

5%

9%

Managers and senior officials

Professional

Associate professional & technical

Administrative & secretarial

Skilled trades

Personal services

Sales and customer services

Process plant and machine
operatives
Elementary occupations



54 
 

Earnings  

Reigate and Banstead borough has a higher than average earnings by workplace and 

by residence, as shown in the table below: 

Earnings by residence and by workplace  

Gross weekly full-

time pay in 2010 

Reigate and 

Banstead 

South East England Great Britain 

By residence £649.40 £547.80 £501.80 

By workplace £561.60 £523.70 £500.50 

 

Given the high levels of adult education in the borough and relatively low levels of 

unemployment, it is not surprising that earnings by both residence and workplace 

are higher than the regional and national average. 

At ward level, the ONS provides income estimates for households for the period 

April 2001 to March 2002. At this time the average weekly household income was 

estimated to be £630 for Redhill West ward and £740 for Redhill East. In comparison 

the average weekly income for the South East region was £660. 

Workplace Health 

A Surrey-wide Workplace Partnership is developing.  Surrey Economic Partnership 

has undertaken scoping of the business sector. There are plans to develop a 

workplace health pilot with a major Surrey company possibly Allianz. The aim is for 

Surrey businesses to sign up to the Workplace Well-being Charter which contains a 

set of standards on leadership, health and safety, mental health, smoking, physical 

activity, healthy eating and alcohol and substance misuse. 

Other initiatives include: 

 First Steps Service workplace health interventions  

 Smoke free Surrey project to raise awareness and ensure compliance with 
smokefree legislation in work vehicles in partnership with Surrey Heath BC and 
Reigate and Banstead BC 

 Surrey Eat Out Eat Well award scheme   

 Surrey PCT Health at Work group  

 Agenda topic for Surrey Economic Competitiveness Board including creating 
opportunities (e.g. apprenticeships) for targeted groups   

 

For more detail on these intiatives, please see Appendix F 
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What will be the situation without the plan? 

An Area Action Plan has been focussed on Redhill because it is thought that a more 

targeted plan can deal with the issues that are specific to Redhill within the Borough 

context. As the primary retail centre for the Borough, Redhill is not meeting 

expectations in terms of retail offer, supermarket provision, evening economy and 

image. These are issues that can be addressed through a targeted plan, specifically 

through site allocations and design policies. Without the Area Action Plan 

development policies would not address the issues specific to Redhill. An issue such 

as unemployment is not Borough wide, the AAP has the opportunity to allocate 

employment land, and improve the town’s appeal for businesses to locate to and 

invest in.  

What issues should be the focus of the appraisal? 

 Increase employment in Redhill by improving the towns appeal as a business 

location, by addressing the image of the town through design policies, green 

space, and retail provision 

 Foster employment opportunities, apprenticeships and workplace experience 

for groups for whom there will be a particular health and wellbeing gain. 

These include people in contact with secondary mental health services, those 

with long term conditions and the long term unemployed. 

 Develop Wellbeing at Work initiatives 

 Increase retail offer and supermarket provision through site allocations 

 Improve the evening economy through flexibility in town centre use classes 

(or the granting of planning permission for change of use prior to an 

application), public realm improvements (particularly lighting) and 

introducing higher levels of residential units into the town centre. 

 Use procurement and corporate citizenship tools to develop local recruitment; 

workplace health and wellbeing; local skills development and maximising 

sustainability in  supply chains 

 

 

See Appendix B for decision aiding questions for each of the SA objectives. 
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Historic Environment 
Introduction 

The historic environment is the context within which new development happens. An 

early understanding of the character and value of the historic environment prevents 

conflict and maximises the contribution historic assets can make to future economic 

growth and community well-being. Putting resources into a neighbourhood because 

of the value of what is already there, rather than labelling it as deprived, builds 

community and business confidence35. 

Rights of Way are a key component of the historic environment. Some counties such 

as Norfolk are using this historic infrastructure for its Healthy Walks Initiative 

including stop and view points to see heritage sites and also interesting glimpses of 

habitats and biodiversity.  Hertfordshire is extending rights of way into many of its 

new developments. 

What is the policy context? 

The main aim of Planning Policy Statement 536 is that the historic environment and 
its heritage assets should be conserved and enjoyed for the quality of life they bring 
to this and future generations. This document sets out the following objectives: 

 to deliver sustainable development by ensuring that policies and decisions 
concerning the historic environment: 

o recognise that heritage assets are a non-renewable resource; 
o take account of the wider social, cultural, economic and environmental 

benefits of heritage conservation; and 
o recognise that intelligently managed change may sometimes be 

necessary if heritage assets are to be maintained for the long term. 

 to conserve England’s heritage assets in a manner appropriate to their 
significance by ensuring that: 

o decisions are based on the nature, extent and level of that significance, 
investigated to a degree proportionate to the importance of the 
heritage asset; 

o wherever possible, heritage assets are put to an appropriate and viable 
use that is consistent with their conservation; 

o the positive contribution of such heritage assets to local character and 
sense of place is recognised and valued; and 

o consideration of the historic environment is integrated into planning 
policies, promoting place-shaping. 

 to contribute to our knowledge and understanding of our past by ensuring 
that opportunities are taken to capture evidence from the historic 

                                                 
35

 English Heritage (2008) Historic Environment Local Management. 

http://www.helm.org.uk/server/show/nav.19587 Accessed 18.03.11 
36

 PPS5 Planning for the Historic Environment. March 2010. 

http://www.communities.gov.uk/publications/planningandbuilding/pps5  Accessed 22.03.11 

http://www.helm.org.uk/server/show/nav.19587
http://www.communities.gov.uk/publications/planningandbuilding/pps5
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environment and to make this publicly available, particularly where a 
heritage asset is to be lost. 

 
Draft National Planning Policy Framework (NPPF) 

The Government’s objective outlined in the draft NPPF is that the historic 
environment and its heritage assets should be conserved and enjoyed for the 
quality of life they bring to this and future generations. To achieve this, the 
Government’s objectives for planning for the historic environment are to: 

• conserve heritage assets in a manner appropriate to their significance; and 

• contribute to our knowledge and understanding of our past by capturing 
evidence from the historic environment and making this publicly available, 
particularly where a heritage asset is to be lost. 

 

What are the principle sustainability objectives that we need to consider? 

The objectives from the agreed SA framework for Reigate and Banstead are: 

14. To protect and enhance the natural, archaeological and historic environments 

and cultural assets. 

What is the situation now? 

There are a number of Grade 2 listed buildings, and locally listed buildings in the 

plan area; these can be seen in the table below. 

ADDRESS Grade 

Warwick House,106 – 112 Ladbroke Road,Redhill,Surrey,RH1 1LB, Local list 

Chilmead Farm,Cormongers Lane,Redhill,Surrey,RH1 4ER, Grade 2 

Warwick Lodge,42 Linkfield Lane,Redhill,Surrey,RH1 1DP, Grade 2 

26C Linkfield Lane,Redhill,Surrey,RH1 1JJ Local list 

Lloyds Tsb,1 London Road,Redhill,Surrey,RH1 1ND, Local list 

British Embassy Rock Club,Station Road,Redhill,Surrey,RH1 1NZ, Local list 

Mile Post,London Road,Redhill,Surrey,, Local list 

Battlebridge House,26 Subrosa Drive,Merstham,Surrey,RH1 3LN, Grade 2 

Finger Post,Gatton Road,Reigate,Surrey,, Local list 

Greensand Wall To South Of 21 & 22 The Frenches,Redhill,Surrey,RH1 2HF Local list 

Barn To South Of Chilmead Farmhouse,Chilmead Lane,Redhill,Surrey,, Grade 2 curtilage 

Wall Of Chilmead Farm,Chilmead Lane,Redhill,Surrey,, Grade 2 curtilage 

36 To 40 (Evens) Linkfield Lane,Redhill,Surrey,RH1 1DU, Grade 2 

Denmark Lodge,9 Batts Hill,Redhill,Surrey,RH1 1DS, Local list 

2 – 12 (evens) ,High Street & ,Marlebone House ,Marketfield 
Road,Redhill,Surrey,RH1 1RH, 

Local list 

Chart Cottage East,Nutfield Road,Redhill,Surrey,RH1 4BA Grade 2 

Chart Lodge,Nutfield Road,Redhill,Surrey,RH1 4BA Grade 2 

Patteson Court,Nutfield Road,Redhill,Surrey,RH1 4ED, Local list 

Home Cottage,Fullerswood Lane,Redhill,Surrey,RH1 4EF Local list 
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Longmead Adult Education Centre,Holland Close,Redhill,Surrey,RH1 1HT Local list 

45 And 47 Upper Bridge Road,Redhill,Surrey,RH1 6DE Local list 

Horse Trough,Brighton Road,Redhill,Surrey,, Local list 

66 Batts Hill,Reigate,Surrey,RH2 0LQ, Grade 2 star 

Granary Attached To 66 Batts Hill,Reigate,Surrey,RH2 0LQ, Grade 2 star 
curtilage 

82 84 London Road,Redhill,Surrey,RH1 2JP Grade 2 

Greensand Wall To South Of 23 & 24 The Frenches,Redhill,Surrey,RH1 2HF Local list 

32 Linkfield Lane,Redhill,Surrey,RH1 1EA Local list 

Redhill Railway Station,Princess Way,Redhill,Surrey,RH1 1RB, Local list 

Hurst Cottage,Nutfield Road,Redhill,Surrey,RH1 4BA Grade 2 curtilage 

49 Upper Bridge Road,Redhill,Surrey,RH1 6DE Local list 

Stonecroft,69 Station Road,Redhill,Surrey,RH1 1EY, Local list 

Merrick House,12 Cavendish Road,Redhill,Surrey,, Local list 

Lakers Hotel,2 Redstone Hill,Redhill,Surrey,RH1 4BL, Local list 

Redstone Wood Cottage,Philanthropic Road,Redhill,Surrey,RH1 4DF Local list 

39 – 49A ,Including 39 And 41 As Missing Part Of Terrace,Station 
Road,Redhill,Surrey,RH1 1QH, 

Local list 

66 Batts Hill,Reigate,Surrey,RH2 0LQ, Grade star 
curtilage 

Southlands Rest Home,7 Linkfield Lane,Redhill,Surrey,RH1 1JF, Local list 

St Bedes Annexe,Frenches Road,Redhill,Surrey,RH1 2HP, Grade 2 

Red Lion Public House,48 Linkfield Lane,Redhill,Surrey,RH1 1DP, Local list 

Warwick Lodge,42 Linkfield Lane,Redhill,Surrey,RH1 1DP, Grade 2 curtilage 

35 Linkfield Lane,Redhill,Surrey,RH1 1JH Local list 

45 And 47 Cavendish Road,Redhill,Surrey,RH1 4AL Grade 2 

10 Hooley Lane,Redhill,Surrey,RH1 6ET Grade 2 

The Curriculum And Assessment Centre,St Bedes Annexe,Frenches 
Road,Redhill,Surrey,RH1 2HP, 

Grade 2 

25 Station Road,Redhill,Surrey,RH1 1QH, Local list 

10, 11 & 12 Wraylands Drive,Reigate,Surrey,RH2 0LG Local list 

62 and 64 Batts Hill,Reigate,Surrey,RH2 0LQ, Grade 2 star 
curtilage 

Greensand Wall South Of 20 The Frenches,Redhill,Surrey,RH1 2HF Local list 

162 & 164 Station Road,Redhill,Surrey,RH1 1HF, Local list 

St Matthews Church,Station Road,Redhill,Surrey,RH1 1DL, Local list 

9 Ridgeway Road,Redhill,Surrey,RH1 6PQ Local list 

10 Cavendish Road,Redhill,Surrey,RH1 4AE Local list 

16 - 34 (evens) Station Road,Redhill,Surrey,RH1 1PD, Local list 

27 - 35 Station Road,Redhill,Surrey,RH1 1QH, Local list 

Territorial Army Centre,Linkfield House,3 Batts Hill,Redhill,Surrey,RH1 1DS, Local list 

The Stables,26A & 26B Linkfield Lane,Redhill,Surrey,RH1 1JJ, Local list 

Hillary House,Warwick Road,Redhill,Surrey,RH1 1BX Local list 

The Stables,26A 26B & 26C Linkfield Lane,Redhill,Surrey,RH1 1JJ, Local list 

O’Neils Pub,1 High Street,Redhill,Surrey,RH1 1RD, Local list 
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Redhill Chambers,2D High Street,Redhill,Surrey,, Local list 

Baptist Chapel,37 Station Road,Redhill,Surrey,RH1 1QH, Grade 2 

51 Upper Bridge Road,Redhill,Surrey,RH1 6DE Local list 

Pond,The Frenches,Redhill,Surrey,, Local list 

Greensand Wall To South Of 25 & 26 The Frenches,Redhill,Surrey,RH1 2HF Local list 

The Curriculum And Assessment Centre,St Bedes Annexe,Frenches 
Road,Redhill,Surrey,RH1 2HP, 

Grade 2 

Summerhill,79 Station Road,Redhill,Surrey,RH1 1DL, Local list 

118 Garlands Road,Redhill,Surrey,RH1 6NZ Local list 

147 Brighton Road,Redhill,Surrey,RH1 6PS, Local list 

41  And 43 Upper Bridge Road,Redhill,Surrey,RH1 6DE Local list 
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The following map shows the buildings in relation to the plan area. 
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There are listed buildings in the plan area and care will need to be taken to protect 

not only the building but the surrounding context of the building. Building design 

and public realm improvements can make a feature of the historic architecture that is 

present. 

 

What will be the situation without the plan? 

The historic buildings within the plan area are protected by their listed building 

status. The plan could enhance the historic buildings through sensitive design, and 

creating complimentary surrounding areas.  

What issues should be the focus of the appraisal? 

 Any significant site allocations adjacent or close to a listed building. 

 Extend the rights of way infrastructure into new developments 

 Creation of an environment that may qualify for future listed status. 

 

See Appendix B for decision aiding questions for each of the SA objectives. 
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Housing 
Introduction 

Good quality housing has many benefits; it improves social well being and quality of 

life, often via public health benefits.  Research shows the links between housing 

quality, better welfare and reduced costs to society37.  Where roads are lined with 

trees and housing development includes green infrastructure people will be more 

active and walk about more. Housing development should be supported by the 

provision of water and sewerage infrastructure to service development.     

 

Housing can help foster communities by design that facilitates interaction between 

people, enables activities and meetings for all age groups and provides an 

environment in which people enjoy walking about, and have easy access to play 

space and recreation. 

 
What is the policy context? 

The Department for Communities and Local Government is the government 

department responsible for developing government housing policy in England. 

Their aims are to: 

 Increase the number of houses available to buy and rent, including affordable 

housing  

 Improve the flexibility of social housing (increasing mobility and choice) and 

promote homeownership  

 Protect the vulnerable and disadvantaged by tackling homelessness and 

support people to stay in their homes  

 Make sure that homes are of high quality and sustainable.  

 Ensure quality play space is available nearby 

The Government proposes to return decision-making powers on housing and 

planning to local communities, and in its drive for localism it will allow them to 

protect the character of their neighbourhoods. The aim is for local people deciding 

where best to build the new homes and the local facilities they know are necessary to 

make their communities successful. The Government are offering financial 

incentives to communities who build new homes. 

The Government has also introduced changes to social housing provision, including 

the introduction of ‘affordable rent’ housing, with the aim of making sure that public 

                                                 
37

 CABE (2010) 

http://webarchive.nationalarchives.gov.uk/20110118095356/http:/www.cabe.org.uk/articles/why-we-need-

standards-for-housing-design  

http://webarchive.nationalarchives.gov.uk/20110118095356/http:/www.cabe.org.uk/articles/why-we-need-standards-for-housing-design
http://webarchive.nationalarchives.gov.uk/20110118095356/http:/www.cabe.org.uk/articles/why-we-need-standards-for-housing-design
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investment in social housing is properly targeted at the most in need. Building more 

affordable housing is necessary along with measures to make it easier for social 

tenants to move for work or if their needs change, their family grows or their 

children leave home. 

Planning Policy Statement 3 (PPS3): Housing38 aims to ensure that the planning 

system delivers a ‘sufficient quantity of housing taking into account need and 

demand and seeking to improve choice’. PPS3, like PPS1: Sustainable Development39 

emphasises the need to provide affordable housing. 

Draft National Planning Policy Framework (NPPF) 
 
The Government’s key housing objective is to increase significantly the delivery of 
new homes. This means:  

 increasing the supply of housing 

 delivering a wide choice of high quality homes that people want and need 

 widening opportunities for home ownership; and 

 creating sustainable, inclusive and mixed communities, including through the 
regeneration and renewal of areas of poor housing. 

What are the principle sustainability objectives that we need to consider? 

The objectives from the agreed SA framework for Reigate and Banstead are: 

1. To provide sufficient housing to enable people to live in a home suitable to their 

needs and which they can afford. 

2. To facilitate the health and wellbeing of the whole population. 

7. To make best use of previously development land and existing buildings. 

What is the situation now? 

 Redhill West ward has a relatively low proportion of owner occupation 
(65.8%) compared with Redhill East ward (75.6%) and the borough as a whole 
(78.8%);  

 This reflects the fact that Redhill West ward includes a number of local areas 
with concentration of social rented housing, including the Cromwell Road 
Estate in the town centre and the Timperley Gardens Estate to the north west 
of Redhill town centre; and 

 There is currently a limited choice of housing in the town centre, although the 
available choice has been broadened recently with the completion of the 126 
unit Nobel House development on Queensway.   

                                                 
38

 PPS3 June 2010 http://www.communities.gov.uk/publications/planningandbuilding/pps3housing  
39

 PPS1Delivering Sustainable Development (2005) 

http://www.communities.gov.uk/publications/planningandbuilding/planningpolicystatement1 

http://www.communities.gov.uk/publications/planningandbuilding/pps3housing
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The table below sets out the housing tenure mix for the borough and the wards of 

Redhill West and Redhill East. The level of owner occupation is considerably higher 

in Redhill East than Redhill West – this is due to the high level of rented housing 

association, local authority and social landlord accommodation in Redhill West. 

 

Housing tenure mix for Redhill East and West wards (2001) 

 

Redhill 

West 

Redhill 

East 

Reigate and 

Banstead 

South 

East 

Owner occupied: Owns outright 27.0% 26.0% 33.1% 31.3%  

Owner occupied: Owns with a mortgage/ loan 37.8% 49.2% 45.1% 41.9% 

Owner occupied: Shared ownership 1.0% 0.4% 0.6% 0.8% 

Rented from: Council (local authority) 20.0% 3.1% 9.8% 7.4% 

Rented from: Housing Association /  

Registered Social Landlord 4.6% 2.2% 2.7% 6.6% 

Rented from: Private landlord or letting agency 7.8% 17.0% 6.8% 8.8% 

Rented from: Other 1.9% 2.0% 1.9% 3.3% 

 

Vacant dwellings 

According to data published by the Department for Communities and Local 

Government, the number of vacant dwellings in Reigate and Banstead has been 

decreasing. In 2004 there were 1,570 empty homes and this has decreased by 15% to 

1,344 in 2010. 

The number of long-term empty homes, which have been unoccupied and 

substantially unfurnished for over six months, has also been decreasing.  In 2004 

there were 674 long term empty homes in the borough and in 2010 there were only 

419. 

House prices and housing affordability 

According to Land Registry data tabulated by the Department for Communities and 

Local Government, median house prices in Reigate and Banstead borough rose from 

£144,250 in 2001 to £285,000 in 2010. The table below illustrates the growth in house 

prices in the borough over the last decade compared to the South East average. 
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Figure 6 – Median house prices for 2000 to 2011 

 

 

Lower quartile house prices in Reigate and Banstead borough rose from £104,692 in 

2000 to £206,125 in 2010. This trend is consistent with the increase in house prices 

across the South East over the past decade. 

There are acute problems associated with housing affordability in Reigate and 

Banstead. The ratio of lower quartile house prices to lower quartile income in the 

borough has risen from 6.06 in 2000 to 9.71 in 2010. This is more severe than in the 

South east as a whole where the ratio was only 8.51 in 2010 

The increasing house prices in Reigate and Banstead will affect the affordability of 

owner occupied housing and the proportion of the population who can afford this 

option is likely to decrease. As a result there will be increased demand for 

intermediate housing, private rented accommodation and social rented housing. 

What will be the situation without the plan? 

There is a continuing trend in the reduction in housing affordability in the South 

East, including Reigate and Banstead. There is a need for more affordable housing 

throughout the region, including Reigate and Banstead, this would especially benefit 

areas such as Redhill West where there are low numbers of owner occupiers. The 

RAAP has the opportunity to guide the provision of the right types of housing in 

sustainable locations (close to public transport, retail, leisure, taking account of flood 

risk).  
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What issues should be the focus of the appraisal? 

There is a need to: 

 Increase the quantity of affordable housing 

 Provision of the correct types of housing according to need 

 Location of housing according to sequential test (flood risk), and accessibility 

 Ensure infrastructure needs are consistent with quantity of housing planned 

for plan area 

 Ensure green infrastructure, playspace/recreation and interaction by design 

to foster communities not just a collection of homes. 

See Appendix B for decision aiding questions for each of the SA objectives. 
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APPENDIX A: Checklist of how the requirements of the SEA Directive 

have been met 

 

Table 1. Meeting the requirement of the SEA Directive 

REQUIREMENT of SEA DIRECTIVE SECTION OF 

REPORT  

(a) An outline of the contents, main objectives of the plan 

or programme and relationship with other relevant 

plans and programmes  

Will be covered in 

SA report 

(b) The relevant aspects of the current state of the 

environment and the likely evolution thereof without 

implementation of the plan or programme  

Scoping report 

(c) The environmental characteristics of areas likely to be 

significantly affected  

Scoping report 

(d) Any existing environmental problems which are 

relevant to the plan or programme including, in 

particular, those relating to any areas of a particular 

environmental importance, such as areas designated 

pursuant to Directives 79/409/EEC and 92/43/EEC  

Scoping report 

(e) The environmental protection objectives, established at 

international, Community or Member State level, 

which are relevant to the plan or programme and the 

way those objectives and any environmental 

considerations have been taken into account during its 

preparation  

Scoping report 

(f) The likely significant effects on the environment, 

including on issues such as biodiversity, population, 

human health, fauna, flora, soil, water, air, climatic 

factors, material assets, cultural heritage including 

architectural and archaeological heritage, landscape 

and the interrelationship between the above factors  

Will be covered in 

SA report 

(g) The measures envisaged to prevent, reduce and as 

fully as possible offset any significant adverse effects 

Will be covered in 

SA report 
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on the environment of implementing the plan or 

programme 

(h) An outline of the reasons for selecting the alternatives 

dealt with, and a description of how the assessment 

was undertaken including any difficulties (such as 

technical deficiencies or lack of know-how) 

encountered in compiling the required information  

Will be covered in 

SA report 

(i) A description of the measures envisaged concerning 

monitoring in accordance with Article 10  

Will be covered in 

SA report 

(j) A non-technical summary of the information provided 

under the above headings  

Will be covered in 

SA report 
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Appendix B Sustainability Objectives and Decision Aiding 

Questions 

Objective  Decision Aiding Questions 

(likely significant issues for RAAP) 

1  To provide sufficient housing to 

enable people to live in a home 

suitable to their needs and which they 

can afford. 

Will the option increase the supply 

of affordable housing? 

Will the option increase the amount 

housing determined by need? 

Dies the plan include infrastructure 

requirements to support the level of 

housing? 

2  To facilitate the improved health and 

wellbeing of the whole population 

Will the option ensure good access 

to open space? 

Will the option enhance access to 

and quality of recreation? 

Will the option reduce health 

inequalities? 

Will the option improve poverty 

and unemployment through 

provision of jobs and business? 

3  To reduce poverty and social 

exclusion.  

Will the option reduce poverty and 

unemployment through provision 

of jobs and business? 

 

4  To create and maintain safer and more 

secure communities.  

Will the option improve crime 

levels? 

Will the option improve fear of 

crime? 

5  Minimise the harm from flooding.  Will development increase the risk 

of flooding? 
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Will the option avoid development 

in areas of flood risk?  

Will the option deliver 

improvement to surface water 

management?  

6 To improve accessibility to all services 

and facilities 

Will the option improve equitable 

access to facilities and services? 

 

Also see SA objective 3 (a & b) 

7  To make the best use of previously 

developed land and existing 

buildings.  

No significant issues identified. 

 

8  To reduce land contamination and 

safeguard soil quality and quantity.  

No significant issues identified. 

 

9  To ensure air quality continues to 

improve. 

Will the option help improve air 

quality? 

Will the option support specific 

actions in designated AQMAs? 

Will the option minimise exposure 

to air pollution? 

10 To reduce noise pollution. Will the option help lessen noise 

pollution? 

 

11 To reduce light pollution. Will the option help lessen an 

increase in light pollution? 

12 To maintain and improve the water 

quality of the region’s rivers and 

groundwater. 

Will the option maintain and 

improve the water quality of the 

Redhill Brook? 

13  To conserve and enhance biodiversity 

within the plan area.  

Will the option continue to protect 

formally designated areas of nature 

conservation? 
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Will the option create more 

habitats? 

Will the option prevent 

fragmentation, and increase 

connectivity, of habitats? 

Will the option enhance urban 

biodiversity? 

Will the option take account of the 

effects of climate change on 

biodiversity? 

Will the option secure enhancement 

in biodiversity in all new 

development? 

Will the option address the barrier 

to biodiversity created by the town 

and lack of green space within? 

14  To protect, enhance the natural, 

archaeological, historic environments 

and cultural assets. 

Will the option avoid adverse 

impacts on important landscapes? 

Will the option enhance the local 

character? 

Will the option continue to protect 

and/or enhance the Borough’s 

cultural assets? 

Will the option improve equitable 

access to the Borough’s cultural 

assets? 

15  To reduce road congestion and the 

need to travel. 

Will the option reduce the need to 

travel? 

Will the option improve access by 

walking/cycling? 

Will the option improve access by 

public transport? 
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Will the option encourage mixed-

use development? 

16  To reduce greenhouse gases.  Will the option reduce the quantity 

of greenhouse gases released into 

the atmosphere? 

17 To ensure the Borough is prepared for 

the impacts of climate change. 

Will the option help in protecting 

the community from the extremes of 

climate change? 

Will the option reduce the 

opportunity to adapt in the future? 

Will the option reduce the risk of 

flooding to the development? 

See SA Obj 5 and 13 

18 To provide for employment 

opportunities. 

Will the option encourage jobs 

accessible to local residents? 

19 To make land available to meet the 

needs of the economy. 

Will the option allow the growth of 

the economy in Redhill? 

20  To support economic growth that is 

inclusive, innovative and sustainable. 

Will the option enhance the vitality 

viability of the town centre? 

Will the option enhance the 

attractiveness of Redhill to new 

business and investment? 

21 To achieve sustainable production and 

use of resources. 

Will the option encourage 

sustainable construction? 

Will the option lessen the use of 

resources, either by reduction, or re-

use? 

Will the option help stabilise the 

Borough’s ecological footprint? 

Will the option encourage water 

efficiency?  
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22  To increase energy efficiency in new 

and existing development. 

Will the option improve energy 

efficiency? 

Will the option support de-

centralised energy generation? 

Will the option support the 

development of CHP? 

23  To increase the production and use of 

renewable energy. 

Will the option facilitate the 

generation/use of renewable 

energy? 
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APPENDIX C Other plans, programmes and strategies influencing the context of 

SA and the formation of the sustainability objectives 

List of relevant policies, plans and programmes influencing the LDF 

International 

The Johannesburg Declaration on Sustainable Development 

European Spatial Development Perspective (97/150/EC) 

European Habitats Directive (Special Areas of Conservation (SACs)) (92/43/EEC) 

European Birds Directive (79/409/EEC) 

European Nitrates Directive 

European Air Quality Directive (2008) 

European Water Framework Directive (2000/60/EC) 

European Waste Framework Directive (2005) 

European Environmental Impact Assessment Directive (97/11/EC) 

European Strategic Environmental Assessment Directive (2001/42/EC) 

European Energy Performance of Buildings Directive (2002/91/EC) 

European Noise Directive (2001/14/EC) 

European Convention on the Protection of Archaeological Heritage (Valetta 

Convention) (2001) 

Aarhus Convention 1998 (UN Economic Commission for Europe (UNECE) 

Convention on Access to Information, Public Participation in Decision-Making and 

Access to Justice in Environmental Matters 

Sixth Environmental Action Programme for the European Community (2002-2012) 

Kyoto Protocol on Climate Change (2002) 

United Nations Convention on Human Rights 

European Landscape Convention (Florence Convention 2000) 

The Water Framework Directive and Planning, Initial Advice to Planning 
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List of relevant policies, plans and programmes influencing the LDF 

Authorities in England and Wales (2006) 

European Waste Framework Directive 75/442/EEC on waste, amended by Council 

Directive 2006/12/EC 

European Sustainable Development Strategy (renewed 2006) (2007 first progress 

report available) 

National – Plans and Strategies 

Securing The Future - UK Sustainable Development Strategy (March 2005) 

Sustainable Communities Plan: Building for the Future  

Rural White Paper (2000) – Our Countryside: The Future  

UK Biodiversity Action Plan (1994) 

Working with the grain of nature: A Biodiversity Strategy for England (October 

2002) 

Rural Strategy (2004) 

Farming and Food Strategy 

Energy White Paper (May 2007) 

National Air Quality Strategy (2008) 

Aviation White Paper – The Future of Air Transport 

10 Year Transport Plan (2000) 

White Paper on the Future of Transport: a network for 2030 (July 2004) 

UK Climate Change Programme (2006) 

Conservation of Habitats and Species Regulations (2010) 

Water Act 2003 

Making the Past Part of our Future – English Heritage Strategy 2005-2010 

Code for Sustainable Homes: Setting the Standard in Sustainability for New Homes 

(Feb 2008) 

Code for Sustainable Homes : Building A Greener Future – Towards Zero Carbon 
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List of relevant policies, plans and programmes influencing the LDF 

Development 

Environmental Quality and Spatial Policy: Incorporating the natural, built and 

historic environment and rural issues in plans and strategies (2005)  

Safer Places – The planning System and Crime Prevention (CLG 2004) 

Strategic Environmental Assessment and Biodiversity: Guidance for practitioners 

(June 2004) 

UK Renewable Energy Strategy (2009) 

Planning & Energy Act (2008) 

Climate Change Act (2008) 

Civil Aviation Act (2006) 

Waste Strategy for England and Wales (revised 2007) 

The Historic Environment: A Force for our Future (2001) (May have been 

superseded – R&B to check)  

Sport England Strategy - grow, sustain, excel (2008 – 2011) 

NICE Guidance PH8 – Physical activity and the environment (2010) 

NICE Guidance PH25 – Prevention of cardiovascular disease (2010) 

White Paper Healthy Lives, Healthy People: Our strategy for public health in 

England (2011) 

Be Active Be Healthy.  A plan for getting the nation moving (2009) 

National – Planning Policy Statements and Guidance and Circulars 

Draft National Planning Policy Framework (July 2011) 

Planning Policy Statement 1: Delivering Sustainable Development (2005) 

Planning and Climate Change (supplement to PPS1) (Dec 2007) 

Planning Policy Guidance Note 2: Green Belts (1995) 

Planning Policy Statement 3: Housing (2006) 
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List of relevant policies, plans and programmes influencing the LDF 

Planning Policy Statement 4:Planning for Sustainable Economic Growth (2009)  

Planning Policy Statement 5: Planning for the Historic Environment 

Planning Policy Statement 7: Sustainable Development in Rural Areas (2004) 

Planning Policy Guidance Note 8: Telecommunications (2001) 

Planning Policy Statement 9: Biodiversity and Geological Conservation (new 

consultation out)  

Consultation paper on a new Planning Policy Statement: Planning for a Natural and 

Healthy Environment 

Planning Policy Statement10: Planning for Sustainable Waste Management  

Planning Policy Statement 12: Local Spatial Planning (2008)  

Planning Policy Guidance Note 13: Transport (2001) 

Planning Policy Guidance Note 14: Development on Unstable Land 

Planning Policy Guidance Note 17: Planning for Open Space, Sport and Recreation 

(2003) and Companion Guide: Assessing Needs and Opportunities 

Planning Policy Guidance Note 18: Enforcing Planning Control (1991) 

Planning Policy Guidance Note 19: Outdoor Advertisement Control (1992) 

Planning Policy Statement 22: Renewable Energy (2004)  

Planning Policy Statement 23: Planning and Pollution Control (2004) 

Planning Policy Guidance Note 24: Planning and Noise (1994) 

Planning Policy Statement 25: Development and Flood Risk 

Circular 01/06 – Planning for Gypsy and Traveller Caravan Sites 

Circular 04/07 – Planning for Travelling Showpeople 

Circular 5/05 Planning Obligations  

Circular 06/2005 Biodiversity and Geological Conservation  

Consultation on a Planning Policy Statement: Planning for a Low Carbon Future in a 
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List of relevant policies, plans and programmes influencing the LDF 

Changing Climate  

Sport England Strategy - grow, sustain, excel (2008 – 2011) 

White Paper: Our Towns and Cities: The Future (2000) 

The Wildlife and Countryside Act (1981) 

Good Practice Guide on Tourism (2006)  

Regional and Sub Regional 

South East Plan (May 2009) 

South East Plan Partial Review – Provision for Gypsies, Travellers and Travelling 

Showpeople – Policy H7 (June 2009) 

Regional Transport Strategy (2004) 

Regional Housing Strategy (2006) 

Regional Economic Strategy (2006-2016) 

Regional Waste Strategy (2004)  (It may have been absorbed into SE Plan – TDC to 

investigate)  

Regional Strategy for Energy Efficiency and Renewable Energy (2004) 

South East Regional Sustainability Framework (May 2008) 

Social Inclusion Statement (SEERA and Partners, 2002) 

The Cultural Cornerstone: A Strategy for the development of cultural activity and its 

benefits in the South East (June 2001) 

The Cultural Agenda: realising the cultural strategy of the South East (November 

2002) 

Gatwick Diamond Local Strategic Statement (draft) 

South East Biodiversity Strategy (SEBS) 

Catchment Flood Management Plan                    (THAMES)  

Regional Housing Strategy (2008-2011) 
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List of relevant policies, plans and programmes influencing the LDF 

London Spatial Development Strategy 2004 

Get Active South East 2008 – 2012 Framework for Physical Activity 

County  

Surrey Waste Plan 2008 

Surrey Minerals Local Plan 1993 

Surrey Minerals Plan – Preferred Option 2008  

Surrey Local Transport Plan – LTP3 (January 2011) 

Surrey Strategic Partnership Plan 2009-2020 – Standing up for Surrey (draft Oct 2009) 

Surrey Hills Area of Outstanding Beauty Management Plan 2009 

Surrey Hills Area of Great Landscape Value Review 2007 

Surrey Economic Development Action Plan (1999) 

Surrey Education Service Strategy 

Surrey Education Organisation Plan 2010-2019 

Surrey’s Medium Term Strategy for Adults and Community Care 

Surrey Biodiversity Action Plan (1999)   

Surrey Cultural Strategy: Taking Part in Surrey (2008-2011) 

Surrey Local Government Association Key Worker Strategy – Housing to underpin 

economic success 

Surrey Economic Partnership (SEP) Economic Strategy 

Surrey Heritage Strategy (2001) 

Surrey Rural Strategy 

Surrey Sport and Physical Activity Strategy 2011 – 2015 

Parking Strategy for Surrey (2003) 

Surrey Crime and Disorder Reduction Strategy 2005 – 2008 
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List of relevant policies, plans and programmes influencing the LDF 

Surrey Design – A Strategic Guide for a Quality Built Environment (2001) 

Future of Surrey’s Landscape & Woodlands (1997)  

Draft Surrey Rural Strategy 2010-2015 

Surrey Local Transport Plan – Annual Progress Report (2007) 

Surrey Road Safety Strategy 2008 – 2011 

Local 

East Surrey Housing Strategy 2009-2013 

Extra Care Housing Strategy for Mid Surrey (2005) 

East Surrey Rural Transport Partnership Action Plan 

Gatwick Airport Master Plan (2005) 

NHS Surrey One Plan: 2011 - 2015  

NHS Surrey Annual Report 2010 - 2011 

Housing Infrastructure Thematic Board 

Surrey Joint Strategic Needs Assessment (2011) 
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Appendix D. Map showing Redhill East and West Wards 

 

  



Appendix E. Table showing Redhill GP Practices QOF Didease Prevalences for Gresytone, Hawthorns and Woodlands: 2009 – 2010 and 2010 - 2011 

*Based on Exeter list sizes at 01 Jan   *Raw prevalence per 1000 population 
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Appendix F: Workplace Health Initiatives 

 (following from Workplace Health section in main document) 

 

1) First Steps Service   has delivered briefing/training sessions to local authority and 
NHS staff at various locations e.g. primary care, education, community. The aim 
is to offer these sessions to small and medium sized employers prioritizing 
occupations with higher suicide risk. First Steps is also developing work with Job 
Centres targeting unemployed/ economic downturn affected people and people 
with disabilities. The Service provides web based information on mental health 
for both employers and employees and work stress has been included on the 
Emotions Gym programme.   
    

Smokefree Surrey  Surrey Heath BC and Reigate and Banstead BC are conducting a 
joint project to raise awareness and ensure compliance with smokefree legislation 
in work vehicles. Whilst compliance in workplaces is high Surrey Heath BC 
receives regular complaints from members of the public who have seen persons 
smoking in work vehicles and there is anecdotal reports from environmental 
officers that smoking in work vehicles is high. The aim of the project is to raise 
awareness that the smokefree legislation extends to work vehicles and improve 
compliance rates in both areas. Certain workplaces, such as taxi firms, routine 
and manual occupations will be targeted.  This will provide the opportunity to 
raise workplace health and also work with partners in the Police and Primary 
Care Trust. 

 

 

Surrey Eat Out Eat Well (EOEW) Award scheme has been developed in partnership by 
Surrey Trading Standards, all borough/district environment health departments, 
NHS Surrey, GOSE and University of Surrey. The EOEW award scheme aims to 
reward caterers who make it easier for their customers to make healthier choices 
when eating out. The scheme is open to all catering establishments including 
workplace restaurants and eateries such as sandwich bars, cafes, pubs, etc where 
people are buying workday lunches on a regular basis. Establishments have to be 
broadly compliant for food safety and food standards before undertaking a 
nutritional assessment. An accredited nutrition course is offered to caterers to 
enable them to achieve a gold standard award. 

 

Surrey PCT Health at Work group has developed workplace health action plans for 
both the commissioning and provider arms of Surrey PCT.  Current actions 
include providing staff MOT health clinics and promotion of physical activity e.g. 
organising healthy walks and subsided gym membership.  
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