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1. Introduction 
 
1.1 The European Directive (92/43/EEC) on the Conservation of Natural Habitats and Wild 

Flora and Fauna (the ‘Habitats Directive’) sets out the means to protect habitats and 
species of European importance through the establishment and conservation of a 
network of sites known as ‘Natura 2000’ sites1.  Habitats Regulations Assessment  
(HRA) is required of land use plans under this Directive, as transposed into UK Law by 
the Conservation of Habitats and Species Regulations (the Habitats Regulations) 
2010. The purpose of the HRA is to assess the implications of a plan, either 
individually, or in combination with other plans or projects, on these Natura 2000 sites. 
In normal circumstances, a land use plan can be brought into effect only after having 
ascertained that it will not adversely affect the integrity of a Natura 2000 site.  This 
may mean taking measures to avoid adverse impacts, including finding alternative 
options, as part of the plan-making process. 

 
1.2 This short note summarises the HRA that has been undertaken on the Reigate & 

Banstead Core Strategy. It should be read in conjunction with the more detailed HRA 
reports that have been prepared by the Council, particularly the February 2012 and 
December 2012 reports (see Table 1). 

 
 
2. Stages of plan production and links to HRA preparation 
 
2.1 Developing the Core Strategy and the HRA has been an iterative process. The HRA 

has comprised 2 main stages, the Screening Assessment and the Appropriate 
Assessment, which have been updated as development of the Core Strategy has 
progressed. At each stage of the HRA process, RBBC has taken on board comments 
received from Natural England (NE) (the statutory consultation body). Figure 1 
summarises the process. 

 
Figure 1: HRA and stages of plan preparation 
Stage of plan preparation HRA Stage Comments# 

Core Strategy/Redhill AAP 
Issues & Options (Nov 2005) 

n/a 

Preferred Options (May 2006) n/a 

Revised Preferred Options 
(July 2008) 

Initial Screening 
Assessment (April 2007) 
Appropriate Assessment 
(March 2008) 

NE response to Screening (June 2007) 
NE response to AA (April 2008) 

Core Strategy Submission 
March 2009 

HRA Appropriate 
Assessment (Nov 2008) 

Screening Assessment reviewed  
Appropriate Assessment updated. 
NE response (Nov 2008) 

Core Strategy Suggested 
Modifications (August 2009) 

Revised Appropriate 
Assessment (incorporating 
Suggested Modifications) 
(Aug 2009) 

Increase in housing numbers 
proposed. 
Screening Assessment reviewed. 
Appropriate Assessment updated.  
NE response (July 2009) 

Core Strategy Proposed 
Changes (July 2010) 

n/a 

Core Strategy Outstanding 
Issues (Sept 2011) 

n/a 

Core Strategy Publication 
March 2012 

HRA Appropriate 
Assessment Stage (Feb 
2012) 

Screening Assessment reviewed. 
Appropriate Assessment updated. 
NE response (Feb 2012) 

Core Strategy Further 
Amendments Consultation 

Habitats Regulations 
Assessment of Core 

Inclusion of areas of search for urban 
extensions 

                                                 
1
 Natura 2000 sites include Ramsar sites, Special Areas of Conservation (SAC) and Special Protection 

Areas (SPA) 

http://www.reigate-banstead.gov.uk/Images/Revised%20AA%20of%20Core%20Strategy%2012%20August%202009_tcm9-37311.pdf
http://www.reigate-banstead.gov.uk/Images/Revised%20AA%20of%20Core%20Strategy%2012%20August%202009_tcm9-37311.pdf
http://www.reigate-banstead.gov.uk/Images/Revised%20AA%20of%20Core%20Strategy%2012%20August%202009_tcm9-37311.pdf
http://www.reigate-banstead.gov.uk/Images/Revised%20AA%20of%20Core%20Strategy%2012%20August%202009_tcm9-37311.pdf
http://www.reigate-banstead.gov.uk/Images/HRA(AA)Feb2012_tcm9-47071.pdf
http://www.reigate-banstead.gov.uk/Images/HRA(AA)Feb2012_tcm9-47071.pdf
http://www.reigate-banstead.gov.uk/Images/HRA(AA)Feb2012_tcm9-47071.pdf
http://www.reigate-banstead.gov.uk/Images/CSFAHabsRegsAsstFINAL_tcm9-50524.pdf
http://www.reigate-banstead.gov.uk/Images/CSFAHabsRegsAsstFINAL_tcm9-50524.pdf
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Dec 2012 Strategy (as amended by 
Further Amendments (Dec 
2012) 

Screening Assessment reviewed. 
Appropriate Assessment updated. 
NE response (Dec 2012) 

Core Strategy Post Hearing 
Amendments (July 2013) 

n/a Modifications did not substantially alter 
the scale or location of growth planned.  
Findings of previous Screening 
Assessment and Appropriate 
Assessment stand. 

Adoption This summary statement 
prepared. 

Modifications did not substantially alter 
the scale or location of growth planned.  
Findings of previous Screening 
Assessment and Appropriate 
Assessment stand. 

# Note that all Natural England responses are available in the December 2012 HRA addendum report. 

 
 
3. Screening Stage 
 
3.1 Natura 2000 sites within 15km of the borough boundary were considered through the 

Screening Assessment process as summarised in Figure 2. 
 
Figure 2: Natura 2000 sites within 15km of the borough boundary 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.reigate-banstead.gov.uk/Images/CSFAHabsRegsAsstFINAL_tcm9-50524.pdf
http://www.reigate-banstead.gov.uk/Images/CSFAHabsRegsAsstFINAL_tcm9-50524.pdf
http://www.reigate-banstead.gov.uk/Images/CSFAHabsRegsAsstFINAL_tcm9-50524.pdf
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3.2 The Screening Assessment undertaken was revised at the different plan preparation 
stages to consider the various iterations of growth proposals included in the Core 
Strategy. Figure 3 sets out the final scale of growth included within the Core Strategy. 
Minor amendments made to the scale of growth after submission were assessed in the 
December 2012 HRA report, which concluded that the conclusions of the February 
2012 screening exercise remained valid.  

 
Figure 3: Levels of growth proposed in the Core Strategy  
Topic Plan/proposal Notes 

Housing scale 6,900 homes between 2012 and 2027  
(460dpa) 

Alternative scales of housing growth tested 
at earlier stages of plan formulation 

Housing 
location 

Urban sites 
Area 1: 930 homes 
Area 2a: 1330 homes 
Area 2b: 280 homes 
Area 3: 2440 homes 

Plan looks sequentially to urban sites first.  
Urban provision in Horley includes 2 new 
neighbourhoods 
 
 

Sustainable Urban Extensions 
Around Horley: 200 homes 
East Redhill/Merstham: 500-700 
homes  
South/South West Reigate: 500-700 
homes 

Monitoring targets and triggers will ensure 
land only released for sustainable urban 
extensions if insufficient urban land supply. 
Areas of land within proximity of the Mole 
Gap to Reigate Escarpment screened out 

Employment 
scale and 
location 

Approx 46,000sqm Focus on accommodating additional 
floorspace in town centres and existing 
industrial estates. 
Includes 7,000sqm in Redhill town centre. 

Retail scale 
and location 

25,800 sqm comparison floorspace 
11,700sqm convenience floorspace 

Majority of retail growth focused in Redhill 
Town Centre, with more limited growth in 
other centres to retain a constant market 
share.  

Major 
infrastructure 

Gatwick Airport Proximity to Airport means good national/ 
international transport links, but also brings 
problems such as traffic congestion, noise 
and air pollution that need to be managed. 

 
3.3 The Screening Assessment also considered the in-combination affect of other plans 

and projects. Figure 4 contains a summary of those plans and projects considered.  
 
Figure 4: Development plans and proposals around the borough considered 
Authority Plan/project 

Mole Valley District Council Core Strategy 

Tandridge District Council  Core Strategy 

Epsom and Ewell Borough Council Core Strategy 

Elmbridge Borough Council  Core Strategy 

Guildford Borough Council  Emerging local plan 

Waverley Borough Council  Emerging Core Strategy 

Horsham District Council  Core Strategy / Emerging Local Plan 

Crawley Borough Council  Emerging Local Plan 

Wealden District Council Emerging Core Strategy 

Royal Borough of Kingston  Core Strategy & AAP 

London Borough of Croydon  Core Strategy 

London Borough of Sutton  Core Strategy 

Surrey County Council  Waste Plan / Local Transport Plan / Minerals Plan 

Surrey Hills AONB  Management Plan 2004-2009 

Government Office for the South East South East Plan (now abolished) 

 
3.4 The conclusion of the Screening Assessment was that there may be potential impacts 

from the Core Strategy (in combination with other plans/projects) on some Natura 
2000 sites. Figure 5 summarises the key potential impacts identified. Natural England 
has confirmed its agreement with the Council’s screening process, most recently in 
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December 2013, following which no changes to the scale or location of growth planned 
have been made. 

 
Figure 5: Key potential impacts of the Core Strategy on Natura 2000 sites 

 
 
4. Appropriate Assessment Stage 
 
4.1 The potential impacts of the Core Strategy on the identified Natura 2000 sites were 

explored in detail at the Appropriate Assessment stage of the Council’s HRA. This 
included looking at technical data about the sensitivities of each site, evidence about 
the likely scale of impact, and the avoidance measures that were being proposed to 
avoid any potential impact, and was updated as Core Strategy policies and proposals 
developed. Figure 6 summarises the assessment of key potential impacts on Natura 
2000 sites. 

 
Figure 6: Assessment of key potential impacts on Natura 2000 sites 
Potential 
impact 

Threats Proposed avoidance measures Conclusions 

Mole Gap to Reigate Escarpment SAC 

Recreational 
disturbance 
 

Possible increase in 
visitor numbers 
arising from new 
housing proposed in 
RBBC and MVDC 
Core Strategies  

Positive visitor management  and 
access management 
Site management around 
honeypot sites 
Encouraging visitors to alternative 
sites in the vicinity of the SAC 
Provision of new local open 
space as part of new 
developments and/or 
enhancement of existing 
alternative recreation sites. 
Developer contributions 
HRA assessment of projects 
Green infrastructure provision 
Monitoring 

Recreational pressure 
created by the 
proposals in the Core 
Strategy in combination 
with other plans/projects 
will be minimal in 
relation to large 
numbers of visitors who 
come from outside the 
borough. 
The implementation of 
avoidance measures 
should result in no 
adverse impact on the 
integrity of the SAC. 

Maintenance Possible increased Improved interpretation and With proposed 

Natura 2000 site Potential impacts Potentially arising from: 

Mole Gap to 
Reigate 
Escarpment SAC 

Potential impacts on habitat due to 
increased recreational usage  

Core Strategy and in-combination with 
other plans  

Potential impact on habitat due to 
maintenance (and risk of cessation) 
of grazing  

In-combination with other plans 

Potential impact on habitat due to 
increased air pollution 

Core Strategy and in-combination 
effects.  (NB this is a regional issue) 

Potential disturbance to roosting 
populations of Bechstein bats, a 
European Protected Species  

In combination with other plans. 

Ashdown Forest 
SAC and SPA 

Potential impact on nationally 
important bird populations due to 
increased recreational usage 

Core Strategy and in combination with 
other plans (R&B effects likely to be 
very limited) 

Potential air pollution 
Core Strategy and in combination with 
other plans (R&B effects likely to be 
very limited) 

Protection of 
European 
Protected Species 
outside European 
designated Site 
Boundaries  

Potential disturbance to roosting 
populations of Bechstein bats, a 
European Protected Species 
(section 2.4.7) 

In combination with other plans.  
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(and cessation) 
of grazing  

public objection to 
stock fencing 
Possible 
disturbance to 
grazing animals due 
to increased visitor 
numbers 
Competition for 
financial resources 
for grazing/stock 
fencing 

continuing joint working in relation 
to visitor management methods. 
Improved visitor facilities in 
conjunction with grazing 
infrastructure. 
Provision of new local open 
space as part of new 
developments and/or 
enhancement of existing 
alternative recreation sites. 

avoidance measures, 
the Core Strategy will 
not have an adverse 
effect on grazing within 
the SAC.  
 

Air quality Air pollution 
generated regionally 
and locally may 
contribute to 
eutrophication 
and/or ground level 
ozone.  

Promote modal shift from the car 
to more sustainable forms of 
transport 
Ensure that opportunities for the 
use of public transport exist near 
large development sites 
Model the transport effects of 
larger proposed developments to 
enable air pollution impacts to be 
investigated 
Implement more green travel 
plans 
Design sustainable transport 
facilities into new development 
Create sustainable transport 
routes and links between existing 
facilities. 

Additional air pollution 
created by the 
proposals contained in 
the Core Strategy will 
be minimal. The Core 
Strategy will not have 
an adverse impact on 
the integrity of the SAC 
in this way.  
The Council will assess 
significant localised 
effects at a more local 
level for example in 
relation to site 
allocations.   

Protection of 
European 
Protected 
Species 
Bechstein bat 
Myotibechsteini  

Potential impact of 
development, 
climate change and 
urbanisation 
impacts on foraging 
and roosting sites 
and associated 
severance of bat 
flight paths between 
SAC and 
surrounding areas.  

Policies to safeguard (or replace) 
mature trees, woodlands, hedge-
lines and watercourses 
Measures to mitigate the impacts 
of climate change 
Recreational disturbance 
avoidance measures will also limit 
wider urbanising effects. 

Policies contained in the 
Core Strategy should 
result in a net gain in 
biodiversity and not 
result in harm to bats or 
other species. 
 

Ashdown Forest SAC and SPA 

Recreation 
disturbance  

Possible increase in 
visitor numbers 
arising from new 
housing proposed in 
RBBC  

Provision of new local open 
space as part of new 
developments and/or 
enhancement of existing 
alternative recreation sites. 
Consultation with Wealden DC 
and East Sussex CC on Core 
Strategy 
Joint monitoring and 
management of recreational 
pressures on European sites 

Recreational pressure 
created by the Core 
Strategy is highly 
unlikely to cause 
recreational disturbance 
at Ashdown Forest SAC 
and SPA; the Core 
Strategy will not 
therefore have any 
adverse impact on the 
site in this regard. 

Air quality Air pollution 
generated regionally 
and locally may 
contribute to 
acidification, 
eutrophication 
and/or ground level 
ozone. 

Promote modal shift from the car 
to more sustainable forms of 
transport 
Model the transport effects of 
larger proposed developments to 
enable air pollution impacts to be 
investigated 
Design sustainable transport 
facilities into new development 
Create sustainable transport 
routes and links between existing 
facilities. 

Additional air pollution 
created by the 
proposals contained in 
the Core Strategy will 
not have an adverse 
impact on the integrity 
of the SAC/SPA.  
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4.2 On submission of the Core Strategy, and again at the Further Amendments stage, the 

Council updated its policy-by-policy assessment of the Core Strategy, looking at the 
key features of each policy and whether it was likely to affect recreational disturbance 
or air quality in relation to the Mole Gap to Reigate Escarpment SAC or Ashdown  
Forest SAC/SPA. At the stage of consultation on Post Hearing Amendments the 
proposed changes were reviewed, and it was considered that no further assessment 
was required and that the conclusions of the earlier HRA still stood. Similarly on 
publication of the Inspector’s Report, his recommended modifications were reviewed 
and it was considered that no further assessment was required.  
 

Figure 7: Commentary on main modifications as summarised by the Inspector 
Modifications as 
summarised by the 
Inspector 

HRA commentary 

Include a model policy on 
the presumption in favour 
of sustainable 
development 

Policy is required by PINS. The principle of sustainable development has 
underpinned the whole Core Strategy and is not incompatible with the 
protection of Natura 2000 sites. The NPPF identifies protection for such 
sites, and the Core Strategy also includes appropriate protection, requiring 
that proposals for development that is likely to have a significant effect on 
the SAC, alone or in combination with other development, will be required 
to demonstrate that it will not adversely affect the integrity of the site.  

Recognise that some loss 
of Green Belt land to 
housing development will 
be necessary, in certain 
sustainable locations, to 
meet as far as is 
practicable the needs of 
the borough 

The ‘urban areas first’ approach in the Core Strategy has been subject to 
HRA (Feb 2012). The principle of greenfield development, and specific 
areas of search for development outside the urban area (including on 
Green Belt) (sustainable urban extensions) have been subject to HRA 
(Dec 2012).  

Include a new policy on 
the Green Belt to give 
strategic guidance to the 
detailed Green Belt 
review necessary at 
Development 
Management Policies 
Local Plan stage; 

Overall policy approach to the Green Belt has been subject to HRA (Feb 
2012). Stand-alone Green Belt policy subject to HRA (Dec 2012). 
Subsequent policy changes relate to process of carrying out the GB 
review and do not materially impact on the scale or location of growth. 

Clarify the approach to 
protecting Areas of Great 
Landscape Value both  
before and after any 
review of the Area of 
Outstanding Natural 
Beauty 

Clarification included in Valued Landscapes and Natural Environment 
policy does not materially impact on the scale or location of growth or on 
the proposed impact avoidance measures.  

Identify two broad areas 
of search for sustainable 
urban extensions, and a 
third area for small scale 
extensions, that will 
contribute to meeting the 
housing need 

The principle of greenfield development, and specific areas of search for 
development outside the urban area (sustainable urban extensions) have 
been subject to HRA (Dec 2012). 
Potential sites for sustainable urban extensions will be subject to HRA 
prior to allocation through the Development Management Policies DPD. 
Pressures on, and changes to, designated sites will be considered at this 
stage. The Core Strategy requirement that proposals for development that 
is likely to have a significant effect on the SAC (alone or in combination) 
will be required to demonstrate that it will not adversely affect the integrity 
of the site may also be applicable.  

Revise the policy on 
housing delivery to reflect 
the positive approach 
sought by national policy 
and to ensure land is 
released when necessary 

The overall scale of housing growth proposed has been subject to HRA 
(Feb 2012), as has the urban areas first approach (Feb 2012) and the 
broad areas of search for sustainable urban extensions (Dec 2012). 
Further changes including ‘trigger points’ for release of urban extension 
sites (linked to five year land supply) do not materially impact on scale or 
location of growth or on proposed impact avoidance measures. 
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to maintain a five year 
land supply 

Adjust the approach to 
employment development 
to ensure consistency 
with national policy 

Overall policy approach has been subject to HRA (Feb 2012 and Dec 
2012). Amendment of employment figures from ‘at least’ to ‘approximately’ 
does not have material impact on scale or location of growth or on impact 
avoidance measures. 

Revise the requirements 
for sustainable 
construction and 
decentralised/low carbon 
energy in light of current 
best practice and 
emerging changes to 
national standards 

Overall policy approach has been subject to HRA (Feb 2012 and Dec 
2012). Further changes for clarity do not materially impact on scale or 
location of growth or on impact avoidance measures. 

Amend the approach to 
gypsy and traveller 
provision in response to 
changes to national policy 

Overall policy approach has been subject to HRA (Feb 2012 and Dec 
2012). Further changes do not materially impact on scale or location of 
growth. Plot and pitch targets, and sites, will be identified through the 
Development Management Policies DPD and subject to HRA at this point.  

Ensure that major 
development proposals 
are based on travel 
assessments and 
accompanied by travel 
plans, as sought by 
national policy 

Overall policy approach has been subject to HRA (Feb 2012). Further 
changes do not materially impact on scale or location of growth or on 
impact avoidance measures.  

Include a new policy 
which provides an 
implementation and 
monitoring framework to 
assist in the timely 
delivery of the Plan’s 
objectives 

New policy relates to implementation rather than the scale or location of 
growth. Impact avoidance measures are included elsewhere in the Core 
Strategy, which have been subject to HRA (Feb 2012 and Dec 2012) will 
apply.  

 
4.3 Figure  8 summarises the policy by policy-by-policy assessment undertaken, using the 

revised policy numbering in the final Core Strategy document 
 
Figure 8: Summary of policy by policy assessment 
Policy  Any mitigation required as a result of policy 

CS1 Presumption in favour of 
sustainable development 

None required due to avoidance measures incorporated into policies 
CS2, CS6 and CS12. 

CS2: Valued landscapes and 
the natural environment 

None required due to avoidance measures incorporated into the 
policy. 

CS3: Green Belt None required due to avoidance measures incorporated into policies 
CS2 and CS6. 

CS4: Valued townscapes and 
the historic environment 

None required as no direct impact identified. 

CS5: Valued people and 
economic development 

None required due to avoidance measures incorporated into policies 
CS2 and CS12. 

CS6: Allocation of land for 
development 

None required due to avoidance measures incorporated into this 
policy and policies CS2 and CS12. 

CS7: Town and local centres None required due to avoidance measures incorporated into policies 
CS2 and CS12. 

CS8: Area 1 (the North Downs) None required due to avoidance measures incorporated into policies 
CS2 and CS12. 

CS8: Area 2a (Redhill) None required due to avoidance measures incorporated into policies 
CS2 and CS12. 

CS8: Area 2b (Reigate and the 
rest of Area 2) 

None required due to avoidance measures incorporated into policies 
CS2 and CS12. 

CS8: Area 3 (the Low Weald) None required due to avoidance measures incorporated into policies 
CS2 and CS12. 

CS9: Gatwick Airport None required as no direct impact identified 
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CS10: Sustainable 
development 

None required – no direct impact identified and will help deliver 
avoidance measures 

CS11: Sustainable 
construction 

None required – no direct impact identified and will help deliver 
avoidance measures 

CS12: Infrastructure delivery None required – no direct impact identified and will secure delivery of 
avoidance measures 

CS13: Housing delivery None required due to avoidance measures incorporated into policies 
CS2, CS6 and CS12. 

CS14: Housing needs of the 
community 

None required as no direct impact identified.  

CS15: Affordable housing None required as no direct impact identified. 

CS16: Gypsies, travellers and 
travelling showpeople 

None required as no direct impact identified. 

CS17 Travel options and 
accessibility 

None required – no direct impact identified and will help deliver 
avoidance measures 

CS18: Implementation and 
monitoring 

None required due to avoidance measures incorporated into policies 
CS2, CS6 and CS12. 

 
 
5. Conclusions 
 
5.1 As a result of the Screening Assessment and Appropriate Assessment stage (both on 

submission (February 2012) and at Further Amendments stage (December 2012)) and 
taking into account subsequent modifications, it is concluded that the Core Strategy, 
alone and in combination with other plans and projects, would have no adverse impact 
on the integrity of Natura 2000 sites as protected by the European Habitats Directive. 
The on-going monitoring of the Core Strategy will play a part in ensuring that the 
avoidance measures proposed as a result of the HRA process are effective.  


