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Introduction
1.1

REDHILL: TIME FOR CHANGE

1.1.1 Redhill Town Centre is at a
turning point. Opportunities are
emerging to transform perceptions
of the town, addressing its
negative image and setting high
standards for the future. The town
benefits from being one of the
most accessible locations in the
region and is at the heart of the
Borough’s Growth Point proposals.
New development sites are coming
forward and organisations are keen
to invest in the town centre and its
infrastructure. New town centre
homes will bring in new people and
their money, to support existing and
the provision of, additional, services
and facilities.
1.1.2 These opportunities need
to be grasped in order to ensure
Redhill remains competitive, but to
get there, standards need to be
raised - Redhill needs to become
a place of choice. To achieve this,
investment is needed in the town
centre’s public face: its buildings
and spaces. New development
must be ambitious, looking to
achieve the highest levels of
architectural and urban design,
whilst being sufficiently flexible to
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1.2
WHAT IS AN AREA
ACTION PLAN AND WHY IS IT
last the test of time and minimise
environmental impact. Public spaces NEEDED?
are a community resource and
an economic asset and must be
enhanced to entice people into the
town and to provide places for play
and relaxation.
1.1.3 At the same time, the way
visitors access the town needs to
change. With many opportunities
to significantly improve public
transport reliability and desirability,
as well as promote high quality
walking and cycling environments,
Redhill’s dependence on car access
can, and should, be reduced,
addressing congestion and
improving accessibility for all parts
of the community.
1.1.4 Redhill Town Centre needs
to embrace change to become a
successful and desirable place to
live, work and visit but change needs
to be coherent and its benefits
need to be felt by all sectors of the
community. The Area Action Plan
process will establish the vision for
change and a framework for its
delivery.
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1.2.1 Redhill has long been
recognised as an area of strategic
importance with the potential to
become a more well-connected,
people-friendly and vibrant town
centre. Recognising that dynamic
and successful town centres are
central to the achievement of
sustainable development, regional
government has identified Redhill,
with Reigate, as one of 22 “primary
regional centres” in the draft South
East Plan. As the town centre
offer of Redhill is expected to
evolve significantly in the lifetime
of the Plan, the draft goes further,
additionally identifying Redhill/
Reigate as a “centre for significant
change”.
1.2.2 The potential for
transformational change in Redhill in
part derives from its well developed
transport network. Redhill/Reigate
has been described as “the hub
of all hubs” as it benefits from
strategic rail and road access
as well as proximity to Gatwick
Airport and major centres of
employment (including what the
towns themselves offer). Redhill
is well-placed to make the most

of its position within the “Gatwick
Diamond”; it is a highly accessible
location with a strong economic
base, reducing the need to travel
to access home, work and leisure
opportunities.
1.2.3 The draft South East Plan
indicates that the urban areas
of these “hubs” should be where
growth in population, employment,
leisure, retail and cultural activity
gravitates to; promoting sustainable
development by building on strong
transport connections, existing
services and established population
base.
1.2.4 However, the draft Plan
recognises that growth must be
accompanied by “commensurate
investment in infrastructure”;
particularly investment in
sustainable transport, public
services and green infrastructure.
1.2.5 To enable “hubs” like Redhill to
fulfil their potential as locations for
sustainable growth, local authorities
are charged with developing
“proactive, integrated strategies for
their future”. The Area Action Plan
(AAP) for Redhill Town Centre forms
one such strategy.
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1.2.7 The AAP will need to identify
the distribution of land uses and
their inter-relationships within
the town centre, including sitespecific allocations, and set out as
far as practicable, the timetable
for the implementation of the
proposals. In recognition of its
strategic importance and the clear
need for transformational change
within the town centre, the Council
considers it necessary to produce
an AAP for Redhill Town Centre
which sets out specific policies for
the area’s development over the
next 20 years. Figure 1.1 shows the
area to be covered by the AAP. See
also Appendix 1 which discusses
a potential revision to the AAP
boundary to reflect the Plan’s focus
on town centre/edge of centre sites.

Fig. 1.1. The Area Action Plan boundary

Cromwell Road

1.2.6 Through a comprehensive
masterplanning process,
the AAP will bring together
thinking and approaches for key
disciplines (including planning,
design, sustainability, transport,
infrastructure and delivery) into a
coherent spatial vision for the town
centre.
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1.2.8 The AAP will be adopted by
the Council as a type of Development
Plan Document (DPD) within the
Council’s Local Development
Framework (LDF). The LDF is a new
style local development plan which
will replace the Council’s existing
Local Plan adopted in 2005. Figure
1.2 shows how the AAP relates to
the various other documents that
comprise the LDF.
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Fig. 1.2. Relationship of the Area Action Plan to the Council’s Local Development Framework
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1.3 PREPARATION OF THE
AAP
1.3.1 The Council has engaged a
consortium led by Tribal’s Urban
Studio team to assist in the
preparation of the Redhill Town
Centre AAP. Consultation on the
AAP has taken place over a number
of years at various stages and
the Council recently consulted
the public again on the Redhill
Town Centre AAP ‘Issues and
Options’ between May and June
2008. The consultation process
included exhibitions at the Belfry
and Harlequin Centre, a meeting
with resident associations and
the distribution of the ‘Issues
and Options’ report to statutory
consultees and to the public via the
Council website.

1.3.3 The time-line to the right
(figure 1.3) shows where we are
in the AAP process, which is the
statutory consultation stage for
the AAP ‘Preferred Options’ for
Redhill Town Centre.
1.3.4 This Preferred Options
document will supersede the
previously published Issues and
Options document. In the near
future, after Preferred Options
consultation, a final Submission
Version will be prepared, which will
in turn supersede this Preferred
Options document.
1.3.5 A series of technical
background documents have been
prepared to inform the AAP. These
are highlighted in Appendix 4.

1.3.6 Alongside the AAP, a
Sustainability Appraisal (SA)
is also being undertaken, as
required by the Planning and
Compulsory Purchase Act 2004.
The purpose of the SA is “to
promote sustainable development
through better integration of
sustainability considerations into
the preparation and adoption
of plans” (ODPM, 2004), by
assessing the economic, social
and environmental impacts of the
Redhill AAP proposals. The SA
process is an iterative one and two
further appraisal documents will be
produced before the AAP is finally
adopted.

Fig. 1.3. Area Action Plan timeline

1.3.2 Consultation is ongoing
with key delivery stakeholders.
A workshop was held with
key stakeholders on the 9th
September 2008 to discuss
developing the AAP Preferred
Options. This has also informed the
development of this AAP Preferred
Options document.
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1.4 AAP PREFERRED
OPTIONS CONSULTATION HOW TO GET INVOLVED

1.4.3 The Council will undertake
a range of consultation events
including:

1.4.4 You can comment in a
number of ways. You can write to us
or send an e-mail to the following:

1.4.1 The Council is actively
seeking your formal representations
on this AAP Preferred Options
document. These options, whilst
not presenting the final options, are
indicative of the Council’s reasoning
behind the development of
strategic proposals and individual
site allocations. The Council is keen
to find out your opinion on whether
these strategic proposals and site
allocations meet the long term
needs of the town and encourage
the regeneration we desire.

• A staffed exhibition in a shop
unit in the Belfry Centre, where
team members will be on hand
to discuss the proposals. It is
proposed to run this manned
exhibition over two separate
weekends and details will be
available on the webpage in the
early New Year.

By post to:
Planning LDF Team
Reigate & Banstead Council
Town Hall, Castlefield Road,
Reigate, Surrey, RH2 0SH

1.4.2 Public Consultation on the
Preferred Options stage of the AAP
process begins on 9th January 2009
and will run for 6 weeks until 20th
February 2009. The consultation
process will be interactive and
collaborative with residents and
other interested stakeholders able
to access and respond to the AAP
Preferred Options document online
at http://www.reigate-banstead.
gov.uk/public/business_planning/
planning/policies/local_dev_
framework/redhillactionplan
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• An unstaffed exhibition in the
Harlequin Centre for the duration
of the Consultation period.
• A presentation to the Redhill
Strategic Stakeholder Group.
• Resident and Special Interest
Meeting (subject to demand)
• Commuter based flyer.
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By e-mail to:
ldf@reigate-banstead.gov.uk
By fax:
01737 276018
Or contact us by telephone on:
01737 276205
Alternatively you can complete an
online response form which can
be accessed at www.reigatebanstead.gov.uk
Copies of all documents are
available at local libraries and at:
The Redhill Help Shop
26 –28 Cromwell Road
Redhill
Surrey RH1 1RT
Telephone: 01737 276000

1.4.5 This will not be the last
opportunity for comment. Taking on
board comments received to this
document, a ‘publication draft’ AAP
will be prepared and will be formally
consulted upon before being
submitted to the Government for
approval.

Section 2

Policy context
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Policy context
The following section summarises
established and emerging
regional and local policy of
specific relevance to Redhill Town
Centre and the development of
the AAP. Policy documents are
cross referenced with the AAP
Preferred Options outlined in
Sections 4 and 5.
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2.1 NATIONAL POLICY AND
STRATEGY

•
•
•
•

2.1.1 This AAP Preferred Options
document conforms with national
policy. Of particular relevance are the
following Planning Policy Statements
(PPS):
•

PPS1, which sets out the
Government’s commitment
to sustainable development,
including the following principles:
• ensuring high quality
development through good
and inclusive design; and
• ensuring that development
supports existing
communities and contributes
to the creation of safe ,
sustainable , liveable and
mixed communities, with
good access to jobs and key
services for all;

•

PPS Supplement on Planning
for Climate Change, requiring
development to address energy
efficiency, renewable energy,
flood risk and wider remit of
sustainable design;

•

PPS3 on housing, seeking to
address issues of
• Housing quality;
• Housing mix;
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•

Affordability;
Accessibility;
Brownfield development;
Creating sustainable, inclusive
and mixed communities; and
Meeting the requirements of
the community.

•

PPS4, focuses on planning
•
for sustainable economic
development, setting out
howplanning bodies should, in
the wider context of delivering
sustainable development,
positively plan for sustainable
economic growth and respond
to the challenges of the global
economy, in their plan policies and
planning decisions.
•
• PPS6, which relates to the future
of town centres and main town
centre uses. This PPS promotes:
• growth and development of
existing centres;
• promotion and enhancing of
existing centres by focusing
development there; and
• the provision of a wide range
of services in a positive and
accessible environment;
•

PPS12, concentrating on setting
out the context for LDFs,
what they need to achieve and
how they should be prepared.

It focuses primarily on the
production of core strategies
as the key element of the LDF,
but also provides some advice
on the production of other
Development Plan Documents
such as Area Action Plans;
PPS22, which sets out the
Government’s policies for
renewable energy. This PPS
is intended to encourage the
appropriate development of
further renewable energy
schemes, in urban as well as
in rural locations, ranging in
size from the domestic to the
commercial scale;
PPS25, setting out Government
policy on development and flood
risk. It aims “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
of highest risk”. The PPS also
contains guidance about flood
risk mitigation for unavoidable
development in high risk areas.

2.2 REGIONAL POLICY AND
STRATEGY
2.2.1 Redhill is recognised as an
area of strategic importance in
terms of its transport connections,
economic role and growth potential. It
is identified in the emerging Regional
Spatial Strategy (RSS): the South
East Plan, and Secretary of State’s
Panel Report, as a “primary regional
centre” and a “centre for significant
change” with an expectation that the
town’s offer will develop significantly
in the lifetime of the Plan.
2.2.2 The emerging RSS recognises
that to accommodate regeneration
and growth, infrastructure
improvements, particularly transport
and green infrastructure, will need
to be provided as the town changes
(see, for example, draft RSS policies
CC1, CC5, CC8, BE1 and NRM1).
2.2.3 The emerging RSS
establishes objectives for energy
efficiency and use of renewable
energy sources in new development
(see, for example, draft RSS policies
EN1 and EN3). Furthermore, Redhill’s
status as a “primary regional centre”
alongside opportunities for local
energy generation, position Redhill as
a potential location for designation
as a “Green Action Zone” (see draft

RSS policy EN6 and emerging Surrey
County Council Sustainable Energy
Strategy) – see Appendix 2.
2.2.4 Redhill/Reigate is identified
in the Regional Transport Strategy
(RTS) as a Regional Transport Hub
which should aspire to be the focus of
investment in order to achieve a high
level of accessibility. Two objectives in
the RTS are particularly relevant to
Redhill:
• Create an urban renaissance
and facilitate social inclusion
by introducing measures that
encourage modal shift and
“significantly improve the
attractiveness of local public
transport services”;
• Reduce the impact of the
transport system on the
wider environment, health
and community by introducing
measures to manage the system
and reduce dependence on the
car.

Redhill in particular has a key
role in the region and is thus
recognised as a:
• Regional Hub and Primary
Regional Centre in the South
East Plan (March 2006);
• Centre for Significant
Change in the Proposed
Modifications to the South
East Plan (2008);
• Regional Hub in the Regional
Economic Strategy (October
2006);
• Regional Transport Hub in the
Regional Transport Strategy
(July 2004); and as a
• Strategic Centre for
Eastern Surrey in the Surrey
Structure Plan (December
2004).

Redhill Town Centre Area Action Plan: Preferred Options Document
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2.3 SUB-REGIONAL POLICY
AND STRATEGY
2.3.1 Capacity improvements of
£100m to the Redhill – Brighton rail
service have been proposed by the
Department for Transport London
Fringe Sub-Regional Investment
Framework. Additional public
funding through Surrey County
Council’s Major Scheme is allocated
for supporting Redhill’s development
as a “transport hub”.
2.3.2 The Surrey Local Transport
Plan 2 has set out five objectives
for the County’s transport provision
of which the following are directly
relevant to the Redhill town centre
AAP:
• Tackling congestion: effective
parking management, park and
ride and junction improvements;
• Increasing accessibility:
improvements to public
transport interchanges,
enhanced pedestrian facilities
in town centres and safer cycle
routes.

2.3.4 The transport strategy
focuses on managing the demand
for travel and making the most of
the existing transport network in
Surrey. It has identified Redhill/
Reigate, along with Guildford and
Woking, as the top priority urban
areas in terms of transport related
problems. Emphasis will be given to
tackling congestion in these areas.
Redhill/Reigate in particular, will be
one of the main focuses for new and
extended Quality Bus Partnerships
and improved public transport
interchanges.

2.3.3 Surrey County Council’s
emerging Local Transport Plan 3 will
provide an important framework
for delivering the longer-term AAP
objectives.
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2.4 LOCAL PLANNING
POLICY AND STRATEGY
2.4.1 The Borough Local Plan
2005 is the current local land
use planning document. Reigate
& Banstead Borough Council
is currently preparing a Local
Development Framework (LDF)
to conform to the new planning
system. The Redhill Town Centre
Area Action Plan will form part of
the suite of LDF documents.
2.4.2 The various local strategies
and policies also reviewed include
the Community Plan (2003), the
Local Development Framework
Annual Monitoring Report (2007)
and the Core Strategy Development
Plan Document (DPD) and
Sustainability Appraisal (SA). These
are all in agreement that Redhill is
an area of strategic importance
but is in need of improvement.
All policies broadly support local
regeneration efforts and stress
similar local issues, such as a need
to:
• Allocate more land for housing
accommodation and reduce the
number of long-term empty
homes;
• Provide a mix of housing
types and tenures, including
affordable housing, to meet
demand;

•

•

•

•
•

Reduce levels of traffic
congestion and improve existing
parking provision;
Reduce the reliance on cars as a
mode of transport by enhancing
provision for public transport,
cycling and walking;
Update and enhance the design
quality of Redhill Town Centre as
well as its shopping environment
and retail offer;
Protect and enhance the overall
environmental quality of Redhill;
Conserve energy, promote zero
and low carbon development
in new and adapted buildings,
promote renewable energy
sources and increase the energy
efficiency of existing buildings.

2.4.3 There is consensus on the
town’s need for regeneration and
revitalisation, especially in terms
of infrastructure. This is deemed
necessary to enable Redhill to
maintain a competitive edge in
comparison with other nearby
commercial centres and to fully
realise the town’s potential as a
centre of strategic importance.

2.4.4 The Local Development
Framework Core Strategy
(Preferred Options) document was
published for consultation in July
2008. The Core Strategy is the
key planning policy document for
the Borough, providing the spatial
strategy, place-shaping policies
and more detailed cross-cutting
development policies for the
Borough over the next 20 years.
2.4.5 The Core Strategy Preferred
Options document emphasises many
of the points established in previous
background, guidance and policy
documents, particularly:
• Redhill is the Borough’s principal
location for shopping, leisure
and employment. However, the
town centre is an identified
regeneration area;
• Regeneration of the town will
enhance its position as a centre
of strategic importance, as a
regional transport hub and as a
safe, attractive retail, cultural
and leisure centre with a high
quality environment;
• A timeframe of 2011-2021 is
identified for the delivery of key
Redhill Town Centre projects.

2.4.6 The Council is currently
preparing the Core Strategy
Submission Stage document
which will supersede the published
Preferred Options document.
The Submission document will be
published in March 2010. The preSubmission document contains
the Council’s Core Strategy spatial
objectives for the Borough, a
number of which are particularly
relevant to the development of
the Redhill Town Centre AAP. The
objectives and policies of the Core
Strategy that are relevant to this
AAP are attached as Appendix 3.

Redhill Town Centre Area Action Plan: Preferred Options Document
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Vision
3.1

THE VISION FOR REDHILL

Redhill Town Centre in 20 years will be...
…the focal point for East Surrey’s, and one of the region’s, major towns.
The town centre will have made the most of its excellent local and
regional transport connections, promoting itself as the most accessible
location in the county, stimulating growth and encouraging movement by
a full range of sustainable transport choices.
The town centre will have embraced signficant change, diversifying its
range of facilities and services - including new shops, enhanced cultural
provision and the creation of a family-focused evening economy - to
satisfy the demands of a growing population and workforce at all times
of the day.
The town centre’s image will be transformed, with new development
built to adapt to changing economic and environmental climates by
establishing high standards of architectural, urban and sustainable
design, with green concerns to the fore.
The town centre will be a safe, people-friendly, desirable place to be, with
the creation of a network of active, varied and attractive public spaces –
including Memorial Park, Maple Square, Donyngs and Copyhold - with links
to a wider network of accessible, multifunctional green spaces, meeting
the needs of all age groups for space to play and relax.
Redhill Town Centre will be a success story, demonstrated by the number
of people wanting to live, work and spend their money in the town.

14

Redhill Town Centre Area Action Plan: Preferred Options Document

The vision for Redhill

Redhill Town Centre Area Action Plan: Preferred Options Document

15

Vision
3.2 DELIVERING THE
VISION: OPPORTUNITIES
WHICH ADDRESS THE ISSUES
FACING REDHILL TODAY
3.2.1 The AAP Preferred Options
presented and assessed in Sections
4 and 5 looks to deliver this
vision of a viable, lively, attractive
destination which meets the
needs and demands of all the town
centre’s users. In getting to the
AAP Preferred Options, a process
of identifying the key issues facing
the town and a coherent, integrated
strategy for overcoming them has
been developed, building on the work
undertaken during the AAP Issues
and Options process.
3.2.2 The following section
reiterates the key issues facing the
town - as raised by public bodies,
residents, businesses and visitors
through the Issues and Options
consultation process – then goes
onto outline the opportunities to
address those issues. To ensure
consistency, each opportunity
is linked to the AAP objectives
established at the Issues and
Options stage of the process, which
are:

16

Transport, access and movement
• T1: Improve integration between
transport modes to strengthen
Redhill’s position as a strategic
and local transport hub.
• T2: Prioritise public transport
movement to/from the town
centre and encourage modal
shift.
• T3: Put in place measures to
address peak period congestion
through traffic measures whilst
balancing the needs of other
modes of transport.
• T4: Provide information and
access to a choice of car parks
for town centre users.
• T5: Improve town centre walking
and cycling environments.
Land use and activity
• L1: Improve Redhill’s shopping
offer and strengthen its
position as a sub-regional retail
centre.
• L2: Build on Redhill’s existing
office market strength to
ensure the town is economically
well-positioned in the Gatwick
Diamond.
• L3: Enhance public service
provision through encouraging
coordinated provision.
• L4: Offer a vibrant mix of uses
throughout the day and evening.
• L5: Provide opportunities for
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people to live in the town centre
in a range of new and improved
housing areas.
Building design
• B1: Promote high standards
of urban, architectural and
environmentally sound design.
• B2: Integrate tall buildings in
appropriate locations.
Public space and environment
• SP1: Create a network of varied,
high quality public spaces.
• SP2: Integrate environmental
constraints and objectives as
part of appropriate sustainable
development responses.
3.2.3 The relationship between
the AAP objectives and the
overarching Core Strategy
objectives is indicated in Table 3.1.
Please refer to Appendix 3 for the
full Core Strategy Objectives.
3.2.4 The Strategic Proposals
and Area Proposals - presented
in Sections 4 and 5 of this AAP
Preferred Options document – are
then cross-referenced to show how
the process has developed: from
identifying issues and establishing
objectives to recognising
opportunities and setting out
proposals.

Table 3.1. Relationship between Core Strategy
objectives and AAP objectives

Relevant
Core
Strategy
objectives
SO1

Relationship with
AAP objectives

SO2
SO3
SO4
SO5
SO6
SO7
SO8
SO9
SO10
SO12
SO13
SO14
SO15
SO17
SO18
SO19
SO20
SO21

L1, L2, L3, L4, L5, B1,
P1, P2
All AAP objectives
B1, B2, P2
T5, P1
SP1, P2
L1, L2, L3, L4, L5
P1, P2
B1
B1, P2
L5
L3
T1, T2, T3, T5
All AAP objectives
T4
All AAP objectives
All AAP objectives
L1, L2, L4, B1, P2
All AAP objectives
All AAP objectives

SO22

T5, P1

OPPORTUNITY 1: CREATING A HUMAN ENVIRONMENT - MAKING MOVEMENT EASY AND ENJOYABLE
Issues: accessing the town centre
3.2.5 People arriving in Redhill
Town Centre, either by train, bus,
car, bike or on foot, are greeted
by an unattractive, unwelcoming,
inaccessible environment. The major
contributor to this experience is
the meeting of the A23 and A25 as
a ring road system which circulates
the town centre.
3.2.6 The effect of the ring road
system is threefold (see Figure 3.1).
It creates a barrier between points
of arrival (for instance the railway
station, key car parks and walking
routes into town) and the town
centre itself, isolating the town
centre from the neighbourhoods
around it. It encourages the
town centre to be inward looking
(focused on the pedestrianised
streets) leading to the creation of
an unattractive environment, of car
parking areas, service yards and
backs of buildings, at the town’s
most public face. It constrains
growth, reducing opportunities for
sites around the edge of the town
centre to come forward for new
development which would meet the
demand residents have for new
facilities in the town.

3.2.7 Although the ring road
achieves one of its aims – creation
of a pedestrian only environment
within the main High Street – it has
the undesired effects of restricting
the town’s potential, creating the
wrong impression and discouraging
people from using the town centre.
Opportunities
3.2.8 The AAP Preferred Option
looks to humanise the ring road
through increasing the importance
of sustainable movement by foot,
bike and public transport, whilst
still catering for car users. Walking
links between arrival points and
destinations must be improved,
particularly between the railway
station and the town centre where
road infrastructure is unsightly,
unnecessary and inconveniences
pedestrians. Provision for cycling in
the town centre must be enhanced,
including the provision of dedicated
and secure parking as well as
direct and safe routes. Growth
of convenient and reliable travel
by bus must be accommodated
to ensure public transport use
increases and becomes the mode
of transport of choice. Impressions
of Redhill arriving by train must
be transformed (see Section
4 – Strategic Proposal 1). The

Fig. 3.1. Effect of the ring road in Redhill town centre

transformation of the ring road,
and the buildings and activities
which front it, through a package
that promotes “living streets” –
streets which meet the needs of all

users and not just car users – are
at the heart of the AAP Preferred
Option (see Section 4 – Strategic
Proposal 3).

Redhill Town Centre Area Action Plan: Preferred Options Document
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OPPORTUNITY 1: CREATING A HUMAN ENVIRONMENT MAKING MOVEMENT EASY AND ENJOYABLE (continued)

Issues: congestion and parking
3.2.9 This proposal does not seek
to ignore the needs of the car user
and the importance of the A23-A25
road corridors. At present, peak
period congestion occurs at key
junctions along the ring road system
as through traffic and traffic
accessing locations within, or close
to, the town centre conflicts. There
are also car parking pressures, with
the needs of residents, commuters
and shoppers conflicting.

address congestion hotspots and
provide drivers with information and
journey choices.

3.2.10 With both these concerns
the ring road system plays a
contributory role. The system
increases journey distances and
times by restricting opportunities
to turn and access key locations
such as the railway station, large
offices or Sainsbury’s. There is also
no information to direct drivers to
available parking spaces.

3.2.13 In short, a greater share of
trips and travel to and from Redhill
town centre must be undertaken
by means other than the car. This
is consistent with Surrey County
Council’s second Local Transport
Plan (2005/06-2010/11) target to
“ensure that peak flows to Hubs
do not increase above the levels
in the base year”. Mode switch
from car to other modes will be
needed even to maintain the traffic
status quo, and a greater mode
switch will be needed as the town
grows; bus travel must increase
in its attractiveness and become
the mode of transport of choice
for users of the town centre (see
Figure 3.3 overleaf).

Opportunities
3.2.11 The AAP Preferred Option
(see Section 4 – Strategic
Proposals 2 and 3) looks to address
these conflicts through the
promotion of comprehensive traffic
management measures as traffic
approaches the town centre and
the ring road system (see Figure
3.2 opposite). These measures help
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3.2.12 Longer-term planning and
provision must be based around
demand management (i.e. promotion
of alternative sustainable
transport measures) rather than
measures that continue to solely
accommodate the car user (e.g.
extra highway capacity, parking
capacity).
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Transport concept plan
Table 3.2. Objectives met

Which Core
Strategy
objectives are
met?
SO2, SO4, SO13,
SO14, SO17,
SO18, SO20,
SO21, SO22

Which AAP
objectives
are met?
T1, T2, T5

Which AAP
Strategic
Proposals do
this?
SP1 – Strategic
hub
SP3 – Living
streets

Which AAP Area
Proposals do
this?
AP1 – Railway
Station
AP4 – Warwick
Quadrant

Fig. 3.2 Transport concept plan

n
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Vision

OPPORTUNITY 1: CREATING A HUMAN ENVIRONMENT MAKING MOVEMENT EASY AND ENJOYABLE (continued)

Why is this so important?
3.2.14 If Redhill is to fulfil its role
as a “transport hub”, increase
its economic presence and
attractiveness as a place to live
in Surrey, its town centre must
become an accessible, attractive
location for a range of users.
Addressing the existing car
dependent approach to movement
is key to achieving this aim. Public
transport, walking and cycling must
be promoted as the preferred
modes for accessing the town
centre. This new hierarchy of
transport access is at the heart
of the AAP Preferred Option for
the town centre (see Section 4 –
Strategic Proposals 1, 2 and 3).
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Public transport concept plan
Table 3.3. Objectives met

Which Core Strategy
objectives are met?
SO2, SO13, SO14,
SO15, SO17, SO18,
SO20, SO21

Redhill Town Centre Area Action Plan: Preferred Options Document

Which AAP objectives
are met?
T2, T3, T4

Which AAP Strategic
Proposals do this?
SP2 – Town Centre
parking strategy

Which AAP Area
Proposals do this?
AP1 – Railway Station

SP3 – Living streets

AP11 – Gloucester Road

Fig. 3.3 Public transport
concept plan

n
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2: PROVIDING ROOM TO BREATHE Vision OPPORTUNITY
VARIED, ACTIVE AND ACCESSIBLE PUBLIC SPACES
Issues
3.2.15 Closely linked to how people
move around and their experience
of the town centre is the quality
of public space and green
infrastructure. At present public
spaces within or close to the town
centre lack variety, are often under
maintained and are not integrated
with other functions in the town
centre. This contributes to their
under use.
3.2.16 Memorial Park is the town’s
most significant park and benefits
from being close to high street
shops, numerous office buildings,
the college and secondary school
and residential areas. However, it is
underused and is one of a number
of town centre locations where
anti-social behaviour is perceived
to, or does, occur. Its isolation by
the ring road system is a major
contributor to underuse, but a lack
of reason to go to the park also
plays a part.
3.2.17 These are common concerns
for a town centre that has little
useable public space, particularly
green space, to offer. Evident
investment has occurred along the
pedestrianised High Street and
this is reflected in largely positive
feedback from town centre users
22

and the volume of people using this
space; it is more attractive, better
maintained, easily accessible and
generally safer than public space
elsewhere in the town.
Opportunities
3.2.18 Public space and green
infrastructure improvements are an
integral part of the AAP Preferred
Option for the town, in line with the
objectives of the Council’s emerging
Core Strategy. The AAP Preferred
Option looks to both integrate and
enhance existing public spaces and
green infrastructure and create
new multifunctional space to meet
demand for breathing space in the
compact town centre (see Section
4 – Strategic Proposal 4; Section
5 – all Area Proposals). Specifically,
walking links to Memorial Park
and other green spaces must be
improved. The facilities on offer
must be enhanced to address the
full range of user groups: shoppers,
office workers, residents, young and
old. Key public spaces, such as in
front of the railway station or in the
centre of town, must be provided.
Positive pedestrian-friendly
environments must be expanded.
Links to wider green infrastructure
must be promoted. Ongoing
maintenance must be viewed as a
priority (see Figure 3.4).
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Public space concept plan
Table 3.4. Objectives met

Which Core
Strategy
objectives are
met?
SO1, SO2, SO4,
SO5, SO7, SO13,
SO17, SO18,
SO20, SO21,
SO22

Which AAP
objectives
are met?
T5, P1

Which AAP
Which AAP Area
Strategic
Proposals do this?
Proposals do
this?
SP3 – Living
AP1 – Railway
streets
Station
SP4 – Living in
AP3 – Cromwell
the Town Centre
Road
AP12 – Donyngs/
Hatchlands Road
AP14 – Copyhold

Why is this so important?
3.2.19 Public space is the glue that
holds a place together. It provides
the opportunity for interaction,
recreation and relaxation. When a
town centre has good quality public
space, it is viewed positively and
people flock to use its facilities,
spending more time and money
and contributing to the economic
well-being of a town. Redhill has the
potential, it now must deliver on it.

This package of improvements must
be delivered to meet the demands
of existing residents and users, but
also to provide sufficient balance in
a town that is due to grow over the
next 20 years.

Fig. 3.4 Public space concept plan

n
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3: GENERATING VIBRANCY Vision OPPORTUNITY
EXTENDING THE TOWN CENTRE OFFER
Issues
3.2.20 Creating a positive
environment and a positive
impression is vital to satisfying
existing and attracting new users
for the town centre: residents
and shoppers, businesses and
employees alike. Supporting
studies, consultation feedback
and commercial interest indicate
that there is demand for further
facilities in the town centre. Key to
meeting this demand is providing a
quality town centre environment,
sufficient space to deliver a mix of
facilities and consideration of the
right locations for different land
uses.
3.2.21 Growth of Redhill Town
Centre is constrained by the
availability of suitable land and the
ring road system and railway lines
which create physical barriers to
expansion. However, a number of
sites around the town centre area
are currently being promoted, or
during the lifetime of the plan,
are likely to come forward for
redevelopment.
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Opportunities
3.2.22 The AAP Preferred Option
identifies locations to meet
demand for a new town centre
supermarket, a mid-range town
centre department store and other
shops, non-retail uses such as cafes
and restaurants, enhanced leisure
and cultural provision, community
services and facilities, and further
business space. The AAP Preferred
Option also looks to increase the
opportunities for people to live
in the town centre, allowing more
people easy access to services and
facilities and facilitating a safer
and more vibrant town centre
environment (see Section 4 –
Strategic Proposal 4; Section 5 all
Area Proposals).
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Key town centre development opportunities & sites
Table 3.5. Objectives met

Which Core
Strategy
objectives are
met?
SO1, SO2, SO6,
SO10, SO12,
SO14, SO17,
SO18, SO19,
SO20, SO21

Which AAP
objectives
are met?
L1, L2, L3,
L4, L5

Which AAP
Which AAP Area
Strategic
Proposals do this?
Proposals do
this?
SP4 – Living in
All of the Area
the Town Centre
Proposals look
at opportunities
for increasing
and improving
the town centre’s
offer

AAP boundary
key development site

Fig. 3.5a : Key town centre development
opportunities and sites

longer term development sites
opportunity area
indicative building layout-perimeter blocks
indicative building layout-ground floor
improved road spaces
public realm network
cultural and community facilities

GLOUCESTER
ROAD SITE

multi storey car parks

MEMORIAL PARK

Memorial Park
WARWICK
SCHOOL

Memorial Park pavilion
landscaped embankment and buffer
tree planting

WARWICK
QUADRANT

THE DOME

bus interchange
STATION
SITE
ROYAL
MAIL
SITE

DONYNGS
COLEBROOK
SITE

indicative building layout perimeter blocks (longer term)
indicative building layoutground floor (longer term)
Donyngs/Hatchland Road and Copyhold
indicative future connection

BELFRY
CENTRE

FAIRFAX AVENUE

MARKETFIELD
WAY

LIQUID
&
ENVY

LONGMEAD
BLOCK

CROMWELL
ROAD SITE

COPYHOLD

READING
ARCH ROAD
SITE

N
note: refer to Key Town Centre Core
Opportunities and Sites plan for
central area.
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Why is this so important?
3.2.23 The town will grow over the
next 20 years. The right balance
of land uses in the right locations
must be achieved. This entails the
promotion of new homes, jobs,
services and facilities in the most
sustainable locations: close to high
frequency, reliable public transport
and a full range of complementary
land uses. It also entails balancing
the needs of a range of users:
young and old people, mobile and
less mobile, residents, employees
and visitors. Opportunity sites
within Redhill town centre offer
the chance to deliver this balance
in sustainable, accessible, inclusive
locations (see Figures 3.5a on the
previous page and 3.5b).

Fig. 3.5b : Key town centre development
opportunities and sites (detail)
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3: GENERATING VIBRANCY
Vision OPPORTUNITY
(continued)
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improved road spaces
public realm network
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multi storey car parks
Memorial Park
Memorial Park pavilion
landscaped embankment and buffer
tree planting
bus interchange

N

indicative building layout perimeter blocks (longer term)
indicative building layoutground floor (longer term)
indicative future connection
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OPPORTUNITY 4: MAKING A POSITIVE STATEMENT - APPROPRIATE CHARACTER AND DESIGN QUALITY
Issues
3.2.24 Further important elements
of a town’s image and perception
are the quality of its buildings and
the ability of them to fulfil their
defined function. Redhill Town
Centre currently lacks consistency
in building design with buildings such
as the Warwick Quadrant having
little relationship with surrounding
buildings or public spaces. A number
of relatively recent structures –
the railway station, Donyngs leisure
centre and, again, the Warwick
Quadrant – do not satisfactorily
meet the demand of users and are
likely to require redevelopment
during the life of the plan. At the
same time, a location like the
railway station should be enhanced
to celebrate its role as the most
important arrival point for the town.
3.2.25 Of growing importance to
all building design is the need for
environmentally sound construction.
Government requirements
emphasis measures to achieve
carbon reductions and neutrality;
new buildings will need to achieve or
exceed these requirements starting
in the first phase of the plan.

Opportunities
3.2.26 The AAP Preferred Option
looks on an area-by-area basis
at appropriate building design
standards, including where
improved frontage – particularly
through provision of new activities,
useable entrances and windows –
to public areas must be delivered
and appropriate locations for
taller buildings, marking key
functions, corners or relationships
with existing buildings. Broader
statements on architectural and
environmental design standards
are also included to ensure all new
development makes a statement
that enhances Redhill’s image and
“green credentials”. There are also
opportunities to enhance the town
centre’s (limited) conservation
and heritage assets, such as the
Edwardian buildings on Station Road
(see Section 4 – Strategic Proposal
5; Section 5 – all Area Proposals).

Table 3.6. Objectives met

Which Core
Strategy
objectives are
met?
SO1, SO2, SO3,
SO8, SO9, SO14,
SO17, SO18, SO19,
SO20, SO21

Which AAP
objectives
are met?
B1, B2

Which AAP
Strategic
Proposals do
this?
SP4 – Living in
the Town Centre
SP5 – Setting
the design
standard

Which AAP Area
Proposals do this?

All of the Area
Proposals look
at opportunities
for enhancing the
town centre’s built
environment

Why is this so important?
3.2.27 Buildings make a big
impression on the way a town
looks and functions. Buildings need
to be able to adapt to change,
be it changing style, changing
functions or changing economic
and environmental situations. Too
much development in Redhill Town
Centre over the last 20 or 30 years
is not flexible enough to meet
the needs of town centre visitors
and investors. These buildings are
letting Redhill down, future buildings
must be designed to adapt and last.
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5: DESIGNING FOR THE FUTURE Vision OPPORTUNITY
MINIMISING ENVIRONMENTAL IMPACT
Issues
3.2.28 Recent global developments
have emphasised the economic, as
well as environmental, importance
of exploring local energy generation.
At the same time, the impact of
development on natural ecosystems,
from increased risk of flooding to
loss of biodiversity, is growing in
prominence in public consciousness
and government thinking. The
environmental imperative underpins
all of the proposals developed as
the Preferred Option for the Area
Action Plan.
3.2.29 Redhill is destined to grow
over the next 20 years but growth
should not be to the detriment of
the town’s environment and setting
and, where possible, should look
to make a positive contribution.
This reinforces government
requirements and Reigate &
Banstead Borough Council’s stated
ambition to strengthen Redhill’s
sustainable credentials. High
green standards will be set for
development. The potential for
Redhill to become a “Green Action
Zone” will be explored.
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3.2.30 The town centre does face a
very real flood risk issue, with sites
such as the Marketfield Way car
park and Reading Arch Road being
highlighted in the Council’s Flood
Risk Assessment.
Opportunities
3.2.31 The AAP Preferred Option
explores the opportunities for
creating a designated “Green Action
Zone” in Redhill Town Centre, as well
as the creation of a town centre
energy centre and local energy
network alongside other measures
to reduce carbon emissions
resulting from new development
and its use. Figure 3.6 schematically
demonstrates how a network of
small-scale combined heat and
power generators could supply the
key development sites. Existing
residential areas might also benefit
from such an approach. The AAP
Preferred Option also puts in place
statements regarding sensitive
environments to minimise the risk
of adverse impacts resulting from
new development (see Section 4 –
Strategic Proposal 5; Section 5 – all
Area Proposals; Appendix 2).
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Indicative energy network concept
Table 3.6. Objectives met

Which Core
Strategy
objectives are
met?
SO1, SO2, SO3,
SO5, SO7, SO8,
SO9, SO14, SO17,
SO18, SO19,
SO20, SO21

Which AAP
objectives
are met?
B1, P2

3.2.32 In terms of flooding,
development in areas at risk must
satisfy the PPS25 ‘Sequential Test’
and ‘Exceptions Test’, which must
demonstrate that development can
be built safely without flood risk
elsewhere. Serious consideration
will need to be given to flood
attenuation, including storage
facilities and lagoons.

Which AAP
Strategic
Proposals do
this?
SP5 – Setting
the design
standard

Which AAP Area
Proposals do this?

All of the Area
Proposals look
at opportunities
for minimising
environmental
impact

Why is this so important?
3.2.33 If Redhill is to address and
adapt for sustainability concerns,
the promotion of environmental
aspirations must go hand-in-hand
with measures described in the
preceding sections. The promotion
of sustainable transport modes and
sustainable development patterns
are of equal importance. The AAP
Preferred Option for Redhill looks
to establish a series of Strategic
Proposals which together can
deliver this goal.

Fig. 3.6 : Indicative energy network concept: a linked series of
renewable energy generation possibilities
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Vision
Summary: relationship between
issues, objectives, opportunities
and proposals
3.2.34 The preceding section has
outlined the vision for Redhill Town
Centre, highlighting opportunities
for addressing the issues it
currently faces. Each statement has
been linked to objectives identified
in the Core Strategy and the Issues
and Options stage of the AAP
process, as well as the proposals
outlined in Sections 4 and 5 which
come later in this document. The
following table summarises this
relationship for ease of reference.
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Table 3.7. Relationship between issues, objectives, opportunities and proposals

Issues facing Redhill Town Centre

Relevant Core
Strategy
Objectives
SO2, SO13, SO14,
SO17, SO18, SO20,
SO21

AAP Objectives

SO2, SO13, SO14,
SO17, SO18, SO20,
SO21

T2 – Prioritising
public transport

The bus station is not big enough to meet future
demand
The amount of through traffic adds to peak period
congestion
Congestion hotspots exist at entry points to the town
centre
New development will increase demand for journeys

SO2, SO13, SO14,
SO17, SO18, SO20,
SO21

T3 – Tackling
congestion

Strategic Proposal 3

Information on the availability of parking spaces is
lacking
Short & long-term parking is not always in the right place

SO2, SO14, SO15,
SO17, SO18, SO20,
SO21

T4 – Sustainable
parking solutions

Strategic Proposal 2

SO2, SO4, SO13,
SO14, SO17, SO18,
SO20, SO21, SO22

T5 – Improving
walking and cycling

Railway station environment is poor
Integration between bus and rail services is low

T1 – Promoting the
transport hub

AAP Opportunities

AAP Proposals Strategic & Area wide
(see Sections 4 & 5)
Opportunity 1 “Creating Strategic Proposals 1, 2
a human environment”
Area Proposal 1

Commuter parking is inadequate
Bus service coverage is not comprehensive
Buses are not always reliable

Strategic Proposals 1,3
Area Proposal 4

Bus priority measures do not exist
Bus stops are not always in the right location

Area Proposals 1, 13

Lack of on-street parking controls leads to conflict
between residents, shoppers and commuters
Pedestrian and cycle routes are of poor quality
with priority going to motor vehicle movement
Pedestrian and cycle connections are indirect

Strategic Proposals 1,3, 4
All Area Proposals

Pedestrian and cycle routes are sometimes unsafe
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Vision
Issues facing Redhill Town Centre

Redhill’s public spaces are isolated and underused
Public realm treatments are inconsistent

Relevant Core
Strategy
Objectives
SO1, SO2, SO4,
SO5, SO7, SO14,
SO17, SO18, SO19,
SO20, SO21, SO22

AAP Objectives

AAP Opportunities

AAP Proposals Strategic & Area wide
(see Sections 4 & 5)
Strategic Proposals 1, 4

P1 – Create a
network of varied,
high quality public
spaces

Opportunity 2
“Providing room to
breathe”

SO1, SO2, SO6,
SO14, SO17, SO18,
SO19, SO20, SO21

L1 – Improving the
shopping offer

Opportunity 3
“Generating vibrancy”

SO1, SO2, SO6,
SO14, SO17, SO18,
SO19, SO20, SO21

L2 – Building on
Redhill’s office
strength

Strategic Proposal 4

SO1, SO2, SO6,
SO12, SO14, SO17,
SO18, SO20, SO21

L3 – Enhancing public
service provision

Strategic Proposal 4

SO1, SO2, SO6,
SO14, SO17, SO18,
SO19, SO20, SO21

L4 – Offer a
vibrant mix of uses
throughout the day
and evening

All Area Proposals

Maintenance of the public realm is poor
Varied public space is needed to meet demands of
different groups
Good quality, well-used public realm is key to the town’s
image
Existing shop units do not meet retailers’ demands
There are few retail attractions in the town
Existing office buildings are not meeting market
demand
There are few facilities to support local businesses e.g.
conference rooms, hotels

Strategic Proposal 4
Area Proposals 2, 3, 4,6

Area Proposals 2, 3, 4, 7,
9, 10, 11, 15

Office buildings are not integrated with the town
Existing community and voluntary space is under
pressure for redevelopment and is inadequate to meet
demand
New facilities are needed in the town centre

Area Proposals 9, 15

There are few facilities for young people, contributing
to problems of anti-social behaviour
Existing leisure and cultural facilities have a limited
lifespan
There is not a mix of locations to eat and drink in the
town centre
32
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Strategic Proposal 4
Area Proposals 2, 3, 4, 5,
10, 12

Issues facing Redhill Town Centre

Some existing housing areas are in need of investment
Few people live in the town centre, contributing to
issues of safety
New housing is needed in the town centre including a
range of tenures and types of units
Some of the town centre’s buildings are in poor
condition and are reaching the end of their useful life
There is no consistency in design

Relevant Core
Strategy
Objectives
SO1, SO2, SO6,
SO10, SO14, SO17,
SO18, SO20, SO21

AAP Objectives

AAP Opportunities

L5 – Providing
opportunities for
people to live in the
town centre

Opportunity 3
“Generating vibrancy”

SO1, SO2, SO3,
SO8, SO9, SO14,
SO17, SO18, SO19,
SO20, SO21

B1 – Promoting
high standards of
architectural, urban
and environmentally
sound design

Opportunity 4 “Making a Strategic Proposal 5
positive statement”
All Area Proposals

SO2, SO3, SO14,
SO17, SO18, SO20,
SO21

B2 – Integrate
tall buildings in
appropriate locations

SO1, SO2, SO3,
SO5, SO7, SO14,
SO17, SO18, SO20,
SO21

P2 – Integrate
environmental
constraints as part
of appropriate
sustainable
development
responses

Many buildings do not provide strong street frontage
Post-war buildings have not respected the Victorian
character of Redhill’s town centre
Important landmark buildings need to be more
prominent e.g. railway station
Taller buildings could be developed in appropriate
locations
Building design needs to be forward thinking in terms of
reducing carbon emissions and exploring opportunities
for energy generation
Environmental constraints such as flood risk and water
attenuation need to be fully addressed in development
design

Opportunity 5
“Designing for the
future”

AAP Proposals Strategic & Area wide
(see Sections 4 & 5)
Strategic Proposal 4
Area Proposals 1-5,
9 – 13, 15

Strategic Proposal 5
All Area Proposals
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Section
4
section

1
Area introduction
Action Plan
Preferred Option:
strategic proposals

AAP Preferred Option: Strategic Proposals
4.1
AAP PREFERRED
OPTION: OVERVIEW

4.2 AAP STRATEGIC
PROPOSALS: OVERVIEW

4.3 STRATEGIC
PROPOSALS: ASSESSMENT

4.1.1 The AAP Preferred Option
looks to deliver the vision for Redhill
through a series of Strategic
Proposals, of town significance, and
Area Proposals focusing on change
to specific areas of the town.
Together these complementary
proposals will enhance the
environment and range of facilities
on offer in Redhill Town Centre,
simultaneously improving resident
and visitor perceptions of the town
and ensuring Redhill grows and
thrives in a sustainable manner over
the next 20 years.

4.2.1 The Strategic Proposals are
interventions and policy proposals
which have town-wide (and beyond)
implications. They provide the
framework for more specific areaby-area proposals, for instance on
the appropriate mix of land uses for
a particular site and the application
of site-specific design guidance;
these are outlined and assessed in
Section 5.

4.3.1 The Strategic Proposals
have been assessed against the
objectives established in the
emerging Core Strategy and
the complementary objectives
established in the AAP Issues and
Options document – see Section
3 for objectives summary. The
objectives respond to the issues
facing the town and informed the
development of the vision and AAP
Preferred Options for the town
centre.

Table 4.1. AAP Strategic Proposals

Strategic Proposals:
interventions
SP1 – Strategic hub and
interchange
SP2 – Town centre parking
strategy
SP3 – Creating “living streets”
SP4 – Living in the Town Centre
SP5 – Setting the design
standard

4.2.2 The Strategic Proposals
together support the AAP
Preferred Option approach for the
town centre outlined in Section 4.1
and the vision set out in Section
3. The Strategic Proposals are
based on the findings of the
background studies summarised
in Appendix 4 as well as ongoing
consultation with stakeholders,
particularly those who will be
involved in their implementation,
and central, regional and local policy
and guidance. Alternative proposals
have been considered, where
appropriate, and justification for
promoting a Strategic Proposal is
presented under each section.
The Strategic Proposals are set out
in Table 4.1.
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4.3.2 The objectives are
consistent with local (Reigate &
Banstead Borough Council, Surrey
County Council), regional (South
East of England Regional Assembly,
South East of England Development
Agency, Government Office for
the South East) and Government
objectives and targets for Redhill,
and for sustainable development in
general.
4.3.3 Each of the proposals
considered in this paper is linked
to policies in Reigate & Banstead
Borough Council’s emerging Core
Strategy and has been subjected
to a more detailed sustainability
appraisal which is available as a
separate document. In addition,

all of the transport proposals
will be subjected to thorough
viability and feasibility testing
as well as modelling and detailed
design by Surrey County Council
in-conjunction with Reigate &
Banstead Borough Council and key
stakeholders. Additional flood risk
assessment will also be undertaken.

Strategic Proposal 1 (SP1) - Strategic hub and interchange

Specific proposals

Railway station improvements
Redevelopment of railway station entrances and provision of enhanced platform access arrangements. Creation of
new public space at main station entrance. Enhancement of walking links between railway station, bus station and
town centre through provision of direct, wide crossing. Provision of enhanced dedicated and secure cycling facilities
at both station entrances, especially the main entrance. Provision of dedicated taxi rank and drop off facility at
main entrance. Environmental improvements under railway bridge. Upgrade of existing pedestrian subway between
Redstone Hill and Marketfield Way. Relocation of existing station car park to east of railway line to be re-provided as
multi-storey car park.
The importance of the railway station as both part of the transport hub and an area of change, means it is
considered both a Strategic Proposal here (SP1) and an Area Proposal (AP1) where the preferred land use mix and
design proposals are outlined. At both levels alternative options are considered.
Bus station improvements
Retention of bus station on existing site. Doubling of existing capacity by reducing land taken up by existing road
infrastructure i.e. Princess Way and roundabout. Potential to create four more stops including on-street through
services.
Improvements to the bus station are also cross-referenced with the Area Proposals for the Warwick Quadrant – AP4.
A23/A25 junction transformation
Removal of roundabout at A23/A25 junction (Princess Way, Marketfield Way and Redstone Hill) to be replaced by
signalised three-way junction with bus priority measures and co-ordinated light phases for pedestrian/cycle, bus
and vehicular movements. Land leftover by roundabout removal to be utilised as gateway public square/pedestrian
priority areas and for expansion of bus station outlined above.
The junction transformation is a key part of the “Living Streets” concept outlined in Strategic Proposal 3.
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AAP Preferred Option: Strategic Proposals
Strategic Proposal 1 (SP1) - Strategic hub and interchange (continued)

Reasoning

The proposals are at the heart of promoting Redhill’s position as a strategic transport hub, through the provision of
a significantly enhanced access and arrival experience for this key gateway location.
The proposals are key to improving access between the public transport arrival points and the town centre facilities
and employment opportunities.
The proposals further help integrate movement and opportunities for interchange between the two major public
transport arrival points and the town centre which is already recognised by Surrey County Council as one of the
most successful in Surrey.
The proposals are key to meeting additional travel demand through the promotion of public transport and reduction
in car use and congestion in line with local Borough, County and regional policy objectives.
Substantial investment in public transport, such as these proposals, are recognised in regional strategy as key to
Redhill’s ability to achieve significant housing and employment growth.
The proposal meets user preference for retention of the bus station in its existing location which benefits from
being on the town centre-side of the ring road system close to high street shops and accessible for all user groups.
The proposals deliver major public space, pedestrian and cycle improvements at the main arrival point to the town
centre, significantly enhancing the image of this area and impressions for users.
The proposal captures commuter traffic accessing the town from the east before it enters the congestion hotspots
along the town centre ring road.
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Strategic Proposal 1 (SP1) - Strategic hub and interchange

Delivery

Development partner working with Network Rail to deliver railway station redevelopment and mixed use development
on site.
Bus station expansion requires landowner, Surrey County Council and operator partnership.
Road and public realm improvements requires Surrey County Council, landowner, developer, Highways Agency
partnership with Borough Council.
Additional modelling of the proposals will be undertaken as the AAP develops. Comparison with the successful
implementation of similar schemes elsewhere in the UK will also be undertaken.
Potential to utilise public funding source e.g. Surrey County Council Major Scheme Funding alongside development
contributions
Short to medium term delivery (5-10 years).

Evidence base

AAP pedestrian counts and surveys; bus station user surveys; Surrey County Council modelling results; Borough
Council parking study

Relationship with policy Regional Spatial Strategy – Primary Regional Centre/Centre for Significant Change/Regional Hub
and strategy
Regional Transport Strategy – Regional Transport Hub
Surrey Structure Plan - Strategic Centre
Emerging LDF Core Strategy Objectives – SO2, SO13, SO14, SO17, SO18, SO20, SO21
Emerging LDF Core Strategy Policies – CS16 Travel Options; CS17 Accessibility
AAP objectives met

T1 T2 T3 T4 T5 P1
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AAP Preferred Option: Strategic Proposals
Strategic Proposal 1 (SP1) - Strategic hub and interchange (continued)
Alternative proposals
considered

1. RAILWAY STATION
Do nothing
The alternative scenario is to direct investment elsewhere and not invest in the railway station facilities or wider
area, or only deliver minimal, cosmetic change. However, this scenario would continue the status quo, failing to
enhance the key component of Redhill’s transport “hub” offer and restricting future investment and the growth
potential of the town.
Alternative land use mix as part of the station redevelopment is considered under AP1.
2. BUS STATION
Two alternative proposals were considered: relocation of the bus station on an alternative site and replacement
of the bus station with a set of strategic bus stops. Both alternatives were rejected for a number of reasons, with
deterrent to bus use and interchange being a primary reason in each case.
Relocation of bus station
Two potential sites were considered as alternative bus station locations: Marketfield Way and the railway station car
park.
The Marketfield Way site has the benefit of also being on the town centre-side of the ring road, close to the high
street and shopping facilities. However, the site has two significant constraints. The first is that the site is being
promoted for a retail-led town centre development, closely integrated with the primary retail frontage around
the Belfry Centre’s main entrance. The site, therefore, has a wider growth and regeneration value for the town.
The second constraint is that the site is further removed from the railway station and although existing rail-bus
interchange is low, this would hinder any attempt to enhance interchange and integration, promoting Redhill as a
transport hub.
The railway station site would provide the potential for rail-bus interchange on the same side of the ring road.
However, the site is constrained and to achieve an expanded bus station facility would require it to be developed at
the northern end of the site, further away from the railway station and, more crucially, town centre facilities. The
major disbenefit of the site is that the majority of existing bus users accessing town centre functions would have to
cross the ring road to use the facility. This could deter users particularly those with mobility problems. Furthermore,
the railway station site is also a major redevelopment opportunity and development on the existing station car park is
necessary to facilitate the redevelopment of the station environment.
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Strategic Proposal 1 (SP1) - Strategic hub and interchange
Strategic bus stops
Strategic bus stops are an alternative to a central, single bus station. Strategic bus stops would provide on-street
stops along the ring road system around the edge of the town centre. Bus services could potentially stop at a series of
point on the edge of the centre, but there would be no one space for accessing all bus services.
User surveys indicated strong support for a single bus station facility over strategic bus stops. The main reasons for
not supporting strategic bus stops were: lack of information, lack of interchange, safety and environment of bus stops,
increased walking distance to access stops, lack of facilities at stops, timing of buses. Additionally strategic bus stops
would require alternative bus lay-over and turning facilities for routes terminating at Redhill and on-street stops could
increase congestion in the town centre area. In contrast a single bus station was supported particularly for reasons of
proximity to destination, security and quality of facilities.
3. JUNCTION TRANSFORMATION
The alternative options for the ring road system are outlined under Strategic Proposal 3 – Living Streets.

Examples from elsewhere: Freiburg
Station (left) has a welcoming,
visually appealing, pedestrianfriendly entrance. Strasbourg’s
tram station (right) celebrates the
transport gateway with high quality
architectural design integrated
into an existing public space.
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AAP Preferred Option: Strategic Proposals
Strategic Proposal 2 (SP2) - Town centre parking strategy

Specific proposals

Growth in the town centre will lead to further demand for parking and increased congestion unless a complementary
parking management strategy, traffic management programme and package of public transport improvements are
implemented.
The Council will aim to introduce a bespoke package of parking measures which respond to the specific needs of the
town over time. This bespoke package could include:
•

Reasoning

Car parking charges, tariffs and controls: if public transport is to be promoted, car parking prices need to be less
favourable than bus fares and controls need to be implemented that discourage all-day parking and peak period
arrivals and departures.
• An integrated approach is required to encourage drivers to choose the nearest rather than the cheapest car park.
Car parking information system with real time space availability and a clearly signed “parking route” indicating the
nearest available space, is key to reducing distance travelled.
• Review/consolidation of car parking provision to allocate parking to meet specific needs in most suitable location
– for instance short-term provision for shoppers closest to shopping areas and longer-term provision for
commuters closest to the railway station as well as options for resident parking.
• Use of interceptor car parks to reduce traffic entering the town centre area.
• Consideration of town centre delivery/freight requirements in terms of timings and ease of movement.
• Introduction of controlled residential parking zones to reduce commuter/shopper conflict with residential parking
and further encourage use of car parks or alternative transport modes. This will involve a harmonisation of onstreet, off-street and park and ride facilities.
• Low/no parking provision in new development in appropriate locations.
• Sustainable transport measures such as car clubs.
Surrey County Council’s modelling study recognises that people respond in different ways to congestion and there is
a need for suppressing car trips through consolidation of car parking provision, pricing policies, bus priority measures
and reallocation of road space.
Increased parking provision or continued relaxation of parking charges or restrictions will undermine efforts to
promote public transport and reduce town centre congestion.
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Strategic Proposal 2 (SP2) - Town centre parking strategy (continued)

Reasoning (continued)

A comprehensive parking strategy, linked to the promotion of alternative modes of transport, and consideration of the
role of, and access to, specific car parks is required.

Delivery

The Borough Council’s Parking Study indicates that existing under-utilisation of car parks mean that publicly accessible
car parks could accommodate any forecast increases in parking associated with non-food retail growth.
Additional modelling of the proposals will be undertaken as the AAP develops. Comparison with the successful
implementation of similar schemes elsewhere in the UK will also be undertaken.
Borough and County Council-led implementation requiring consultation on specific proposals

Evidence base

Borough Council parking study; Surrey County Council traffic modelling

Relationship with policy PPG13
and strategy
Surrey County Council Local Transport Plan 2 objectives
Borough Council emerging LDF Core Strategy Objectives - SO2, SO13, SO14, SO15, SO17, SO18, SO20, SO21
Borough Council emerging LDF Core Strategy Policies CS16 Travel Options, CS17 Accessibility, CS18 Parking
AAP objectives met

T2 T3 T4

Alternative proposals
considered

More parking
The Council’s parking study indicates that there is an existing surplus of parking within the town centre and a
coordinated approach to parking provision will help address congestion issues and future demand for parking resulting
from growth of facilities, homes and jobs.
The provision of additional town centre parking will significantly undermine efforts to promote public transport, which is
key to ensuring town centre congestion does not get worse.
Less parking
It is recognised that Redhill needs sufficient parking to maintain its economic competitiveness, particularly when
considered against the parking policies or attractions on offer in nearby towns. Parking levels can only be significantly
reduced in conjunction with increased public transport investment, reliability and patronage. However, a long-term
aspiration should be a reduction in the town’s dependency on car use.
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AAP Preferred Option: Strategic Proposals
Strategic Proposal 2 (SP2) - Town centre parking strategy (continued)

Alternative proposals No change to parking arrangements
considered (continued) Reviewing parking arrangements (location of short and long-term parking, parking prices, parking controls/restrictions)
are a necessary component of a comprehensive transport strategy for the town. Without a proactive approach to
parking provision, congestion problems will persist and public transport will remain an unviable alternative for many
users of the town. In time the town’s attractiveness as a location to live in, visit and invest in will be undermined,
reducing its economic competitiveness.
Interceptor car parks/park and ride
Additional measures suggested in the Borough Council’s parking study include the development of a network of
interceptor car parks. This proposal requires further testing alongside proposals for park and ride and residential
parking zones, with the primary objectives being addressing congestion issues, the encouragement of alternative
transport use and reducing car dependency.
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Strategic Proposal 3 (SP3) – Creating “Living Streets”

Specific proposals

The “Living Streets” package looks to transform the ring road into a complete town street, serving all street
functions in an integrated way. Accommodating cars will still be an important primary function, but in ways that are
less dominating in street space and encourage slower speeds – which in turn may reduce queue delays but do not
necessarily mean longer journey times.
In contrast pedestrian space, movement and crossing will be enhanced and measures to encourage activity along the
street can be introduced such as improved landscape treatment and development of building facades facing the street.
Access for all on foot will become an integral part of all public realm and development designs.
The package of proposals for the ring road includes the following interventions. Balancing traffic lanes through the
town, by providing a single running lane in each direction as with the A23 elsewhere in the town. Replacement of the
three roundabouts with signalised junction intersections. Single lanes would widen to two lanes at junctions. Signals
would integrate pedestrian crossing, bus turns and junction turns. Introduction of right hand turns at all junctions
and access ways by means of an outside turning lane. Providing priority measures for buses as appropriate, including
advance bus signals, bus lanes and opportunity for a bus only direct link between Marketfield Way and Cromwell Road
(reducing journey times and removing a sharp turn for buses at the High Street junction, improving safety on this
corner). Providing improved cycle facilities including uninterrupted on-carriageway cycle lanes in both directions on
the A23 and A25, introduction of cross-town centre cycle routes north-south and east-west, and the introduction of
plentiful and secure cycle parking at key destinations and places of employment. Signalisation and priority measures
would be introduced, as appropriate, at upstream and downstream junctions to mitigate any related impact. This
package of proposals will be modelled as part of the AAP’s development.
The key intervention is the creation of a new public square outside the railway station (as outlined in Strategic Proposal
1) with direct and generous pedestrian crossing facilities to the bus station and town centre (Station Road). This is
the cornerstone of a comprehensive pedestrian strategy for the ring road, which proposes more generous pedestrian
space along the entirety of the route and particularly at key intersections.
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AAP Preferred Option: Strategic Proposals
Strategic Proposal 3 (SP3) – Creating “Living Streets” (continued)

Specific proposals
(continued)

Beyond the ring road further measures would be implemented:
Route management strategy for the A23 and A25 as enters the town centre including measures to restrict “rat runs”
on unsuitable alternative routes. Aims of strategy to provide reliable bus operation, convenient pedestrian crossing,
safe cycling conditions, as well as efficient movement and access for motor traffic.
An assessment of the traffic conditions will need to be undertaken to consider the current situation, a “do-nothing”
situation for 2016, improvements resulting from the enhancements to the “hub” and the impact of development traffic
with current conditions and predicted improvements. The implications of the development traffic need to be assessed
to identify where the pressures will be seen on the highway network and how highway improvements can be made.

Reasoning

The entire area should have an integrated design. This is necessary to ensure that the road system operates
effectively as the town grows. The package will complement the other Strategic Proposals, particularly SP1 – Hub/
Interchange and SP2 – Parking Strategy.
Traffic modelling suggests that congestion is a current problem facing Redhill town centre and that by 2016 vehicle
delays will face further increase. However, perception of the problem is complex. Delays due to slower speeds are
less perceived as a problem than delays spent in queues. Lower running speeds result in shorter traffic queues and
“congestion” can be reduced without reducing traffic or increasing road space. Current traffic queues are confined to
relatively short periods of the day and are not experienced every day.
The introduction of right hand turns along Princess Way and Marketfield Way will reduce junction movements in peak
periods by between 5 and 15%. This will considerably reduce traffic queues at these critical locations.
At the same time, traffic-focused solutions must be delivered alongside measures to encourage public transport use
and manage car demand. This includes using under-used road space for bus priority measures, such as bus lanes.
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Strategic Proposal 3 (SP3) – Creating “Living Streets” (continued)

Reasoning (continued)

Surrey County Council’s modelling study recognises people’s behaviour to congestion varies and, therefore, there is a
need to suppress car trips through rationalisation of car parking provision, pricing policies, bus priority measures and
reallocation of road space. The study also concludes that signalisation of the three main roundabout junctions may
provide additional capacity for cars and improve the environment for pedestrians and cyclists. Signalisation is also
recognised as part of the package to enhance transport interchange in the town; this is crucial to unlocking the town’s
growth potential.
Promoting public transport, managing car demand and improving pedestrian and cycling connections are all part of
the package of interventions required to deliver physical and perceptual change in the town. Without this package
of interventions Redhill will continue to make the wrong impression, will not function as a transport hub and will not
become the vibrant, attractive place to live and work that is envisaged.
Pedestrian flows across the ring road to the town centre are high throughout the day and particularly at peak periods.
Pedestrians are accessing the transport system, shops, offices and residences, but survey feedback shows that
pedestrians generally only feel safe in the pedestrianised High Street area. This perception of the town is impacting on
users, undermining its current performance, potential to grow and having a negative impact on businesses.

Delivery

Evidence base

The “Living Streets” package is at the heart of the AAP Preferred Option. Without comprehensive intervention the
vision for the town centre is not achievable and problems and perceptions will continue and be further exacerbated as
the town grows.
Requires coordinated delivery between Surrey County Council and Reigate & Banstead Borough Council in conjunction
with bus operators. Further modelling work will be undertaken as part of the AAP’s development. Comparison with the
successful implementation of similar schemes elsewhere in the UK will also be undertaken. Significant funding streams
required including use of Surrey County Council Major Scheme Funding and developer contributions.
AAP pedestrian counts and surveys; AAP Issues and Options consultation feedback; Surrey County Council traffic
modelling information

Relationship with policy PPG 13; Surrey County Council Local Transport Plan 2 objectives
and strategy
Borough Council LDF emerging Core Strategy objectives - SO2, SO4, SO13, SO14, SO17, SO18, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS16 and CS17
AAP objectives met
T1 T2 T3 T4 T5 P1
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AAP Preferred Option: Strategic Proposals
Strategic Proposal 3 (SP3) – Creating “Living Streets” (continued)
Alternative proposals
considered

Complete one way system
Converting the whole ring road system to a one-way system presents a number of problems. It would increase the
dominance of traffic through providing opportunities for increased vehicle speeds – this is already evident along the
Cromwell Road/Queensway sections of the ring road and is similarly the case along stretches of the system in Reigate.
It would increase the mileage of A25-A23 traffic passing from east to north and some traffic passing through the
town on the A23. This would likely counteract time savings from faster speeds. Bus routes would also be undermined
with circuitory rather than direct routes required to travel northwards. Increased traffic would use Cromwell Road
and Queensway adding to delays along this stretch of the ring road, particularly at the Station Road and London Road
junctions which would need to remain at three-way. “Rat-running” may increase through adjacent streets. Access to
destinations, such as car parks, along Princess Way, when arriving from the south, would become substantially more
circuitous. Pedestrian walkways and crossings would become less pleasant with the presence of fast moving, multi-lane
traffic.
Converting Queensway/Cromwell Road to two-way operation
Attempting to create a full two-way operation also is problematic. Queensway has insufficient width to accommodate
two-way general traffic as well as pedestrian, cycle and bus traffic. It would reduce the opportunity to give more space
to pedestrians at Cromwell Road junction with High Street and aims of extending the public realm treatment and
prime retail frontage southwards (see SP6 and AP3). However, the potential for providing two-way access along St.
Matthews Road to the Belfry car park entrance and potentially a car parking entrance for development at Cromwell
Road remain viable options.
Pedestrian overbridge from the railway station to the bus station/Harlequin/ Station Road
Creating a pedestrian overbridge, or an underpass, will significantly impede, rather than improve, pedestrian movement.
Pedestrian movement should be at-grade for legibility, comfort, convenience and safety. Vertical separation is now
viewed as bad practice by government and practitioners and past examples are being systematically removed.
Segregated footway systems often result in anti-social behaviour and threats to personal security. Delivering a bridge
link will be an expensive and unsatisfactory engineering solution. “Level” access cannot be achieved because lift systems
need to either take passengers down to sub-platform level or up in order to clear trains using the platforms. At the
destination, the bridge would result in significant ramping to comply with disability standards, further expanding the
structure and potentially creating unwelcome environments beneath the structure. In any event, at-grade crossings of
the ring road would still be required for users not accessing the railway station.
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Strategic Proposal 3 (SP3) – Creating “Living Streets” (continued)
Alternative proposals Do nothing
considered (continued) The do nothing scenario is a non-starter. The town is facing a series of transport, movement and access issues: poor
quality pedestrian and cyclist experience, limited use of local public transport or scope for future expansion, congestion
and parking concerns. If the town is to grow and, importantly, enhance its reputation against strong competition from
neighbouring towns, these issues must be addressed.
Examples from elsewhere: Kensington
High Street (left) is widely recognised
as an exemplar for the “living streets”
concept. The re-designed High
Street continues to accommodate
significant flows of traffic, whilst
providing regular right hand turns, bus
lanes and priority measures, generous
pavements and pedestrian crossings
and ample cycle parking. The whole
environment balances movement by a
range of transport modes, particularly
providing an enhanced pedestrian
experience with high quality paving,
planting and lighting. The square and
shared surface from Shrewsbury
(centre) illustrates how through
routes and high quality public spaces
can be integrated in a comprehensive
design approach. This is taken further
in Newcastle (right) where the priority
is given back to pedestrians on a busy
shopping street.
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AAP Preferred Option: Strategic Proposals
Strategic Proposal 4 (SP4) - Living in the Town Centre
Specific proposals

Town centre liveability is about creating the right mix of uses and activities for all age and user groups to enjoy in the
most accessible locations, encouraging people to use the town centre at different times of the day and enhancing its
reputation as a vibrant and safe place to be.
Redhill has the potential to offer a full range of facilities and employment opportunities, an increased town centre
population and enhanced public realm all within an accessible environment. The following proposals, which are further
developed in the specific Area Proposals in Section 5, will contribute to the town centre’s growth as a sustainable
location for development.
Living
Major opportunities to introduce mixed tenure residential development as part of town centre/edge of centre mixed
use developments and enhancement of existing residential areas, increasing the residential population of the area. See
Area Proposals AP1, AP2, AP3, AP4, AP5, AP9, AP10, AP11, AP12, AP13.
Working
Continued support for existing commercial employment in town centre and edge of centre locations, as well as
opportunities for additional provision to meet market demand, including space for small business units. See Area
Proposals AP2, AP3, AP4, AP5, AP7, AP8, AP9, AP10.
Shopping
Major expansion of the town centre’s existing shopping facilities to introduce a medium-sized department store at
Marketfield Way (see Area Proposal AP2), a new town centre supermarket at Cromwell Road (see Area Proposal AP3)
and opportunities for improving existing shops at the Warwick Quadrant (see Area Proposal AP4) and Belfry Centre
(see Area Proposal AP6).
Leisure and culture
Opportunity to enhance and retain existing leisure and culture provision, specifically within the Warwick Quadrant (see
Area Proposal AP4) and at Donyngs Leisure Centre (see Area Proposal AP11) and identify opportunities for additional/
replacement facilities within or close to the town centre – see Area Proposals AP2, AP3, AP5, AP9.
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Strategic Proposal 4 (SP4) - Living in the Town Centre (continued)
Specific proposals
(continued)

Evening economy
Stimulation of evening economy – restaurants, bars, culture and leisure facilities – through review of town centre retail
class use policies and link to existing, and future, leisure and culture facilities including at the Warwick Quadrant, see
Area Proposal AP4.
Community facilities and services
Opportunity to consolidate community and voluntary sector provision in purpose-built facilities in accessible locations –
see Area Proposal AP8 and AP12.
Public space and green infrastructure
Upgrade of existing parks, play and recreation spaces - including Memorial Park, Cromwell Road and Donyngs – to
provide range of accessible, well-used, safe play and recreational facilities for all age groups, particularly children/
teenagers – see Area Proposals 8 and 12.
Opening of Copyhold as leisure/recreation space with walking and cycling trails and tracks and opportunities for
educational/environmental interpretation facilities – see Area Proposal AP14.
Upgrade of public squares – including Maple Square and Station Road West – to provide hard landscape areas with
seating, tree planting and opportunities for ground floor cafe/restaurant uses in the town centre.
Continued promotion of existing allotment facilities as important locations for recreation, local food production and
encouragement of biodiversity – see for example Area Proposal AP12.
Improved connections between spaces, including extension of pedestrian priority treatment delivered in the High
Street (wider pavements, landscape enhancement, consistency of materials, lighting, seating - not pedestrianisation)
north towards Gloucester Road and Memorial Park, west along Station Road towards Donyngs, east towards the railway
station, south along Cromwell Road.
Treatment of ring road system (Marketfield Way, Princess Way, Cromwell Road, Queensway) as “Living Street” as defined
in Strategic Proposal 3.
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AAP Preferred Option: Strategic Proposals
Strategic Proposal 4 (SP4) - Living in the Town Centre (continued)
Specific proposals
(continued)

Enhancement to pedestrian routes along corridors into town centre: London Road, Brighton Road (and railway bridge),
Redstone Hill (and railway bridge), Station Road.
Enhancement to railway crossings: over railway line between Memorial Park and Warwick School, under railway line
between Redstone Hill and Marketfield Way.
Enhancement of pedestrian and cycling links to Copyhold and Redhill Common and other open spaces which form the
wider green infrastructure network (see Council Green Infrastructure Strategy).
Creation of new “gateway” space at the railway station, providing high quality public space at key arrival point and
generous pedestrian provision across A23 to link with bus station, Station Road east and Marketfield Way – see
Strategic Proposals SP1 and SP3.
Creation of new public space at Cromwell Road.
Creation of new public space at Reading Arch Road/Brighton Road.

Reasoning

Comprehensive programme of appropriate planting along key road corridors.
Redhill Town Centre is an accessible location with a range of existing facilities and services. However, the town centre
is not fulfilling its potential as a desirable place to be. New facilities are needed to meet existing demand and the range
of offer needs to be extended to make Redhill a place where people choose to spend their time and money at different
times of the day. Town centre housing, new leisure, culture and evening economy provision, and enhanced public spaces
are particularly key to this transformation. Furthermore, Redhill is going to grow during the lifetime of the AAP and a
range of facilities and services will be needed to support this growth.
The Borough Council’s retail and leisure needs assessment indicates that the town centre can accommodate expansion
of its convenience and comparison retail provision.
The Council’s economic market assessment shows that new commercial floorspace, particularly large floorplates and
small business space, will be in demand during the AAP’s lifetime.
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Strategic Proposal 4 (SP4) - Living in the Town Centre (continued)
Reasoning (continued)

Housing need assessments, regional housing targets and the Borough’s New Growth Point status mean that significant
new mixed tenure housing will be required in the town and the town centre.
The Council’s cultural audit indicates that there is a strong demand for cultural facilities in the town and facilities of
this nature should be encouraged and retained to meet increased demand as the town grows.
Community and voluntary sector groups have highlighted in consultation responses, the need for new accommodation in
accessible edge of centre locations.
Consultation responses indicate that facilities for young people are lacking, contributing to incidents of anti-social
behaviour and perceptions of safety.
Reigate & Banstead Borough Council’s open space study indicates that the Redhill town centre area is facing
deficiencies in open space, particularly green space, sports provision and provision for children and young people.
The provision of high quality public realm is key to the town’s image, for investors and residents alike.
Resident and business surveys consistently report concerns with the quality, range and maintenance of public spaces
in Redhill town centre. These include surveys undertaken with the mobility impaired, visually impaired, elderly and school
children.
Studies prepared for the Government’s design watchdog, the Commission for Architecture and the Built Environment
(CABE), and its sister organisation, CABE Space, has indicated the economic importance of investing in good quality
public realm for businesses, residents and visitors. Similar studies have also been prepared elsewhere for Transport
for London and pressure group, Living Streets. Studies also indicate the impact of public realm investment, and user
involvement, in reducing crime and anti-social behaviour, increases in the use of public spaces and individual well-being
and healthiness, and reductions in car use and pollution.
“Greening” the town centre will create a more pleasant environment and provide additional environmental benefits
(such as increased biodiversity, minimisation of flood risk).
A coordinated maintenance and funding regime will ensure spaces continue to play an important role in the town centre.
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AAP Preferred Option: Strategic Proposals
Strategic Proposal 4 (SP4) - Living in the Town Centre (continued)
Delivery

Site specific proposals to be delivered as part of the coherent vision for the town centre as outlined in Section 3 and
described in the Area Proposals – see Section 5.
Public realm strategy and space-specific visions, frameworks and delivery plans need to be put in place with priority
interventions at Memorial Park and new “gateway” space at railway station.
Opportunity to utilise Government funding streams alongside developer contributions/town centre tariff, for example
potential New Growth Point funding and interventions as part of Surrey County Council Major Scheme.
Development opportunities will start to come forward in the short to medium term (5-10 years) and continue for the
20-year life of the AAP.

Evidence base

Opportunity for a series of public realm “quick wins” in short term (less than 5 years) with medium term (10-15 years) to
undertake comprehensive public realm strategy.
Borough Council technical studies: retail and leisure needs assessment, economic market assessment, cultural audit,
consultation responses through LCAP process, AAP Issues and Options consultation responses, open space audit;
CABE Space and Transport for London studies, including “Improving Walkability (2005)”

Relationship with policy Regional Spatial Strategy identification of Redhill as Centre for Significant Change
and strategy
Regional Economic Strategy identification of Redhill as Regional Hub
Recognition of Redhill’s role within the Gatwick Economic Diamond
Borough Council LDF emerging Core Strategy objectives: SO1, SO2, SO4, SO5, SO6, SO7, SO10, SO12, SO13, SO14, SO17,
SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies: CS3, CS4, CS5, CS6, CS7(2a), CS9, CS14
AAP objectives met
T5 L1 L2 L3 L4 L5 P1
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Strategic Proposal 4 (SP4) - Living in the Town Centre (continued)
Alternative proposals
considered

Partial intervention/do nothing
Any proposal which only tackles part of the town centre’s offer will fail to meet existing and future demand for facilities
and services and will fail to address user concerns about image, quality of the environment, safety and enjoyment of the
town centre. Redhill has the potential to be a successful sustainable town centre – it is well served by public transport,
has a range of existing facilities and opportunity sites are available for new development to be brought forward.
However, it will not be able to grow and continue to economically compete with larger neighbouring centres without
comprehensive intervention and enhancement of its image and perceptions.
Alternative Area Proposals are considered in Section 5.

Examples from elsewhere: Horsham’s
Carfax (left) is an example of a
well-used, well-loved public space
at the heart of a thriving town
centre. Southampton’s Ocean
Village (centre) demonstrates how
high quality design can enhance
the image of cultural and leisure
facilities. A mixed-use development
in Clerkenwell, London (right)
demonstrates how town centre living
can be accommodated above active
ground floor uses such as shops or
cafes.
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AAP Preferred Option: Strategic Proposals
Strategic Proposal 5 (SP5) – Setting the design standard
Specific proposals

Each development site and opportunity area will need to achieve high standards of architectural, urban and environmentally
sound design to enhance the image of Redhill Town Centre, integrate buildings with public spaces and significantly reduce
environmental impact.
A package of design measures and guidelines will need to be brought forward, to include:
•

•

•
•

•

High quality architectural design responses which provide a new benchmark in design, are built to adapt to change (see
second bullet point below), provide appropriate opportunities for taller buildings whilst respecting the character of existing
development and land uses, including the town’s historic centre, established residential areas and environmentally sensitive
locations.
Flexible design, architecture and planning approaches which aim to provide for the future and allow for adaptation to
change, in climate, population and demographics. This will include measures for the management of temperature change,
flood risk, water resourcing, and ground conditions, as well as provisions for an aging and growing population, changes in
household size, and urban migration.
High quality urban design responses which ensure all buildings have a clear relationship with the public realm, including
provision of entrances, mix of uses and activities and overlooking of streets and public spaces.
Designation of Redhill as a “Green Action Zone”, developing and implementing a bespoke action plan for Redhill with the
community to work towards an area-wide transformation to low-footprint living and working (see also Appendix 2). Specific
components would include:
- New development – creation of a town centre energy centre and local energy network, to enable developers to
meet their energy needs in a cost effective manner, and to reduce carbon emissions resulting from new
development and its use.
- “Retrofit” – work with the public, and business and public sector organisations through incentives,
infrastructure and information to encourage and facilitate sustainability measures, including enhancing energy
generation mechanisms and efficiencies of existing buildings and establishing projects that change the way
people live and work in Redhill, reducing resource consumption.
- Community – establish a community forum to encourage community-led projects, such as eco-streets projects,
local materials directories or food projects, modelled on the Transition Towns initiative.
Other measures to be developed alongside include alternative renewable technologies, off-site generation,
carbon reduction funds, tariff structures, improved on-site energy efficiency and green energy supply purchase.

These measures and guidelines will develop from the policies of the emerging LDF Core Strategy and are further defined in the
Area Proposals in Section 5.
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Strategic Proposal 5 (SP5) – Setting the design standard (continued)
Reasoning

In line with national, regional and local design guidelines and aspirations to reduce off-site energy production and part
of overall package of carbon reduction proposals.
Opportunity to enhance the town’s image, through the provision of high quality design interventions.

Delivery

Opportunity to provide energy savings for businesses and residents.
Site-by-site development proposals will be considered against the AAP, site-specific development briefs, planning policy
and development control guidelines.

Evidence base

AAP Issues and Options analysis and consultation responses

Relationship with policy Government guidance – PPS1 and companion guides including By Design
and strategy
Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO5, SO8, SO9, SO13, SO14, SO17, SO18, SO20,
SO21
Borough Council LDF emerging Core Strategy policies CS2, CS9 and CS10
AAP objectives met
B1 B2 P1 P2
Alternative proposals
considered

No guidance
Redhill Town Centre has suffered from having little or no guidelines for the design of new development, resulting in
inappropriate, out of proportion, ad hoc designed buildings and spaces.
To significantly enhance its image, design in the town centre needs a significant overhaul, and so the “do nothing”
scenario is not an option.
Similarly, awareness of sustainability in design is increasingly important from economic, environmental and policy
perspectives. Residents and businesses are facing increasing energy costs as a result of dependence on external and
limited non-renewable energy sources. A town or development which offers locally generated energy will become an
increasingly desirable and viable location to live, work and invest.
These are positions that are increasingly supported by government policy, guidance and requirements. In the lifetime
of the AAP, council’s, developers and individual businesses and residents will be required to implement many of the
measures currently being considered and promoted. Exploration of these proposals at an early stage will put Redhill
ahead of the game and enhance its reputation as a location.
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Strategic Proposal 5 (SP5) – Setting the design standard (continued)

Examples from elsewhere:
Brighton’s Jubilee Library
(left) is not only a strong
architectural statement but
sits in a high quality public
space with a variety of other
uses – cafes, restaurants,
shops and homes – close
by. New housing in Helsinki
(right) demonstrates that
higher density residential
environments can combine
generous space (inside and
outside) with decent design.
This scheme benefits from the
creation of “winter gardens” –
enclosed balcony spaces – as
part of the inside living area.
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Section 5

Area Action Plan
Preferred option:
area proposals
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AAP Preferred Option: Area Proposals
5.1 AREA PROPOSALS:
OVERVIEW
5.1.1 The Area Proposals are
intervention proposals for specific
areas of the town centre. Each area
is an identified area for change
where, over the lifetime of the plan,
new development will be brought
forward to contribute to the
regeneration, vitality and growth of
the town centre.
5.1.2 The proposals identify a
mix of appropriate land uses for
each area and key principles for the
design and integration of future
development into the existing
character and function of the town
centre.
5.1.3 Area Proposals have not
been considered in isolation. Each
proposal relates to the vision set
out in Section 3 and the Strategic
Proposals outlined in Section 4.
Each Area Proposal responds
to the findings of background
studies summarised in Appendix
4, as well as ongoing consultation
with stakeholders and alignment
with central, regional and local
government policy and guidance.
AAP Preferred options for each
area have been considered in
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relation to other areas and
opportunity sites. Alternative
proposals have been considered,
where appropriate, and justification
for promoting a specific area
proposal is presented in Section 5.2.
5.1.4 The Area Proposals are set
out in Table 5.1. “Town Centre” Area
Proposals focus on the existing
town centre, as defined by the
Local Plan and areas immediately
adjacent to the town centre, such
as the Railway Station and Cromwell
Road, where logical expansion of
town centre functions can occur,
in line with government guidance
such as Planning Policy Statement
6. “Edge of Centre” Area Proposals
are not immediately adjacent to
the town centre, but still offer
the opportunity to accommodate
appropriate edge of centre
development, which will benefit from
reasonable proximity to the town
centre core.
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Table 5.1. AAP Area Proposals

Area Proposals
Town centre

Edge of centre

AP1 – Railway station and car park

AP9 – East of railway station:
Colebrook/Royal Mail

AP2 – Marketfield Way

AP10 – Reading Arch Road/
Brighton Road

AP3 – Cromwell Road

AP11 – Gloucester Road

AP4 – Warwick Quadrant/
Bus Station

AP12 – Donyngs/Hatchlands Road

AP5 – Liquid & Envy nightclub

AP13 – Existing edge of centre
housing areas

AP6 – Belfry Centre
AP7 – Existing office areas
AP8 – Memorial Park

AP14 – Copyhold
AP15 – Longmead Block

5.2 AREA PROPOSALS:
ASSESSMENT
5.2.1 The Area Proposals
have been assessed against the
emerging Core Strategy objectives
and the complementary objectives
established in the AAP Issues
and Options document, as well as
the viability of development. The
objectives respond to the issues
facing the town and informed
the development of options for
the town centre. The objectives
are presented in Section 2 and
Appendix 3.
5.2.2 Each of the Area Proposals
has been developed out of the
Strategic Proposals in Section 4.
Each of the Area Proposals is linked
to policies in Reigate & Banstead
Borough Council’s emerging
Core Strategy and has also been
subjected to a more detailed
sustainability appraisal which is
available as a separate document.
Like the Strategic Proposals, they
will also be subject to further
feasibility, viability and transport
and flood risk assessment.
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Area Proposal 1 (AP1) – Railway station and car park
Area analysis

Given its prominence in the town, and importance in delivering improved public transport services as part of the
development of Redhill as a transport hub, the railway station area has been considered under Strategic Proposal
SP1. However, additional detail regarding the development and design proposals for this area is provided here under
AP1.
Development proposals Delivery of package of railway station and transport improvements outlined under SP1.
Redevelopment of existing surface car park on Princess Way to provide development site for residential-led mixed
used scheme.
Development to provide range of residential mixed tenure flatted accommodation.
Ground floor provision of non-residential uses facing onto Princess Way – potential for convenience retail, cafe/
restaurant and/or community facilities.
Low/no on site parking provision for dwellings/other uses.
Exploration of opportunities for on-site energy generation.
Design proposals

Creation of significant, high quality, “gateway” public space at entrance to railway station, providing strong physical
and visual link with bus station and town centre as outlined under SP3.
Opportunity for landmark building above station entrance, signifying this as the town centre’s key arrival point.
Reduction in building heights northwards to respect context of existing residential areas to the north.
Strong built frontage along Princess Way.
High standards of urban, architectural and environmental design.
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Area Proposal 1 (AP1) – Railway station and car park (continued)
Reasoning

Delivers major railway station enhancement proposal.
Major contribution to town centre housing demand and growth targets in most accessible and sustainable locations
– adjacent to major public transport links and close to town centre services and employment – relieving pressure of
development from less sustainable locations elsewhere.
Significant contribution to 24/7 activity, vibrancy and safety of railway station/ Princess Way environment.
Key gateway area requiring significant public space and built form improvements.
The proposal provides the opportunity for the creation of a significant landmark building at this key location.

Delivery

Existing partnership between promoter and Network Rail indicates potential for redevelopment to commence by 2012.
Potential outline development brief site in final area action plan submission.

Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO4, SO5, SO6, SO7, SO8, SO9, SO10, SO12,
and strategy
SO13, SO14, SO15, SO17, SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS2, CS4, CS5, CS6, CS7(2a), CS9, CS10, CS11, CS13, CS14, CS16,
CS17, CS18
AAP Objectives met
T1 T2 T3 T4 T5 L2 L3 L4 L5 B1 B2 P1
Relationship with
strategic proposals

Key to the delivery of SP1 and important component of proposals SP2, SP3, SP4, and SP5.
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Area Proposal 1 (AP1) – Railway station and car park (continued)
Alternative proposals
considered

Commercial employment
The railway station area’s accessibility lends itself to the development of a range of uses particularly residential
and commercial employment (offices, business uses). However, market reality (development testing indicates this is
a viable residential location) as well as alternative locations for employment development (e.g. AP2, AP8, AP9, AP11)
conclude that residential-led development will provide the necessary funding for the railway station redevelopment ,
contribute to town centre housing targets and provide 24-hour activity in this part of the town centre.
Bus station
As outlined under SP1 alternative locations for the bus station were explored with expansion of the existing site
considered most appropriate. The railway station site offers an attractive option for integrating rail and bus travel,
but positioning the bus station in this location has space, viability and desirability constraints, particularly based on
existing user demand which is focused on accessing the town centre not the railway station.
No change
This is a key opportunity area in the town centre and retaining the existing configuration would waste an opportunity
to deliver much needed station improvements, an important new development in a sustainable location and an
enhancement to the town’s most significant arrival point.
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Railway Station & Car Park
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floor provision of convenience retail,
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Area Proposal 2 (AP2) –Marketfield Way
Area analysis

The existing Marketfield Way surface level car park is well-used but contributes to the poor visual perception of the
town centre when arriving from the east or south, and particularly from the railway station.
The Redhill Brook runs adjacent/underneath the car park and in times of heavy rain this area experiences localised
flooding.

Along the High Street, the shop frontage in this location is not making the most of a prime town centre retail pitch,
directly opposite the main entrance of the Belfry Centre. Retail units are not meeting the requirements of higher
specification retailers, which retail studies and town centre user surveys indicate there is a demand for.
Development proposals Redevelopment of existing retail units fronting the High Street and development on Marketfield Way surface car park
to provide for a comparison retail-led mixed use scheme.
Provision of a range of retail units primarily fronting onto the High Street and to include a mid sized department
store anchor unit. Potential for two floors of retail units along this prime retail frontage. Additional units to front
Marketfield Way, including entrance to department store unit.
Upper level development of complementary land uses, including mixed tenure residential, small-scale office/business
space and potential for a hotel or small scale leisure function e.g. gym.
Low/no on site parking provision for dwellings/other uses.
Design proposals

Exploration of opportunities for on-site energy generation.
Medium height buildings respond to existing High Street/Belfry Centre character to avoid overshadowing of main
public space.
Strong built frontage and active ground floor uses and entrances along High Street and Marketfield Way, including
strong visual and physical pedestrian link to bus and railway stations and “gateway” public space outlined in SP1.
High standards of urban, architectural and environmental design, particularly to ensure flood risk is addressed and
minimised.
All applications must be supported by flood mitigation report outlining mitigation measures and confirming site
suitability against strategic flood risk assessment, sequential and, if needed, exceptions tests. Additionally, proposals
which explore making a landscape feature of the Brook could further enhance the quality of the environment along
Marketfield Way.
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Area Proposal 2 (AP2) –Marketfield Way (continued)
Reasoning

•
•
•
•

Meets demand for town centre department store anchor and other larger retail units, strengthening existing town
centre offer and reinforcing town centre retail “circuit”.
Contributes to town centre housing demand and growth targets in accessible location – close to public transport
and within town centre.
Mix of uses contribute to the vitality of the High Street and provides activity along Marketfield Way.
Built form provides significant enhancement of key gateway area, defined by area proposals AP1, AP2, AP4 and AP6.

Delivery

Existing development partner working with Reigate & Banstead Borough Council (landowner of the car park) to prepare
retail-led mixed use proposals for site. Short to medium-term intervention (5-10 years). Potential outline development
brief site in final area action plan submission.
Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO4, SO5, SO6, SO7, SO8, SO9, SO10, SO13,
and strategy
SO14, SO17, SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS2, CS3, CS4, CS5, CS6, CS7(2a), CS9, CS10, CS11, CS13, CS14,
CS16, CS17
AAP Objectives
T5 L1 L2 L4 L5 B1 B2 P1 P2
Relationship with
strategic proposals
Alternative proposals
considered

Important to the delivery of SP3, SP4 and potentially SP5
Realign Marketfield Way
Options to realign Marketfield Way as part of the redesign of the ring road, therefore, creating a larger development
site at Marketfield Way failed to deliver significant value or design benefits. The expected costs of realigning the road,
addressing the Redhill Brook and replacing the Liquid & Envy nightclub development are not offset by significant value
increases in creating a larger development site.
Furthermore, the ability to create dual frontage – onto High Street and Marketfield Way - was limited and the potential
undermining effect on the town centre retail “circuit” considered a significant risk, thereby making it unattractive to
retailers.
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Area Proposal 2 (AP2) –Marketfield Way (continued)
Alternative proposals No development scenario
considered (continued) Options to not develop on the Marketfield Way car park because of the potential flood risk concerns, or demand for
car parking, are considered, on balance, to not be in the wider regeneration or sustainability interests of the town
centre.
The area provides a major opportunity to address demand for new facilities, enhance the public realm and
streetscape and inject investment into the town centre. Comprehensive development of the site will be required to
address environmental concerns, including flood risk, through innovative design interventions.
The loss of car parking will result in the consolidation of parking in key locations – for instance in the adjacent Belfry
Centre – promoting a more coordinated approach to parking provision in the town centre.
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Area Proposal 2 (AP2) –Marketfield Way (continued)
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Area Proposal 3 (AP3) – Cromwell Road
Area analysis

Cromwell Road is cut off from the town centre by the ring road/one-way system of the A25. The existing ground
floor retail and community uses and upper level maisonettes are in growing need of investment and enhancement. At
present this is a neglected corner of the town which fails to relate to either the town centre or residential areas to
the west. The area experiences significant level changes of up to 10m from High Street level to the residential areas
to the south west.

Development proposals Redevelopment to provide a supermarket-led mixed use development.
Re-provision of social housing.
Provision of a new supermarket unit fronting onto Cromwell Road/High Street with supplementary retail/cafe/
restaurant facilities at street level.
Upper level development of complementary land uses, including mixed tenure residential, community facilities,
additional restaurant space and potential for a hotel or small scale leisure function e.g. gym.
Low on site parking provision for dwellings/other uses. Controlled provision for supermarket, with potential to explore
complementary use of Belfry Centre car parking.
Exploration of opportunities for on-site energy generation.
Design proposals

Medium height buildings respond to existing High Street/Belfry Centre/office building character to avoid
overshadowing of main public spaces. Lower building heights at western end of area to respond to existing residential
areas.
Strong built frontage and active ground floor uses and entrances along High Street and Cromwell Road, including
strong visual and physical public realm treatment and pedestrian links to High Street and Belfry Centre southern
entrance.
Creation of new public space with strong relationship to High Street and Cromwell Road.
Facilitation of strong pedestrian links along Cromwell Road and from existing residential areas to ensure new
development is sensitively integrated with existing community and provides appropriate transition from residential to
town centre environment.
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Area Proposal 3 (AP3) – Cromwell Road (continued)
Design proposals
(continued)

Innovative design approach to overcome topography with clear definition of public and private space and acceptable
height relationship with existing residential areas.
High standards of urban, architectural and environmental design.

Reasoning

•
•
•
•
•

Meets demand for town centre supermarket, extending existing town centre offer and reinforcing town centre
retail “circuit”.
Provides opportunity for “linked” trips whereby shoppers also use other town centre shops/facilities, subsequently
increasing town centre “retention rates” of shoppers.
Contributes to town centre housing demand and growth targets in accessible location – close to town centre and
public transport.
Mix of uses contribute to the vitality of Cromwell Road, providing activity at this end of the town centre.
Important development site for extending town centre offer, contributing to creation of “living streets” outlined in
SP3 and rejuvenating tired area close to town centre.

Delivery

Existing development partner working with Reigate & Banstead Borough Council and Raven Housing Trust to prepare
retail-led mixed use proposals for site. Existing occupiers and residents need to be consulted on, and involved in,
detailed delivery proposals.
Short to medium term development (5-10 years). Potential outline development brief site in final area action plan
submission.
Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO4, SO5, SO6, SO7, SO8, SO9, SO10, SO12,
and strategy
SO13, SO14, SO15, SO17, SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS2, CS3, CS4, CS5, CS6, CS7(2a), CS9, CS10, CS11, CS13, CS14,
CS16, CS17, CS18
AAP Objectives
T5 L1 L3 L4 L5 B1 B2 P1
Relationship with
strategic proposals

Important to the delivery of SP3, SP4 and SP5.
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Area Proposal 3 (AP3) – Cromwell Road (continued)
Alternative proposals
considered

Housing regeneration
The existing residential blocks are in need of investment to either refurbish or redevelop and re-provide this
accommodation. However, without a mix of land uses, and particularly value created by siting a supermarket in this
location, there is insufficient funding for a residential renewal programme. A comprehensive mixed use scheme is
necessary to achieve regeneration in this location.
Alternative uses
Alternative land uses also do not provide the satisfactory mix of funding and land uses to create a viable and
desirable development on this site, restraining efforts to regenerate a key town centre location.
Do nothing
The residential and ground floor uses in this location are in need of investment. This is an important location for
the town’s regeneration, being adjacent to the Belfry Centre, recent office development and the A25 road corridor.
It is also a key transition site between the town centre and residential areas, including neighbourhoods in need of
investment and local facilities. The do nothing scenario would continue to allow this corner of the town centre to be
neglected compared to other parts of Redhill.
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Area Proposal (AP4) – Warwick Quadrant/Bus Station
Area analysis

The Warwick Quadrant was developed in the 1980s as a comprehensive redevelopment of the north east of the town
centre. It houses the Harlequin theatre, cinema, meeting rooms, the town’s library, primary retail units, including the
town’s main supermarket, two major office blocks and the bus station.
Despite being less than 30 years old, the quadrant is showing signs of having reached the end of its useable life.
The Harlequin and library, although both well-used and valued, do not always meet the requirements of their users,
with limited space and poor access as they are based on first floor level. The retail units are also failing to meet the
demands of retailers and consumers. Room to expand the bus station (discussed under SP1) is also limited, despite a
recent refurbishment.
The design of the quadrant is a significant issue. Problems are multiple, including:
•
•
•
•
•

Monolithic structure which does not relate to surrounding buildings or public spaces
Multilevel, step-based, access arrangements
High Street “canopy structure” which is a perceived location for anti-social behaviour
Proliferation of service yards and car parks which front onto the Princess Way and greet people arriving at the
bus and railway stations
Dated architectural form and style

In the short-term this is an area that needs refurbishment. In the long-term its needs redevelopment.
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Area Proposal (AP4) – Warwick Quadrant/Bus Station (continued)
Development proposals Short-term
Removal of “canopy structure” on High Street to be replaced by high quality, fully accessible entrance arrangement to
first floor uses (library, theatre, and cinema).
Refurbishment of library, theatre and cinema facilities.
Enhanced entrance arrangement from Princess Way, including fully accessible facilities, signage and lighting.
Expansion of ground floor units to provide additional space to accommodate demands of larger retailers as well as
appropriate balance of non-retail uses e.g. café/restaurant.
Medium-term
Bus station expansion proposals outlined in SP1.
Long-term
Comprehensive redevelopment of quadrant particularly focused on on-site re-provision of library, theatre, cinema
facilities with facilities provided on ground as well as upper levels.
Encouragement of ground floor activity fronting onto Princess Way.
Exploration of opportunities for mixed tenure residential component and potential for additional/enhanced office
space.
Consolidated on-site parking provision for cultural, retail and office functions. Low/no on-site provision for residential
uses.
Exploration of opportunities for on-site energy generation.
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Area Proposal (AP4) – Warwick Quadrant/Bus Station (continued)
Design proposals

Short-term
Enhanced High Street public realm, facilitated by removal of “canopy structure” and new entrance to first floor level.
Encouragement of pedestrian movement from bus/railway station to Princess Way side of cultural facilities.
Medium-term
Bus station expansion as outlined in SP1 alongside comprehensive public realm improvements outlined in SP3.
Long-term
Medium height buildings respond to existing High Street to avoid overshadowing of main public spaces. Strong built
frontage along Princess Way with active ground floor and relationship with character of railway station development
(AP1).
Throughout: high standards of urban, architectural and environmental design.

Reasoning

Retention of cultural facilities is a key component of the proposals for the Warwick Quadrant and the town centre as
a whole.
Redhill benefits from having a focused facility of this nature, which provides the only offer in the town and has the
potential to significantly contribute to the stimulation of the town’s evening economy – in time, this could become the
town’s “cultural” or “café quarter”
Being of this size and with the growth ambitions the town is looking to accommodate, if Redhill did not have these
facilities, it would be looking to provide them to meet resident and commercial demand.
Short-term intervention will enhance the existing cultural provision, but the long-term proposal is to redevelop the
Quadrant to provide facilities which meet the demand of users and set Redhill on the footing of some of its nearby
competitors.
The Quadrant is also an important location for retail, office and transport functions. Again short to medium term
proposals look to enhance the existing offer whilst in the long-term significant redesign is necessary to improve the
relationship between buildings, public spaces and transport arrival points.
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Area Proposal (AP4) – Warwick Quadrant/Bus Station (continued)
Reasoning (continued)

The area is a crucial part of the overall plan for the town. Comprehensive redevelopment will eventually unlock a key
area between the railway station, bus station and the High Street, significantly transforming the experience of visitors
arriving by public transport, using the shopping area and Memorial Park.

Delivery

Existing freehold and leasehold arrangements require phased development with short (within 5 years), medium (within
10 years) and long-term (within 15 years) interventions. Largely private sector investment reliant with public sector
involvement in provision of cultural facilities and public transport improvements.

Potential outline development brief site in final area action plan submission.
Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO4, SO5, SO6, SO7, SO8, SO9, SO10, SO12,
and strategy
SO13, SO14, SO15, SO17, SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS2, CS3, CS4, CS5, CS6, CS7(2a), CS9, CS10, CS11, CS13, CS14,
CS16, CS17, CS18
AAP Objectives
T1 T2 T4 T5 L1 L2 L3 L4 L5 B1 B2 P1
Relationship with
strategic proposals
Alternative proposals
considered

Key to the delivery of SP1. Important to the delivery of SP3, SP4, SP5.
Cultural facility removal
The facilities provided in the Harlequin are the town’s only cultural offer, are well used and valued. Providing cultural
facilities in a town of this size and with its growth ambitions is an important part of achieving the right mix of functions
and activities. Cultural facilities are the lifeblood of a town and can help stimulate an evening economy geared towards
a range of visitors. This is something which Redhill is currently lacking and contributes to the town centre’s perception
as a no-go area once the shops and offices close down for the evening.
Removing these facilities and not replacing them would seriously undermine the town’s future as an attractive
place to live and work and hinder its growth ambitions. The town would not be able to compete with either its larger
competitors (Croydon, Crawley, Horsham) or some of its smaller competitors (Esher, Dorking) which all offer this type
of facility and, in varying degrees, have successful evening economies.
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Area Proposal (AP4) – Warwick Quadrant/Bus Station (continued)
Alternative proposals Alternative site for cultural facilities
considered (continued) It is important that these facilities are provided in the town centre in a concentrated site where the critical mass to
meet demand can be satisfied, accessibility by a full range of transport modes can be achieved and opportunities to
link to other land uses (cafés, restaurants, offices, residential, retail) can be fostered.
At present a viable alternative location for these facilities does not exist in the town centre. With time alternative
locations may come forward. However, they should be assessed against their ability to meet demand, provide a
focused facility and link to other town centre uses.
Do minimum
In the short term access improvements and refurbishment programmes can enhance the position of the cultural
offer and expand the ground floor retail and non-retail offer. However, without comprehensive redevelopment, the
design failings of the Quadrant will remain, reinforcing this as one of the least attractive, least user friendly parts of
the town centre. A comprehensive plan which maximises space for a mix of uses, significantly improves the presence
of facilities and fronts the Quadrant onto Princess Way as well as the High Street is necessary to enhance Redhill’s
offer and image.
Do nothing
In its current form the Quadrant is not meeting the demands of a variety of users. Intervention is needed to address
short-term concerns of retailers, shoppers, theatre, cinema goers and library users. Without immediate investment
followed by a long-term redevelopment proposal, the Quadrant will lose its position as an important part of the town
centre offer, undermining this area of the town.
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Warwick Quadrant/Bus station
1 bus station expansion
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Area Proposal (AP5) – Liquid & Envy nightclub
Area analysis

The Liquid & Envy nightclub occupies a locally listed former cinema building on the prominent A23/A25 junction
opposite the railway station and entrance to the town centre.
The nightclub is a key part of the existing night time economy of the town, attracting young people from the borough
and beyond throughout the week, but particularly on Friday and Saturday nights.
However, the environment around the nightclub is also the focus for alcohol-induced anti-social behaviour, with
significant numbers of incidents recorded at these times.

Development proposals Redevelopment of site to provide alternative functions with activity throughout different times of day.
Potential land uses to include alternative leisure (e.g. gym), restaurant and hotel, employment uses, mixed tenure
residential.
Potential requirement to find alternative nightclub site, should the current owners/operators choose to relocate.
Encouragement of ground floor activity fronting onto Marketfield Way.
Low/no on-site parking provision.

Design proposals

Exploration of opportunities for on-site energy generation.
Retention of listed façade if possible.
Frontage and ground floor activity onto Marketfield Way.
Building heights to reflect existing height and development at Marketfield Way.
Contribution towards “living streets” proposal for Marketfield Way (SP3).
Contribution towards ecological role of railway embankment corridor.
Throughout: high standards of urban, architectural and environmental design.
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Area Proposal (AP5) – Liquid & Envy nightclub (continued)
Reasoning

The presence of the nightclub is related to issues, and perceptions of, anti-social behaviour in the town centre at night.
The redevelopment of the railway station and Marketfield Way areas will increase the residential population of this
area, making a nightclub use less compatible with surrounding land uses.
The site is in a prominent location at the heart of the town’s regeneration plans and its appearance and function
should reflect the direction of these plans.

Delivery

However, it is important to provide facilities for young adults as part of a balanced, mixed town centre leisure offer.
Discussion with existing owner/operator about alternative locations
Medium term proposal (within 10 years)

Potential outline development brief site, related to AP2, in final area action plan submission.
Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO4, SO5, SO6, SO7, SO8, SO9, SO10, SO12,
and strategy
SO13, SO14, SO17, SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS2, CS3, CS4, CS5, CS6, CS7(2a), CS9, CS10, CS11, CS13, CS14,
CS16, CS17, CS18
AAP Objectives
L2 L4 L5 B1 P1
Relationship with
strategic proposals
Alternative proposals
considered

Important to the delivery of SP1, SP3, SP4 and potentially SP5.
Retention of nightclub
An alternative proposal is to retain the nightclub facility and continue to address issues associated with its presence.
Although this has the benefits of concentrating activity in one location, close to transport options, the changing
nature of surrounding sites concludes that a nightclub will be a less compatible land use.
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Area Proposal 6 (AP6) – Belfry Centre
Area analysis

The Belfry Centre is at the heart of the town centre’s retail offer. It fronts onto the pedestrianised High Street with
secondary entrances to Station Road and Cromwell Road. It has undergone recent investment and is key to the town’s
retail success. Multi-storey car parking is provided at upper levels.

However, improvements to the entrance arrangements, mix of units and relationship with surrounding public spaces
should be explored.
Development proposals Retention of, and enhancements to, shopping centre.
Facilitation of improvements to all three entrances to provide sufficient space for primary retail units (High Street),
opportunities for café/restaurant non-retail uses (Station Road) and dual frontage units (Cromwell Road).
Potential use of existing parking as “town centre” parking location, reducing/removing additional parking requirements
for new development sites at Marketfield Way and Cromwell Road.

Design proposals

Exploration of opportunities for on-site energy generation.
Improved frontage arrangements to enhance activity at all three entrances, but particularly at Station Road where
non-retail uses could improve the relationship with public space and Cromwell Road where retail frontage would relate
to activity proposed on the site opposite (AP3). Additional enhancement to the western service frontage on Cromwell
Road/St. Matthew’s Road would improve the relationship with existing residential areas.
Contribution to public space (SP4) and “living streets” (SP3) proposals.

Reasoning

Throughout: high standards of urban, architectural and environmental design.
The Belfry Centre is key to the town’s retail success and has the ability to stimulate improvements to surrounding sites
and spaces, including the High Street, Station Road and Cromwell Road.
The Belfry Centre will remain at the heart of the town, but needs to be adapted to respond to its surrounds,
particularly with new development occurring at Marketfield Way, Cromwell Road and Queensway.
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Area Proposal 6 (AP6) – Belfry Centre (continued)
Delivery

Discussion with existing owner about refurbishment and tenancy opportunities.
Revision of planning policy for non-retail uses.
Short to medium term proposal (within 5-10 years)

Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO4, SO5, SO6, SO7, SO8, SO9, SO12, SO13,
and strategy
SO14, SO15, SO17, SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS2, CS3, CS4, CS5, CS6, CS7(2a), CS9, CS10, CS11, CS16, CS17,
CS18
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AAP Objectives

T4 T5 L1 L4 B1 P1

Relationship with
strategic proposals

Important to the delivery of SP2, SP3, SP4 and SP5.

Alternative proposals
considered

Do nothing
The Belfry Centre will remain the town’s primary retail focus but could lose out when neighbouring developments
come on-line (Marketfield Way, Cromwell Road in-particular). Opportunities to adapt its offer and relate more
strongly to adjacent developments will enhance both its, and the town’s, offer.
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Area Proposal 7 (AP7) – Existing office areas
Area analysis

The office areas are an important part of the town’s offer and key to its economic success. They provide significant
employment particularly in the financial service and engineering sectors.
This concentration of office space maximises the town’s role as a sustainable employment location, with the potential
to be a key component of the “Gatwick Diamond” economic concept.
There is ongoing demand for office space in the town centre, both for small start-up premises and larger headquarter
operations.
Existing offices are located, primarily, in a belt which relates to the ring road/major roads north, west and south of the
town centre. Office provision is situated in a range of free-standing developments of varying ages, sizes and quality.
The most recent developments are Red Central and Kingsgate south of the High Street which offer a fresh alternative
to the town’s older stock.

However, although proximate to the town centre, many of the offices have little relationship with either their
immediate context or other town centre uses.
Development proposals Protection of existing office belt with opportunities for on-site re-provision and enhancement to be explored.
Phased reduction of on-site parking provision in line with promotion of sustainable travel patterns for town centre.

Design proposals

Exploration of opportunities for on-site energy generation.
Improved integration with streets, public spaces and surrounding uses through introduction of more active ground
floor uses as part of mixed-use redevelopment.
Contribution to public space (SP4) and “living streets” (SP3) proposals.
Throughout: high standards of urban, architectural and environmental design.
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Area Proposal 7 (AP7) – Existing office areas (continued)
Reasoning

The office belt is important to the town’s economic success and has the ability to make a major contribution to its
daytime and evening economy.
However, the office functions contribute to peak period congestion and parking arrangements and sustainable travel
patterns need to be explored, particularly given the proximity of most offices to public transport and town centre
facilities.

Delivery

Site-by-site consideration of proposals.
Ongoing proposal.

Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO4, SO5, SO6, SO7, SO8, SO9, SO12, SO13,
and strategy
SO14, SO15, SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS2, CS3, CS4, CS5, CS6, CS7(2a), CS9, CS10, CS11, CS16, CS17,
CS18
AAP Objectives

T3 T4 T5 L2 B1 B2 P1

Relationship with
strategic proposals

Important to the delivery of SP2, SP3, SP4 and potentially SP5.

Alternative proposals
considered

Do nothing
There is going to be ongoing demand for new and enhanced office space in Redhill town centre over the lifetime of
the plan. Redhill town centre continues to be a sustainable location, with an important role in the Gatwick/south of
London sub-region. Some of the existing office stock is tired and failing to meet demand and, with time, will need
to be enhanced to avoid development on other town centre sites more suited to a wider mix of land uses and, more
importantly, additional employment development on less sustainable, out-of-centre locations.
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Existing Office Areas
1 Consolidation and enhancement of

existing town centre office belt.
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Area Proposal 8 (AP8) – Memorial Park
Area analysis

In an area severely deficient in green space, Memorial Park is of great importance. However, it is currently failing to
meet its potential in a number of ways:
• It is disconnected from the town centre by the road and roundabout
• Other links are weak
• Entrances are not prominent enough
• It is struggling to find a role
• It is lacking vibrancy and diversity
• It is under-used (as a consequence of the above)
Development proposals Improvement of park environment and facilities.
Construction of landmark gateway building with a community/leisure function.
Design proposals

Potential opportunities for flood storage could be explored.
Improved integration with surrounds.
Highest standards of architectural and landscape design.

Reasoning

Delivery

Community involvement in design.
The provision of popular, usable green space will support the growth of the town centre.
Improvements will turn around what is an underperforming asset to the benefit of existing and future residents and
visitors.
Masterplan to outline works.
Potential Growth Point funding.

Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO4, SO5, SO6, SO7, SO8, SO9, SO12, SO13, SO14,
and strategy
SO18, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS1, CS2, CS3, CS4, CS5, CS6, CS7(2a), CS9, CS11, CS16, CS17
AAP Objectives
L4, B1, SP1, SP2
Relationship with
strategic proposals
Alternative proposals
considered

Important to the delivery of SP3, SP4 and SP5.
Do nothing
Not improving the park would be a massive missed opportunity to provide a much-needed asset for the town centre. It
would increase the possibility of the park declining further and the risk of anti-social behaviour.
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Memorial Park
1 Major enhancement of key town centre

park, looking at facilities for recreation
and play and pedestrian / cycle links
with wider area.
2 Opportunity for pavilion building as

‘gateway’ to park, potentially providing
a cafe focus at the entrance to the
town centre.
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Area Proposal 9 (AP9) – East of railway station: Colebrook/Royal Mail
Area analysis

The eastern side of the railway station, at the junctions of Redstone Hill, St. Anne’s Drive and Noke Drive, is an
important edge of centre location, situated on both the A25 road gateway from the east and impacting on the railway
station arrival experience.
At present Royal Mail occupy a key site immediately adjacent to the railway station and with access to platform level.
The three-storey office building and car parking is outdated and in a prominent position. With long-term restructuring
of their operation and requirements, this site could come forward for redevelopment in the lifetime of the plan.
At the corner of St. Anne’s Drive and Noke Drive is the Colebrook Centre. This is a day centre operated by Surrey
County Council. This one and two-storey complex is also in need of significant refurbishment and is failing to utilise a
good location close to the railway station, Warwick School and established residential areas.
The site is at risk from flooding from the Redhill Brook and additional assessment must be undertaken in developing
the site proposals.

Development proposals Redevelopment of the Colebrook Centre to provide a hub for community services and facilities, potentially providing
replacement space for displaced town centre facilities and demand for facilities provided by health/education and
voluntary sector providers. To help facilitate this redevelopment, complementary uses – for instance residential,
including the potential for extra care or supported residential – would also need to be developed.
Facilities should relate to local residential/educational needs as well as wider town/borough needs. Provision of
essential parking only.
Development to provide range of residential accommodation in terms of unit sizes and tenures.
Redevelopment of Royal Mail site to provide high-quality commercial floorspace meeting demand for start-up and
larger floorplate offices in close proximity to public transport and town centre facilities.
No/very low parking provision. Safeguard railway station access/platform provision in case of future demand.
Throughout: exploration of opportunities for on-site energy generation. Consideration of location/impact on Redhill
Brook.
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Area Proposal 9 (AP9) – East of railway station: Colebrook/Royal Mail (continued)
Design proposals

New buildings to front street and provide active ground floor uses/entrances. Improved integration with surrounding
land uses, including railway station, Warwick School and residential areas.
Opportunity for medium height building adjacent to railway station. Redevelopment of Colebrook to relate to existing
residential two-four storey character of surrounding area. Throughout: high standards of urban, architectural and
environmental design.

Reasoning

These are key sites at a prominent entrance to the town centre. The eastern side of the railway station is currently
neglected, but with the station redevelopment proposals (SP1 and AP1), significant investment will transform this
area. These sites need to be considered within this wider area context.
The Royal Mail site offers existing employment and the potential exists to meet current and future employment
floorspace demands with the redevelopment of this site, maximising the potential of its location adjacent to the
railway station.

Delivery

The Colebrook site currently performs a community service and could develop as a genuine “community hub”, meeting
substantial existing demand for community, voluntary and statutory services in a central, accessible location, but
away from higher value town centre development opportunities.
Partnership with Surrey County Council and Royal Mail/Network Rail about future of sites. Potential outline
development brief area for submission area action plan.

Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO4, SO5, SO6, SO7, SO8, SO9, SO10, SO12,
and strategy
SO13, SO14, SO15, SO17, SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS2, CS3, CS4, CS5, CS6, CS7(2a), CS9, CS10, CS11, CS13, CS14,
CS16, CS17, CS18
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AAP Objectives

T1 T5 L2 L3 L5 B1 B2 P1 P2

Relationship with
strategic proposals

Important to the delivery of SP1, SP3 and potentially SP5.
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Area Proposal 9 (AP9) – East of railway station: Colebrook/Royal Mail (continued)
Alternative proposals
considered

Alternative land uses
There is strong demand for community facilities in the town, particularly on sites that are not “town centre” but are
close to public transport and residential areas. Colebrook provides a suitable existing location for enhancing community
facilities, alongside appropriate complementary uses. Loss of this site to pure commercial or residential development
would undermine the town’s service offer.
The Royal Mail site is an existing employment location, with high levels of public transport access. This site should
be safeguarded for employment functions, which are most sensitive to transport access, given the availability of
alternative suitable sites for other town centre land uses.
Do nothing
This is an important gateway to the town centre, which is currently underperforming in terms of land uses and visual
impact. Redevelopment is a necessary part of the wider railway station area development plans.
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Area Proposal 10 (AP10) – Reading Arch Road/Brighton Road
Area analysis

Reading Arch Road is currently home to a car dealership and a series of light industrial units, many of which are in need
of investment. The site is an important edge of centre location, prominently located at the southern A23 entrance to
the town. Redevelopment of the site will be important for lifting the overall quality of development along Brighton Road,
in turn enhancing perceptions of the town when arriving along this neglected road corridor.

Development proposals Redevelopment of site to provide appropriate edge of centre development. Opportunities include re-provision of
leisure facilities, currently located at Donyngs leisure centre and/or Warwick Quadrant, location for a town-wide energy
centre and/or provision of small business units. Complementary land uses will depend on the site’s primary function but
a residential element could also be considered.
Exploration of opportunities for on-site energy generation, particularly complementing business/leisure/mixed tenure
residential uses.
Consideration of location/impact on Redhill Brook – additional flood risk assessment will be required. Potential
opportunities for flood storage could be explored.
Design proposals

New buildings to front Brighton Road and provide active ground floor uses/entrances.
Opportunity for medium height development to enhance character of road corridor and reflect site as entry point to
town.
Public realm improvements to Brighton Road and connection underneath railway bridge.
Throughout: high standards of urban, architectural and environmental design.

Reasoning

This is a key site at a prominent entrance to the town, offering the opportunity to create a high impact development
in terms of design and land use mix. The potential for an energy network could focus on a central energy centre and
this site, outside of higher value town centre locations, but close to other opportunity areas, has sufficient space and
access arrangements to develop such a facility alongside complementary land uses.

Delivery

Reigate & Banstead Borough Council own part of the site’s freehold. Relocation of existing businesses may be required.
Potential outline development brief area for submission area action plan.

Redhill Town Centre Area Action Plan: Preferred Options Document

95

AAP Preferred Option: Area Proposals
Area Proposal 10 (AP10) – Reading Arch Road/Brighton Road (continued)
Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO4, SO5, SO6, SO7, SO8, SO9, SO10, SO12, SO13,
and strategy
SO14, SO15, SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS2, CS3, CS4, CS5, CS6, CS7(2a), CS9, CS10, CS11, CS13, CS14,
CS16, CS17, CS18
AAP Objectives
T5 L2 L4 L5 B1 B2 P1 P2
Relationship with
Potentially critical to the delivery of SP5 and important for SP4.
strategic proposals
Alternative proposals Alternative supermarket site
considered
The site has been promoted as an alternative supermarket site to Cromwell Road (AP3). However, in comparison to
Cromwell Road this area does not perform as strongly:
•

•

•

•

Even with public realm improvements the area is dislocated from the town centre by the railway line, in particular, and
ring road system. The site is, therefore, an edge of centre location (and at its southern end falls more than 300m from
the primary retail area, therefore, defining it as an “out-of-centre” location – Reigate & Banstead Borough Council
retail update 2008) rather than having the potential to be a town centre location. In this way the site fails the PPG6
sequential
This dislocation reduces the potential for “linked trips” to occur with shoppers visiting the supermarket and also using
the town centre’s other facilities in the same trip. If “linked trips” do occur, they are more likely to involve additional car
journeys due to the distance between this area and the town centre’s other facilities/public transport.
Promotion of the Reading Arch Road site could potentially undermine the regeneration of the Cromwell Road site,
which is both in greater need of redevelopment and is of greater importance to the revitalisation of the town
centre as a whole, including residential regeneration; it is a prominent site, adjacent to the High Street and recent
development in the town (Red Central and Kingsgate).
In comparison, the Cromwell Road site offers a logical expansion of the town centre core and High Street, being
adjacent to the Belfry Centre and proposed department store at Marketfield Way (AP2), recent office development
at Red Central and Kingsgate and existing residential areas. Redeveloping Cromwell Road can also help facilitate the
“living streets” proposals outlined in SP4.

Do nothing
This is an important gateway to the town centre, which is currently underperforming in terms of land uses and visual
impact. Redevelopment is a necessary part of the wider area development plans and will help lift the Brighton Road
corridor.
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Area Proposal 11 (AP11) – Gloucester Road
Area analysis

Gloucester Road is on the northern edge of the town centre. It is a secondary road, linking to the A23/A25
junction north of the town centre. The character of the road quickly changes from providing freestanding office
accommodation at its eastern end to converted, and current, residential premises moving westwards. The key
intervention area is the Gloucester Road surface car park.

Development proposals Review of parking role for Gloucester Road either through re-prioritising parking arrangements or creation of
consolidated multi-storey car park (if aligns with wider transport strategy) as part of mixed use development.
Site is a transition area between the town centre and established residential areas, therefore, providing opportunity
for additional employment floorspace and/or mixed tenure residential development.

Design proposals

Exploration of opportunities for on-site energy generation.
New buildings to provide strong frontage to public areas.
Opportunity for low-medium height development in keeping with character of existing office and residential
development.
Public realm improvements to Gloucester Road.

Reasoning

Throughout: high standards of urban, architectural and environmental design.
The Gloucester Road car park is important to the town’s parking offer but could be restructured to provide a
consolidated parking focus at the northern edge of the centre.
Parking provision must be placed in context of wider transport strategy and public transport enhancements.

Delivery

The area provides a transition from residential to town centre environments and should respond with compatible land
uses, either providing additional residential or employment floorspace.
Reigate & Banstead Borough Council own site.
Potential outline development brief area for submission area action plan.
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Area Proposal 11 (AP11) – Gloucester Road (continued)
Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO4, SO5, SO6, SO7, SO8, SO9, SO10, SO12,
and strategy
SO13, SO14, SO15, SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS2, CS3, CS4, CS5, CS6, CS7(2a), CS9, CS10, CS11, CS13, CS14,
CS16, CS17, CS18
AAP Objectives

T3 T4 T5 L2 L5 B1 P1

Relationship with
strategic proposals
Alternative proposals
considered

Important to the delivery of SP2.
Alternative land uses
The site is well-placed between employment and residential areas positioning these as the most compatible land uses.
Provides opportunity to meet growth demands for these uses. Retail, leisure uses less compatible with surrounding
development/result in loss of town centre parking.
Do nothing
This is an important part of the town’s transport infrastructure. The role of the car park needs to be reviewed as
part of the wider transport strategy, but its role is likely to need to change over the lifetime of the plan, with or
without complementary development.
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Area Proposal 12 (AP12) – Donyngs/Hatchland Road
Area analysis

Donyngs leisure centre, and adjacent leisure functions, is the town’s – and this part of the borough’s – core leisure
offer. Although situated within walking distance of the town centre the area is more closely related to surrounding
residential areas and the local centre at Hatchlands Road.
The Hatchlands Road area offers a small range of niche shops, restaurants and a pub. Adjacent to the centre is a
decent sized and well used allotment.
However, the two/three-storey “residential” character of the area is intruded on by the dominating leisure centre and
surface parking. The leisure centre is an uninspiring blank frontage “box” which is visible on this road corridor (A25)
particularly due to the rising topography.

Development proposals Ongoing
Refurbishment of existing leisure centre and outdoor sporting facilities.
Long-term
Redevelopment to re-provide leisure centre on site with provision of new outdoor, sporting, recreation and play space
as well as enhancement of indoor facilities to meet demand.
Exploration of opportunities for on-site energy generation.
Design proposals

New buildings to provide strong frontage to public areas/streets.
Opportunity for low-medium height development in keeping with character of existing neighbourhood and prominent
topography.
Provision of high quality green space to supplement existing provision.
Enhancement of allotment provision.
Throughout: high standards of urban, architectural and environmental design.

Redhill Town Centre Area Action Plan: Preferred Options Document

101

AAP Preferred Option: Area Proposals

Area Proposal 12 (AP12) – Donyngs/Hatchland Road (continued)
Reasoning

The Donyngs facility is key to the Borough’s leisure provision, but is in need of refurbishment and longer-term
redevelopment or re-provision.
The Hatchlands Road area is an important local centre between Redhill and Reigate and should be a focus for
graduated enhancement.

Delivery

Reigate & Banstead Borough Council own key parts of site. Leisure centre has 15 year management lease at which
point longer-term opportunities can be explored.

Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO4, SO5, SO6, SO7, SO8, SO9, SO10, SO12,
and strategy
SO13, SO14, SO15, SO17, SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS1, CS2, CS3, CS4, CS5, CS6, CS7(2a), CS9, CS10, CS11, CS13,
CS14, CS16, CS17, CS18
AAP Objectives

T5 L3 L4 L5 B1 P1 P2

Relationship with
strategic proposals
Alternative proposals
considered

Important to the delivery of SP3 and SP4.
Alternative leisure centre site
If an alternative, appropriate town centre/edge of centre location came forward for development (e.g. AP9) and a
viable scheme could be developed, the leisure centre could be re-provided and the Donyngs area could be developed
for residential-led development, with good quality public/recreational space provision. If residential options were
explored a mix of housing types, tenures and sizes should be included.
Do nothing
The leisure centre requires an ongoing programme of maintenance and refurbishment, ruling out the do nothing
scenario. In the long-term the site will need to be redeveloped to enhance the Borough’s leisure provision and this
part of Redhill
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Area Proposal 13 (AP13) – Existing edge of centre housing areas
Area analysis

Two existing edge of centre housing areas are in need of ongoing maintenance and refurbishment. The first is the area
of housing west of Cromwell Road, along Fairfax Avenue and Baxter Avenue. The second is situated around Dome Way,
Warwick Road and North Street.
Both provide a concentration of current and former social/affordable housing tenures in flats, maisonettes and some
terraced housing types. The areas are in close proximity to the town centre and its services, but suffer from issues of
deprivation, social and environmental problems not experienced elsewhere in the town centre/edge of centre.

Development proposals Ongoing
Both of these areas require further investment in external building works and public realm improvements to enhance
the appearance of the area, provide good quality living environments and better integrate these areas with the town
centre.
Additional provision and enhancement of local community facilities, including community rooms (for instance at the
Longmead Centre) and play/recreation space.
Long-term
Over the lifetime of the plan (20 years) it is possible that residents, the housing association and Council will jointly
agree that individual housing blocks are in need of redevelopment to provide new housing types, tenures and
environments, either re-providing or relocating existing residents.
Exploration of opportunities for on-site energy generation.
Design proposals

Public realm enhancement to ensure spaces/streets are well used, safe and maintained - includes investment in
landscape, lighting, seating, play facilities.
Integration of community facilities as part of neighbourhood offer.
If redevelopment opportunities arise, new buildings should have strong frontage to streets and clear definition of
public/private realm.
Throughout: high standards of urban, architectural and environmental design.
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Area Proposal 13 (AP13) – Existing edge of centre housing areas (continued)
Reasoning

These are established residential areas in need of ongoing investment to enhance the physical environment and
provide local community facilities. Existing residents benefit from living close to the town centre, its public transport
access and range of services.
Long-term proposals may include redevelopment of individual blocks with the full agreement of existing residents,
providing a choice of housing types and tenures.

Delivery

Raven Housing Trust owns the affordable housing that is not owned by individuals. Ongoing discussions with individual
residents and resident groups will be an essential part of any proposals.

Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO4, SO5, SO6, SO7, SO8, SO9, SO10, SO12,
and strategy
SO13, SO14, SO15, SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS2, CS3, CS4, CS5, CS6, CS7(2a), CS9, CS10, CS11, CS13, CS14,
CS16, CS17, CS18
AAP Objectives

T5 L3 L5 B1 P1

Relationship with
strategic proposals
Alternative proposals
considered

Important to the delivery of SP3 and SP4.
Comprehensive redevelopment
Comprehensive redevelopment options were considered at the issues and options stage. However, detailed feedback
from residents, resident groups and Raven Housing Trust indicated that this was not a popular or viable option.
Ongoing discussion is required with all stakeholders to ensure both the short and long-term future of these housing
areas is secured as part of the wider town centre plans.
Do nothing
These residential areas require, at minimum, a programme of ongoing maintenance and refurbishment. The do nothing
scenario would neglect these edge of centre locations and the people who live in them.
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Area Proposal 13 (AP13) – Existing edge of centre housing areas (continued)
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Area Proposal 14 (AP14) - Copyhold
Area analysis

Copyhold is an edge of settlement part greenfield/part brownfield location accessed off Redstone Hill and by footpath
links from residential areas such as Cavendish Road. It consists of fields, areas of woodland and a disused factory
complex. Rising topography makes it a prominent location facing westwards towards the town centre.

Development proposals Enhancement as an outdoor leisure and recreation space with opportunities to provide walking and cycling tracks,
linked to the national cycle network, a nature reserve and other types of space provision. Complementary built
functions could include interpretation/educational centre or conference space.
There may also be the opportunity to explore sustainable energy generation options linked to waste processing
facilities.
Encouragement of links to local residential areas/schools and public transport provision from railway station/town
centre to reduce requirement for car access.
Location adjacent to the landfill operation at Redstone Hill provides opportunities for exploring on-site energy
generation.
Design proposals

Minimal intervention to preserve countryside feel of location with sensitive introduction of buildings and leisure uses as
appropriate.
Throughout: high standards of urban, architectural and environmental design.

Reasoning

Copyhold is an edge of settlement location and predominantly greenfield. Although adjacent to existing residential
areas, the railway line and rising topography severs or reduces connections towards Redhill. Sensitive, low impact, low
car trip generating uses are most appropriate in this location. The area also offers the chance to provide access to
generous outdoor space and activities geared towards a range of groups, including young people, in close proximity to
the town centre and residential areas.

Delivery

Delivery with landowners, local environmental, nature groups, residents, schools and youth groups.

Redhill Town Centre Area Action Plan: Preferred Options Document

107

AAP Preferred Option: Area Proposals

Area Proposal 14 (AP14) - Copyhold (continued)
Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO4, SO5, SO6, SO7, SO8, SO9, SO12, SO13,
and strategy
SO14, SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS1, CS2, CS3, CS4, CS5, CS6, CS7(2a), CS9, CS10, CS11, CS13,
CS14, CS16, CS17, CS1
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AAP Objectives

T5 P1 P2

Relationship with
strategic proposals

Important to the delivery of SP5.

Alternative proposals
considered

Alternative land uses
Alternative more intensive land uses, such as residential development, have been considered. However, development
on a greenfield site in a less accessible edge of settlement location, would create additional car dependent journeys
and loss of open space.
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Area Proposal 15 (AP15) – Longmead Block
Area analysis

The Longmead Block consists of the former Longmead Centre, The Dragon Public House and Nos. 51, 41, 41a and 41b
Holland Close. The Longmead Centre was in use until November 2007 by Surrey County Council as an Arts, Library and
Culture Centre, after which the site was closed and considered surplus to their requirements.

Development proposals A comprehensive redevelopment of the whole block to provide a mixed use scheme consisting of:
•
•
•
•
•
•
Design proposals

An alternative site for community uses displaced from Cromwell Road redevelopment (AP3);
Development of a range of residential accommodation in terms of sizes and tenure;
Offices;
Low or no on-site parking provision;
Exploration of opportunities for on-site energy generation;
Creation of a public space at the junction of Holland Close and St. Matthew’s Road.

Retention of the Longmead façade, if possible.
Building heights to reflect existing heights on St. Matthew’s Road.
Contribution towards the Living Streets proposal (Strategic Proposal 3).
Frontage onto Cromwell Road.
High standards of urban, architectural and environmental design.

Reasoning
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The Longmead Block lies at a transitional zone in the town between the existing office and housing areas. Whilst it is
accepted that St. Matthew’s Way and the servicing and parking areas of the Belfry Shopping Centre will continue to
form a formidable barrier in this location, the site, through imaginative and high quality mixed-used design can provide
the link between these zones to enhance this part of the town. This site, along with Cromwell Road (AP3), will play an
important role in the re-establishment of traditional pedestrian patterns of movement into the town centre from the
surrounding residential areas.
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Area Proposal 15 (AP15) – Longmead Block (continued)
Delivery

Discussion with existing landowners.
Short to medium-term proposal

Relationship with policy Borough Council LDF emerging Core Strategy objectives SO1, SO2, SO3, SO4, SO5, SO6, SO7, SO8, SO9, SO10, SO12,
and strategy
SO13, SO14, SO15, SO18, SO19, SO20, SO21, SO22
Borough Council LDF emerging Core Strategy policies CS2, CS3, CS4, CS5, CS6, CS7(2a), CS9, CS10, CS11, CS13, CS14,
CS16, CS17, CS18
AAP Objectives

T4 P1 L2 L3 L4 L5 B1

Relationship with
strategic proposals

Important to the delivery of SP3, SP4 and SP5.

Alternative proposals
considered

Redevelopment of individual sites in isolation
This would not address the relationship between the individual sites, the importance of this as a transition location
between the town centre and existing residential areas and the proposals to enhance the streetscape of Cromwell
Road and St. Matthew’s Road.
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Area Proposal 15 (AP15) – Longmead Block (continued)
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Section 6

Outline delivery
framework
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Outline delivery framework
6.1

INTRODUCTION

6.1.1 The Council believes it is
essential that the AAP includes
a framework for investment
and partnership working which
coordinates the delivery of
the spatial vision and strategy
established by the Plan. The
Council is already working with
key stakeholders, including Surrey
County Council. Raven Housing
Trust, Town Centre business and
resident groups, and potential
development partners to identify
funding sources and bring forward
the proposals, including establishing
parameters for additional modelling
and feasibility testing of the AAP
proposals. This is part of a joined up
approach with other agencies and
processes.
6.1.2 The purpose of this
section is to illustrate the delivery
mechanisms and point to other
information sources such as other
organisations’ investment plans,
which are outside the remit of
the LDF and will contain more
up to date, detailed information.
This focuses on the delivery of
physical and social infrastructure
needed to enable the development
proposed for the area. Good
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infrastructure planning considers
the infrastructure required to
support development, costs,
sources of funding, timescales for
delivery and gaps in funding, to
enable prioritisation.

6.2

ANTICIPATED PHASING

6.2.1 The regeneration and
growth initiatives identified in the
AAP need to be undertaken in a
phased and planned approach. The
phasing of these projects will need
to be determined according to their
deliverability. Therefore, although
the regeneration initiatives
represent a spatial approach to
undertaking development in the
town there is a time dimension
to this as well. Table 6.1 shows
a simplified timing for bringing
forward the Proposals over the
Plan’s 20-year lifetime.
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Table 6.1. Anticipated phasing of proposals

Proposal

Medium to longShort-term
Short to mediumterm (10-15
(less than 5 years) term (5-10 years)
years)

X

X
X
X
X
X
X
X
X
X

X
X
X

X
X
X

SP1: Strategic hub and interchange
SP2: Town centre parking strategy
SP3: Creating “living streets”
SP4: Living in the town centre
SP5: Setting the design standard

X
X
X
X

AP1: Railway Station and car park
AP2: Marketfield Way
AP3: Cromwell Road
AP4: Warwick Quadrant/Bus Station
AP5: Liquid & Envy nightclub
AP6: Belfry Centre
AP7: Existing office areas
AP8: Memorial Park
AP9: East of Railway Station

X

AP10: Reading Arch Road
AP11: Gloucester Road
AP12: Donyngs
AP13: Existing housing areas
AP14: Copyhold
AP15: Longmead Centre

X
X
X

X
X
X

X
X
X
X
X
X

X
X
X
X
X
X
X
X
X
X
X
X

Long-term
(15-20 years)

X
X
X
X

X
X
X
X
X
X
X
X
X
X
X
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Outline delivery framework
• The Community Infrastructure
6.3 OUTLINE INVESTMENT
Fund (CIF) is a joint Communities
FRAMEWORK/KEY PARTNERS
6.3.1 Alongside providers’
responsibilities and other funding
sources, key potential funding
streams available in the Borough,
with particular relevance to the
proposals for Redhill Town Centre
are listed below. In the current
economic climate, public funding
sources will be critical to support
growth and regeneration plans,
through maintaining confidence,
gap-fund infrastructure delivery
in the absence of developer
contributions and potentially to
support the viability of development
sites in the face of increasing
costs and decreasing margins.
An implementation plan will be
prepared alongside the submitted
AAP.
•
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Funding from the Government’s
New Growth Points Initiative
is being sought to deliver
some of the key Strategic and
Area Proposals which will help
facilitate the town’s growth,
including the streetscape/
public realm/environmental
improvements set out under
SP3, SP4 and SP5 and the
proposals for Memorial Park
(AP8) as well as wider feasibility
testing.

and Local Government and
Department for Transport
fund, designed to complement
mainstream transport funding,
linking the provision of funding
for transport infrastructure to
the delivery of housing. A CIF bid
was submitted for the Borough
in April 2008 with the potential
to contribute to the delivery of
key Strategic Proposals 1, 2 and
3.

•

•

A Regional Infrastructure
Fund (RIF) is proposed to
forward fund infrastructure for
proposals of regional or subregional significance (identified
in Regional Spatial or Economic
Strategies), which, coupled with
their scale and cost means their
delivery goes beyond the scope
of a fund operating only at the
local level. The cost could be
recovered through s.106, tariff
or CIF.
The South East Regional Funding
Allocation for housing, transport
and economic development
has been prioritised through
alignment of strategies,
following liaison between
Government, SEERA, SEEDA and
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GOSE. Major transport schemes
are funded from a regional
budget managed by the South
East England Regional Transport
Board; £20m of Regional
Transport Board funding has
been allocated for the RedhillReigate hub.
•

•

The second Local Transport Plan
(LTP) for Surrey acts as a bid for
Government funding. For 200607 to 2010-11 the Government
provisionally indicated that
total capital funding of £55.6
million for integrated transport
schemes and £73.46 million for
maintenance. LTP funding will be
important for the delivery of key
Strategic Proposals 1, 2 and 3.
The Surrey Local Area
Agreement (LAA) sets out the
agreement between central
government, local authorities
and their partners to improve
services and the quality of
life. It is the short-term
delivery mechanism for the
Local Strategic Partnership’s
Sustainable Community
Strategy, and partners are
expected to align core funding
to deliver mainstream service
improvements to realise the
vision for Surrey in 2020.

•

Multi-Area Agreements (MAA)
are cross-boundary LAAs to
tackle issues that are best
addressed in partnership at a
regional and/or sub-regional
level. A MAA has been suggested
for the Gatwick Diamond
area, to consider transport
infrastructure, networks and
services, higher order skills, and
environmental sustainability. It
is also a mechanism to pool or
align funding.

•

Government environmental
grants will be sought to fund
the Redhill Town Centre “Green
Action Zone” as the action plan
develops.

6.3.2 Over the lifetime of the
Plan, contributions from the
development industry will be
essential to achieving Redhill’s
growth alongside the provision
of essential infrastructure
improvements. Private-sector
funding contributions can be sought
through the following mechanisms:
•

Section 106 of the Town &
Country Planning Act 1990, as
amended by section 12 of the
Planning & Compensation Act
1991, enables a local planning
authority and a developer to
enter into a legal agreement
to provide infrastructure
and services on or off the
development site. These
agreements are often called
section 106 agreements
or planning obligations. A
standardised tariff approach
is currently being developed
to cover the Borough for key
services, albeit contributions
may be negotiated on larger
sites. The potential to
introduce a an area-specific
infrastructure provision
Supplementary Planning
Document for the Redhill Town
Centre regeneration area
will be explored at the next
stage of the Area Action Plan’s
development.

•

The Government has announced
the introduction of a new
statutory planning charge,
the Community Infrastructure
Levy (CIL), based on a
estimated assessment of the
infrastructure requirements
arising out of development.
Expected to come into effect
by Spring 2009, authorities
are expected to advance
their infrastructure planning
in preparation for the CIL,
to ensure that there is clear
evidence about planned
infrastructure, its cost, timing
and likely sources of funding.

•

The Council is establishing a
Local Carbon Reduction Fund
which will accept contributions
from businesses, developers and
individuals in mitigation of their
carbon impacts and will be used
to fund local carbon reduction
projects.
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Appendices
section

1
introduction

APPENDIX 1
PROPOSED UPDATE TO AREA
ACTION PLAN BOUNDARY

Fig. A1.1. Proposed update to AAP boundary

A1.1
The majority of development
for the Redhill Area Action Plan is
proposed in the Town Centre. The
Council is, therefore, proposing in
future to focus the Area Action Plan
on the core town centre/edge of
centre area as illustrated in Figure
A1.1 below. The areas outside of the
core boundary are considered areas
of influence and include Donyngs/
Hatchlands, Copyhold and Brighton
Road. This is an update on the
existing AAP boundary (see Section
1, Figure 1.1).

A1-1

Redhill Town Centre Area Action Plan: Preferred Options Document

APPENDIX 2
‘GREEN ACTION ZONE’

Fig. A2.1. ‘Green Action Zone’ draft vision

A2.1 In support of the potential
to designate Redhill as a ‘Green
Action Zone’, the Council has
prepared a draft vision diagram
to illustrate how this could
work (Figure A2.1). Further
consultation and discussion with
key stakeholders will be required
to develop the ‘Green Action Zone’
concept.
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APPENDIX 3
RELEVANT CORE STRATEGY
OBJECTIVES AND POLICIES
A3.1 The Council is currently
preparing the Core Strategy
Submission Stage document
which will supersede the published
Preferred Options document.
The Submission document will be
published in March 2010. The preSubmission document contains the
Council’s Core Strategy Spatial
Objectives for the Borough, the
following of which are particularly
relevant to the development of the
Redhill Town Centre AAP:
•

•

•

A3-1

SO1: Future development should
address the economic and social
needs of the Borough without
compromising its environmental
resources.
SO2: Required development
should be accommodated
within existing built up areas
and in sustainable locations
with the necessary or planned
infrastructure, services and
community provision, whilst also
catering for local housing needs.
SO3: The design and scale
of new development should
recognise, enhance and protect
the character of the town
centres and other urban areas.

•

emissions and help to reduce
waste, and are adaptable to
climate change (including the
risk from flooding).

SO4: Increase opportunities
for pursuing a healthy lifestyle,
by maintaining and enhancing
recreation facilities which
encourage walking and cycling.
•

•

•

•

•

•

SO5: Maintain and enhance the
Borough’s valued landscapes,
built heritage and natural
environment.
SO6: Keep and enhance the
identified character and
separate identities of the
Borough’s towns and other
urban areas.
SO7: Safeguard and promote
biodiversity and wildlife
corridors at a local level, as well
as on designated sites, through
responsible and positive design
and management.
SO8: Ensure that the design
of new development makes
best use of the site, integrates
effectively with its setting,
promotes local distinctiveness,
maximises accessibility and
minimises the opportunities for
crime.
SO9: Require that developments
conserve natural resources,
minimise greenhouse gas
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•

SO10: Ensure that the types of
dwellings built are suited to the
requirements of the forecasted
local population, and that an
appropriate proportion is
‘affordable’ to those in need.
SO12: Seek to secure in
appropriate locations, adequate
land, community services and
infrastructure to support
business and community needs.

•

SO13: Tackle congestion,
pollution and greenhouse gas
emissions of private car use by
promoting sustainable modes of
transport to promote healthier
lifestyles.

•

SO14: Improve overall
accessibility to key services and
facilities for all by encouraging
development in accessible
locations maintaining and
enhancing the movement
network.

•

SO15: Provide a graduated
approach to parking in relation
to the accessibility of locations

as part of a joined up approach
to meeting parking needs and
reducing parking concerns.
•

SO17: Strengthen the vitality
and viability of the Borough’s
regional, town, and local
shopping centres.

•

SO18: Direct regeneration to
the parts of the Borough where
it is needed to build vibrant and
cohesive communities.

•

SO19: Ensure the right
amount, range, size and type
of commercial areas are
available and that the necessary
infrastructure and facilities
are provided to support a
level of economic growth
compatible with protecting the
environment.

•

SO20: Enhance the role of
Redhill Town Centre as a centre
of strategic importance, part
of a regional transport hub, and
as a safe and attractive retail,
culture, leisure and a high quality
environment.

•

SO21: Work in partnership with
service providers and other
relevant stakeholders to realise
opportunities to enhance the

APPENDIX 3
quality of life for residents in
the Borough.
•

SO22: Achieve an overarching,
multi-functional framework
which links existing and
planned communities through
a connected, easily accessible
green space network, whilst
also respecting the ecological
and cultural heritage of the
Borough, and the promotion of
local distinctiveness.

establishing environmentally
responsible design and
construction practices.
This policy also requires the
protection of links between
existing areas of biodiversity.
•

A3.2 Aligned with the Core
Strategy Objectives, the preSubmission document contains
draft spatial policies for the
Borough all of which will shape the
future of Redhill, with the following
particularly important for the town
centre’s development and growth:
•

•

CS1: Valued Landscapes - In
considering the allocation of
land and/or proposals for major
development, the Council, and
developers, will protect and
enhance the Borough’s green
fabric, including urban open land.
CS2: Valued Townscapes –
development will respect the
valued townscapes in the
Borough, showing consideration
for detailed design guidance and

•

CS3: Valued People – the Council
will promote and support
sustainable economic growth,
including through improvements
to selected Regeneration
Areas [Redhill Town Centre
is an identified Regeneration
Area], promotion of the
Gatwick Diamond, support
and protection for small and
medium sized businesses and
provision for future major office
development. The Council will
also work with key partners
and communities to deliver
improvements to health,
education and community
facilities.
CS4: Strategic Locations for
Growth – The built-up area
of Redhill, including the Town
Centre area, is identified as
a suitable location for major
development, regeneration and
site allocations.

•

CS5: Allocation of Development –
Redhill Town Centre is identified
as the primary location in the
Borough for the allocation of
new development.
•

•

CS6: Town and Local Centres
– Redhill Town Centre is
identified as the Borough’s key
centre, playing a regional, town
and local role with multiple
purposes including retail, social,
community, housing and leisure
uses.

•

CS7 (2a): Redhill Built Up Area –
Redhill Town Centre is identified
as a location for 1,000 new
housing units between 2011 and
2021. Almost all of these will be
provided at high-density on four
mixed-use development sites
are specifically identified: Redhill
Train Station, Marketfield Way,
Cromwell Road and potentially
at Colebrook. The draft policy
makes provision for the Town
Centre AAP to identify additional
opportunities for development.
Redhill Town Centre is also
recognised as a key employment
floorspace location and primary
shopping centre, with additional
comparison and convenience
retail floorspace required
in the lifetime of the Plan.

•

Improvements to Memorial Park,
to better link it to the town
centre, are also highlighted.
CS9: Sustainable Development
– Promotes sustainable
development through efficient
use of land, especially in built-up
areas; provision of sufficient
services and infrastructure;
protection of “green fabric”
of open spaces and respect
for character of built-up
areas; minimising of resources;
minimising the need to travel
whilst promoting non-car based
options; mitigation against
climate change; ensuring
development is adaptable to
change.
CS10: Sustainable Construction
– All development will
incorporate sustainable
construction features, as
identified in the Code for
Sustainable Homes (CSH) and
Building Research Establishment
Environmental Assessment
Method (BREEAM) standard,
to reduce the consumption
of natural resources and to
help deliver the Community
Plan’s aims to promote zero
and low carbon development
and bring about environmental
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improvements in existing
buildings. Requirement to deliver
increasing CSH and BREEAM
standards are phased (2011,
2014, 2016). The use of on-site
renewable energy technologies
are required to deliver no less
than a 10% reduction in CO2
emissions. All development will
be carbon neutral through the
mechanisms described above;
residual emissions can be offset
by contributions to the Council’s
Carbon Reduction Fund through
a process of negotiation and
agreement.
•

•

A3-3

CS11: Infrastructure
Delivery – The Council will
secure contributions from
new development for new
infrastructure, including green
infrastructure; encourage
proposals for improving
services; resist the loss of
existing community and leisure
facilities and open space; seek
provision and maintenance of
facilities from new development.
CS13: Housing Needs of the
Community – The Council will
require all housing developments
of five units and above to
contain an appropriate mix of
dwelling sizes in accordance

with current identified needs
of the Borough. Provision of
housing for the elderly, people
with mobility and access issues
(including Extra Care schemes)
will be encouraged. The Council
will seek homes to be built
to Lifetime Homes standard.
The Council will seek a range
of housing types and tenures,
including affordable housing, and
resist concentrations of any
one type of dwelling in a location
that could create imbalances to
community cohesion.
•

CS14: Affordable Housing –
New housing developments
of 15 dwellings or more will
be required to provide 40%
of housing as affordable, with
50% social rented and 50%
intermediate affordable housing.

•

CS16: Travel Options – The
Council will work with Surrey
County Council, Highways Agency
and neighbouring authorities to
improve non-car based travel
options and enhance public
transport interchange facilities
in Redhill Town Centre.

•

CS17: Accessibility – The Council
will direct development to
accessible locations in the
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Borough, in particular Redhill/
Reigate as a Regional Transport
Hub, thereby reducing the need
to travel, promoting noncar based travel, maximising
efficiency of the movement
network, improving the highway
network to meet all street
users’ needs.
•

CS18: Parking – The Council
will develop and maintain a
Parking Strategy to implement
graduated parking standards
to allow different levels of
parking depending on an area’s
access by alternative modes
of transport. The Council
will promote Residential and
Controlled Parking Zones where
appropriate.

APPENDIX 4
EVIDENCE BASE
A4.1 Overview
The AAP proposals must hold up to
the scrutiny of public examination
and, therefore, must emerge from
the findings of a sound evidence
base. The proposals generated
are supported by the findings of
a range of technical background
studies undertaken for the Council
in recent years; this section outlines
the findings and recommendations
from that evidence base.
To prepare the AAP, the Council and
consultant team has supplemented
the evidence base with a process of
continuous consultation, including
the preparation of an AAP Issues
and Options document which was
published in May 2008. The issues
identified by that process are
summarised in Section 4, alongside
opportunities to address them in
delivering the vision for change in
Redhill.
Alongside the AAP, a SA has also
been undertaken, as required
by the Planning and Compulsory
Purchase Act 2004. The purpose of
the SA is “to promote sustainable
development through better
integration of sustainability
considerations into the preparation
and adoption of plans” (ODPM,

2004), by assessing the economic,
social and environmental impacts of
the Redhill AAP proposals. The SA
process is an iterative one and two
further appraisal documents will be
produced before the AAP is finally
adopted.
A4.2 Technical background
studies
The Council has prepared a range
of technical background studies to
support the preparation of the AAP,
including:
•

•
•
•
•
•
•
•
•
•
•
•

Retail and Leisure Needs
Assessment (2007 and update in
2008);
Economic Market Assessment
(2008);
Cultural Audit (2008);
Open Space, Sport and
Recreation Audit (2008);
Strategic Flood Risk
Assessment (2008);
Strategic Housing Market
Assessment (2007);
Flood Risk Assessment (2008);
Affordable Housing Study (2007);
Parking Studies (2007, 2008);
Urban Spaces Design Study
(2001);
Borough Character Assessment
(2008);
Infrastructure Needs
Assessment (2009);

•

Redhill Town Centre
Development Combined Heat
and Power Screening (2007);
Donyngs Combined Heat and
Power Feasibility Report (2007).

•

In addition to these studies, traffic
modelling of the AAP proposals
will be undertaken using Surrey
County Council’s Paramics Model
and additional studies, such as
into flood risks and water storage
and mitigation measures are being
undertaken alongside the AAP work.
A4.3 Transport
A4.3.1 Pedestrian movement
The Council commissioned counts of
pedestrian movement to/from and
within Redhill Town Centre in 2008.
The key findings of these studies
were:

•

•

•

•

centre and the Bus Station;
Between London Road and
Sainsbury’s crossing the A25
and Gloucester Road;
Between the Railway
Station and the town centre
crossing the A23 at Princess
Way (particularly weekday
commuters);
Along High Street southwards
towards Red Central/
Kingsgate (particularly
weekdays);
Along Station Road (west)
towards the pedestrianised
centre (particularly weekdays).

See Figures A4.1 and A4.2 for
illustration of pedestrian flows.

• Significant numbers of people
enter/leave the town centre by
foot with over 2,000 movements
per day occur in the following
locations:
•

•

Within the pedestrianised
centre at weekends and on
weekdays with pedestrians
primarily accessing
Sainsbury’s and the Belfry
Centre;
Between the pedestrianised
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Fig. A4.1. Main weekday pedestrian flows
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Fig. A4.2. Main weekend pedestrian flows
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A4.3.2 Bus travel
A review of existing bus provision
was undertaken when preparing
the AAP Issues and Options Paper
(2008). The review highlighted the
following key points:
•

•

However, the use of buses for
employment opportunities is low
in contrast to journeys made by
car.
Bus to bus interchange is high,
whereas, bus to rail interchange
is low, which is partly due to the
lack of co-ordination of timing
of services.

•

Despite recent investment, the
bus station’s life span is only 5
– 10 years thus it will soon need
upgrading to meet demands for
bus travel.

A4-4

There are no bus priority
lanes around Redhill town
centre, adding to congestion
and journey time. This again
discourages bus use.

•

There are investment
opportunities, associated with
public funding streams and
private sector contributions,
which could encourage bus use
(see Section 6 for more details).

Use of buses to access town
centre facilities (i.e. shops) is
the second most important
mode of transport after car
use.

•

•

•

The Council commissioned surveys
of users of bus services in Redhill
Town Centre in 2008. Two sets of
surveys were undertaken. The first
were timed to coincide with the bus
station’s temporary closure during
its refurbishment. The second
assessed the situation once the bus
station was re-opened. The surveys,
alongside existing data sources,
indicated the following key findings:
•

A majority of bus users use the
bus to access the town centre
on three or more days per week.

•

Users prefer a central bus
station to strategic bus stop
arrangements.

•

Reasons for this include:
confusion, lack of interchange,
lack of information, traffic levels

Evening and Sunday bus services
are very limited.
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at bus stops, pollution, safety,
need to walk greater distance,
narrow pathways and number
of pedestrians, lack of facilities
(shelter, seating, toilets), nighttime safety and timing of buses.
•

Respondents indicated that the
benefits of a single bus station
were: proximity to origin/
destination (60%), security
(27%) and quality of facilities
(19%).

•

Bus-bus interchange levels
are high, particularly at the
weekend.

•

Bus-rail interchange is very
limited. Reasons for this include
little co-ordination of services,
limited services to rural areas
where car use is higher, little
incentive/promotion for using
the bus as an alternative to the
car as a means of accessing the
railway station.

A4.3.3 Congestion
Surrey County Council modelling
work and the Borough Council’s
Parking Study (2007, 2008) has
looked at the levels and flows
of traffic in the town centre,
indicating that:
•

60% of traffic is through traffic
which is not accessing Redhill
Town Centre.

•

35% of peak hour traffic comes
from the east (Redstone Hill,
A25) where public transport
links are less well developed.

•

In the absence of right hand
turns on Princess Way, 5 to 15%
of peak hour vehicles using the
ring road system’s roundabouts
are making U-turns to access
car parking facilities, including
for the railway station, offices
and supermarket; this applies
to weekday and Saturday peak
periods.

•

Long-term congestion
problem is forecasted unless
a comprehensive traffic
management plan is introduced.
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A4.3.4 Parking
The Borough Council’s parking study
has been prepared in two phases
(2007, 2008), indicating that:
•

There are 2212 parking spaces
available in Redhill Town Centre.

•

There are enough spaces to
meet current and some future
demand.

•

Information about availability/
location and access
arrangements for parking is
lacking.

•

There is stress between
residents and commuters for
on-street parking provision,
especially on streets to the
south of the town centre.

•

•

There are no residential parking
zones or street parking charges
in the vicinity of the town
centre.
Council car parks, such as
Marketfield Way, have been
designed for short term stay
by increasing costs. This has
worked as many of the car parks
now have more vacant spaces
throughout the day; however, it
has forced cars into residential
areas.

•

A number of car parks are used
for access to both town centre
facilities and employment,
including Clarendon Road and
Gloucester Road.

•

Several areas have been
highlighted as good locations
for consolidating car parking
provision, such as Redstone Hill
and Gloucester Road.

A4.4 Retail
The Council has prepared a Retail
Needs Assessment in two stages
(2007 and 2008). This analysis and
research undertaken for the AAP
indicates that:
•

•

•

•

There is 42,000 sq m of retail in
Redhill Town Centre the majority
of which is in the Belfry Centre
and the Warwick Quadrant.

convenience goods. However, the
town currently performs below
the national (GOAD) average for
percentages of convenience
retail, with most supply provided
by the Sainsbury’s store.
•

For comparison goods, retention
rates are lower as people travel
to Crawley or Croydon where
there is more variety.

•

User concerns with Redhill
Town Centre as a shopping
destination include a high level
of car reliance amongst visitors,
perception of dirty shopping
streets and expensive parking.
However, positive features
include pedestrianised streets
and geographical convenience.

•

The town centre is
predominantly retail based
with the Belfry Centre and
Sainsbury’s supermarket acting
as retail draws.
The retail catchment of
Redhill is below average for a
mainstream town centre.
There are high levels of
expenditure retention on

•

The 2007 Retail Assessment
suggests that the borough
could accommodate a further
20,000 sq m of comparison
retail space by 2016, with the
majority centred on Redhill Town
Centre.
The 2008 update Retail
Assessment indicates that
between 3,000 and 3,340 sq m
of convenience floorspace could
also be found in the town centre
by 2016 and up to 4,000 sq m by
2021.

•

The Assessment indicates that
of two opportunity sites for a
new supermarket - Cromwell
Road and Reading Arch Road
– the former would have the
ability to provide more linked
trips to other town centre uses
and increase local retention
rates of shoppers and their
expenditure.

•

Studies into the transport
impacts of additional retail will
be undertaken as part of the
traffic modelling of the AAP
proposals.

A4.5 Economic market
An Economic Market Assessment
(2008) has been undertaken of the
borough, indicating that:
•

•

•

Redhill has approximately
110,000 sq m of office space
throughout its town centre
which equates to a third of the
borough’s stock.
Redhill’s direct rail links to
London and Gatwick and the low
rent costs make it an attractive
location for business.
A large number of financial and
engineering firms are located
there. However, these tend to
be back office functions rather
than headquarters.
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•

•

•

•
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This has implications on the
skills present within Redhill
compared to the neighbouring
town of Reigate where
headquarters and major offices
of corporate firms are located.
There are a lack of conference
rooms and hotels in the town
centre in which to host clients.
In addition, there is a lack
of places to eat lunch and
provide evening entertainment
for people who work there.
Investment in the public realm is
also an issue.
Over the lifetime of the AAP
there is substantial expected
demand for small start-up
office space and larger office
floorplates.
If Redhill is to provide this office
space, it could give the town a
competitive edge above other
locations. However, the public
transport system, public realm
investment and parking facilities
are not yet adequate to support
any large developments.

A4.6 Culture and leisure
A Cultural Audit of the borough has
been undertaken, with particular
reference to facilities in Redhill
Town Centre, including the Harlequin
Centre. The findings of this Audit
include:
•

•

•

The Harlequin Centre in the
Warwick Quadrant plays an
important role in the life of
community groups and is a key
facility for a town of this size
as well as the wider area. Its
theatre, cinema and conference
rooms are well used; however,
there is user concern regarding
whether the building is fit-forpurpose.
Concerns with the Harlequin
Centre include access (facilities
are located on the first floor),
its prominence as the town’s
main cultural attraction,
maintenance requirements,
facilities for different user
groups and the lack of digital
film facilities,
Donyngs Sports Centre serves
as the main facility for sport
and recreation and again, is
widely used by the public. The
swimming pool and sports
halls are regularly used by local
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schools. However, an ongoing
programme of maintenance and
refurbishment is necessary to
enhance facilities.
•

Redhill offers little alternative
cultural or leisure provision.

•

The projected growth in the
local resident population could
provide an extra £10m worth of
expenditure on cultural services
such as theatres and cinemas in
the AAP period.

•

•

•

The current leisure and cultural
offer is considered inadequate
and is seen as a major barrier
to changing the negative
perceptions of the area.
Currently local residents select
to purchase the majority of
their cultural services outside
of the immediate Redhill area.
The Harlequin Centre is also
seen as a key cultural asset to
the town and one that needs
to be retained and nurtured
to support the delivery of the
long-term regeneration vision
and underpin the cultural
expectation of existing and new
residents.

A4.7 Housing
A4.7.1 Housing Market Assessment
The East Surrey Strategic Housing
Market Assessment examines:
housing supply and demand;
housing and planning policies, and
affordability.
The assessment recommends:
•

Higher levels of housing
provision overall and especially
of affordable housing, which
should include at least 40% of
all suitable sites

•

Greater mix of housing types
and sizes

•

Housing stock which can
respond to future demographic
and household changes

•

A guide which informs
developers of local needs

•

Flexible affordable housing
targets and delivery to fit the
requirements of specific areas,
and especially for areas where
usual requirements are not
feasible

•

Targets relating to the
proportions of social rented
and intermediate housing at
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the district-wide level should
range from 75% to 50% for
social rent and 25% to 50% for
intermediate tenures
•

•

•

•

•

A detailed feasibility study of
the practical delivery issues for
intermediate market rented
accommodation
Affordable housing property
size targets to meet the needs
of single, couple and family
households and housing for
those with priority needs
A wider range of local tenure
and type supply, planning,
sustainability and economic
viability factors at site level
Housing strategies which
provide positive incentives to
improve the turnover of family
houses in the social rented
sector
Meeting the needs of greater
future numbers of older and
frail people across all tenures
and their related care and
support needs.

A4.8 Character and design
A4.8.1 The AAP Issues and
Options document is set around
a comprehensive assessment of
design issues and opportunities in
Redhill. A design assessment was
also undertaken in 2001 with the
preparation of the Redhill Town
Centre Urban Spaces Design Study,
which subsequently informed initial
AAP consultation in 2006. The study
suggested that Redhill needs to
develop its own unique identity and
could do this through landmark
buildings at key approaches, with
the station as the most prominent
focus and the transformation of
the bus station into a 24-hour town
square. These opportunities are
taken forward in the AAP Strategic
and Area Proposals (see Sections 4
and 5).
A4.8.2 The Council’s Borough
Wide Landscape and Townscape
Character Assessment has also
informed this document, although
the opportunities for Redhill to
benefit from pre-War heritage
assets are limited given the relative
recent development of most of the
town centre.

A4.9 Open space, sports and
recreational provision
A4.9.1 The Council has prepared an
open space, sports and recreational
assessment to inform the approach
to provision of open space, sport
and recreation facilities. Most
categories of open space were
found to be well provided for,
however, the main concern was the
lack of provision of space for young
people and children. Key findings
included:

•

Allotments have become very
popular in the last few years
due to the increased popularity
of organic food and being self
sufficient. Redhill has adequate
provision but demand leads to
long waiting lists.

•

Redhill is severely deficient in
provision of space for children
and young people. This was
highlighted as the main action
from this assessment.

•

Redhill falls below national
quality standards for park and
garden provision, particularly
the east of the town.

A4.9.2 In response to these
findings, the AAP Proposals
(see Sections 4 and 5) set out
opportunities for providing and
enhancing green infrastructure.

•

There are no green corridors
in Redhill; however, there
are opportunities to provide
cycle-ways and footpaths to
encourage more active and
healthier lifestyles.

•

The town is severely deficient in
outdoor sports facilities.

•

More amenity green space is
needed in the town.
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A4.10 Environment and
infrastructure
A4.10.1 The Council has also
undertaken assessments of
environmental constraints and
opportunities and infrastructure
requirements facing the town
centre; these are summarised
below:
•

•
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The Redhill Brook runs through
the town centre area, largely in
a culvert. Key opportunity areas,
including the Railway Station
environment, Marketfield Way,
Colebrook and Reading Arch
Road are close to the route of
the Brook and its floodplain.
Surface water flooding has been
recorded, particularly in the
Marketfield Way area.
Additional assessment is
currently being undertaken, but
all development proposals will be
required to assess and minimise
flood risk and demonstrate
appropriate design and
development responses if
promoted in at-risk locations.
Sequential and exceptions
testing in line with PPS25 is
likely to be required.

•

Additional assessment on
the impact of development
proposals on existing aquifers
also needs to be undertaken.

•

Council records indicate that
contamination is not a major
issue facing town centre
opportunity sites, however,
contamination assessments
should be undertaken as part of
any development proposal.

•

•

•

Air quality assessments should
also be undertaken to determine
how the impact of the
proposals on the environment,
including establishing targets
for improvements in line with
some of the key proposals e.g.
prioritisation of non-car based
travel, local energy generation.
As development proposals
emerge, the impact on existing,
and requirement for new,
utilities provision should be
undertaken.
As development proposals
emerge, the impact on existing,
and requirement for new,
green infrastructure should be
undertaken.
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A4.10.2 The Reigate and Banstead
Community Facilities and
Infrastructure Position Statement
contains the results of an audit
to determine the needs of new
residential and commercial
development and address existing
shortfalls.
A4.10.3 Services identified as having
a particular need in Redhill (although
not necessarily in the town centres)
include:
•
•
•

•

•

•

•

Local health healthcare: tier 2
facility proposed for Redhill area
Libraries: possible co-location in
town centre site
Community and voluntary
services: possible co-location in
town centre site
Community and day centres:
possible co-location in town
centre site
Energy: specific locations for
renewable energy infrastructure
to be identified.
Highways: major improvements
identified. Further feasibility
work may identify additional
infrastructure improvements.
Other requirements may be
identified on a site by site basis.
Cycling and walking: focus on
improving access. Requirements
may be identified on a local
basis.

•

Theatre and cinema: Potential
focus for cultural activity in
Redhill, particularly as part of
co-location.

A4.11 Using the evidence base
A4.11.1 The evidence base
introduced in this section, much
of which has been prepared
specifically to inform the AAP,
is directly reflected in the AAP
Preferred Options highlighted in
Sections 4 and 5 of this document.
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GLOSSARY OF TERMS
Adaptability The capacity of a
building or space to be changed
so as to respond to changing
social, technological and economic
conditions.
Affordable Housing Affordable
housing should meet the needs
of eligible households including
availability at cost low enough
for them to afford, determined
with regard to local incomes and
local house prices. Affordable
housing includes social rented and
intermediate housing, provided to
specified eligible households whose
needs are not met by the market.
Amenity Spaces Amenity space is
generally green space and planting
which softens the urban fabric,
allows for informal leisure, and
provides a setting for buildings.
Amenity space can be within private
ownership in the form of private
outdoor space, formal amenity
space for communal use, or in
the wider public domain, such as
highway verges or small pockets of
land left over after planning.
Area Action Plan (AAP) A plan
which sets out a strategy for
the future planning of areas with
a concentration of proposals

for change or where land uses
and activities are particularly
complex. The boundaries of a
Local Authority’s AAPs are shown
geographically on a Proposals Map.
Redhill Town Centre is the AAP area
considered in this document as
illustrated in Figure 1.1 in Section 1.
See www.reigate-banstead.gov.uk
for background information on the
Redhill Town Centre AAP.
Attenuation Ponds Ponds designed
to reduce flows by storing runoff
during the peak flow (in the event of
a storm for example) and releasing
it at a controlled rate during and
after the peak flow has passed.
The pond always contains water –
also known as a balancing or wet
detention pond.
Biodiversity This is a measure
of the variety of, and number of
individuals within different species
of plants, animals and other life
forms that are present in a defined
area.
Block A development block is the
land area defined by the grid of
streets. It can vary considerably
in shape and size according to the
configuration of streets (preferred
orientation and topography for
instance) as well as the nature of

plot sub-divisions and building types
that are to be accommodated.
Block Structure Block structure
determines the pattern of
movement in a development and
sets parameters for subsequent
development.
Boulevard A broad urban street,
often tree-lined and landscaped.
BREEAM A set of assessment
methods and tools that are
designed to help construction
professionals understand and
mitigate the environmental impacts
of the developments they design
and build. See www.breeam.org for
more information.
Centres for Significant Change
A designation defined by the
South East of England Regional
Assembly (SEERA) in their
emerging Regional Spatial
Strategy (RSS), the draft South
East Plan (see other definitions
elsewhere in the glossary). The
designation indicates a town
which is considered appropriate
for significant regeneration,
growth and development during
the 20-year lifetime of the Plan;
Redhill is designated as a Centre
for Significant Change. See www.
southeast-ra.gov.uk for more
information.

Character Individual distinctiveness
created from a combination of
natural and man-made elements
with historic, socio-economic and
other factors.
Character Areas Character areas
can reinforce local identity and
serve as a marketing tool to raise
the profile of a particular place,
as in the case of Birmingham’s
Jewellery Quarter. These may relate
to predominant uses, focal buildings,
historic associations or ethnic
composition, such as a Chinatown.
Code for Sustainable Homes
(CSH) The Code for Sustainable
Homes is a single national standard
to guide industry in the design
and construction of sustainable
homes. The Code measures the
sustainability of a home against
design categories, rating the ‘whole
home’ as a complete package. See
www.communities.gov.uk for more
information.
Community Node/Hub A place
where community uses and
activities are concentrated.
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Community Strategy Local
authorities are required by the
Local Government Act 2000 to
prepare these, with the aim of
improving the social, environmental
and economic well being of their
areas. Through the Community
Strategy, authorities are expected
to co-ordinate the actions of
local public, private, voluntary and
community sectors. See www.
reigate-banstead.gov.uk for more
information.
Concept Plan The preliminary
visual presentation of a proposed
plan to be used for the purpose of
discussion and classification.
Conservation Area Conservation
Areas vary in both size and
character, ranging from small
groups of buildings to town squares
or even open spaces. They often
include groups of Listed Buildings,
but their primary aim is to protect
an area’s character. A small area
at the heart of Redhill Town Centre
– around Maple Square – is a
designated Conservation Area.
Core Strategy A key planning
document prepared by the Local
Authority, setting out the long-term
vision for land use and development
and strategic objectives for the

Local Authority area. The Core
Strategy is part of the Local
Authority’s Local Development
Framework (LDF) – see definition
elsewhere in the glossary. See www.
reigate-banstead.gov.uk for more
information.
The Council The ‘Council’ refers to
Reigate and Banstead Borough
Council. The ‘County Council’ refers
to Surrey County Council.
Density The floorspace of a building
or buildings or some other unit
measure in relation to a given
area of land. Built density can be
expressed in terms of plot ratio
(for commercial development);
number of units or habitable
rooms per hectare (for residential
development); site coverage plus
the number of floors or a maximum
building height; or a combination of
these.
Design Guidance A planning
document which will provide
guidance on how development can
be carried out in accordance with
good design practice produced
with a view to retaining local
distinctiveness.
Design Palette A specific, limited
range of colours, materials and

A5-2 Redhill Town Centre Area Action Plan: Preferred Options Document

styles which can be used through a
development to create a sense of
cohesion and identity.
Design Review Panel A group of
built environment professionals
that offer advice on emerging
design proposals.
Development Brief A document,
prepared by a local planning
authority, a developer, or jointly,
providing guidance on how a site
of significant size or sensitivity
should be developed. Site-specific
briefs are sometimes known as
planning briefs, design briefs and
development frameworks.
Development Plan A document
which sets out a Local Authority’s
policies and proposals for the
development and other use of
land and buildings within its area.
A Local Authority’s development
plan consists of the relevant
Regional Spatial Strategy (RSS)
and the Development Plan
Documents (DPDs) contained
within its Local Development
Framework (LDF) – see definitions
elsewhere in the glossary. See www.
reigate-banstead.gov.uk for more
information.

Development Plan Documents
(DPDs) Planning documents that
together with the relevant Regional
Spatial Strategy (RSS), will form
the development plan for a Local
Authority area. Examples of a DPD
include a Core Strategy, and Area
Action Plans (AAPs). See www.
reigate-banstead.gov.uk for more
information.
District Centre District centres
provide a wide range of shopping,
retailing, financial and professional
services, as well as food and drink
outlets.
Draft South East Plan The South
East of England Regional Assembly’s
(SEERA) emerging Regional Spatial
Strategy. This is the spatial planning
document establishing policies and
interventions for improving the
quality of life in the South-East of
England over the next 20 years. See
www.southeast-ra.gov.uk for more
information.
Energy Efficient Using the minimum
amount of energy to produce the
same result.
Energy Network Concept
describing opportunities to
generate energy from renewable
sources in, or close to, the town
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centre and supply this energy to
new and existing developments via
a local network, therefore, reducing
reliance on national and less
sustainable sources of supply.

mechanisms for supporting lowfootprint, low-carbon living and
working. See Appendix 2 for more
information as well as www.seeda.
co.uk.

Evidence Base The information and
data gathered by local authorities
to justify the “soundness” of the
policy approach set out in planning
documents, including the physical,
economic, and social characteristics
of an area.

Green Infrastructure Existing
and future green spaces and
connections such as parks,
woodlands, allotments, walks,
commons etc. See www.
communities.gov.uk for more
information.

Flood Risk Assessment An
assessment of the likelihood of
flooding in a particular area so that
development needs and mitigation
measures can be carefully
considered.

Hard Landscaping Elements include
paths, driveways, pavements and
walls.

Frontage The front part of a
building which faces a road, park
or river ensuring ‘activity’ occurs
in this location either through
people entering/leaving a building
or viewing the public space through
front facing windows.
Gateway A gateway location is a key
entrance point to the town or town
centre, such as the railway station,
bus station or main road entrance.
Green Action Zone Defined by the
South East England Development
Agency (SEEDA) as area-based

Hub A focal point for the community.
For instance a ‘community-hub’
could be a community centre or
park whereas a ‘transport hub’
could be a railway station or bus
station.
Illustrative Masterplan A plan which
shows how a proposed development
might look when complete, showing
proposals for buildings, spaces,
movement strategy and land use in
two or three-dimensions.
Issues and Options Consideration
of the ‘issues’ facing Redhill Town
Centre and ‘options’ for addressing
the issues preceded the publication

of this Preferred Options document. either outside or inside, are agreed.
See www.reigate-banstead.gov.uk
Living Streets A concept designed
for more information.
to illustrate the multi-functionality
of streets and roads. Streets
Landscape Palette A specific,
have a variety of users (cars,
limited range of colours, materials,
buses, pedestrians, cyclists) and
styles and planting which can be
uses (through travel, local access,
used through a development to
meeting places, locations for
create a sense of cohesion and
different buildings and activities,
identity.
part of the public realm). The Living
Streets concept recognises that
Layout The way buildings, routes
streets should accommodate all
and open spaces are placed in
of these users and uses and not
relation to each other.
be dominated by one user or use.
In Redhill, the ring road system has
Legibility The degree to which a
been established as a car-based,
place can be easily understood and
through-route. However, the AAP
traversed.
proposals consider that this does
not balance the needs of all users
Lifetime Homes Homes designed
and uses and has established
to meet the changing needs of the
proposals to transform the ring
population from young children to
road – see Strategic Proposal 3 in
the elderly, meeting the varying
Section 4.
needs of numerous changes of
occupiers in the same home. See
Local Development Framework
www.lifetimehomes.org.uk for more
(LDF) A “folder” of planning
information.
documents, drawn up by the
Local Planning Authority, which
Listed Buildings When buildings
together with the relevant Regional
are listed they are placed on
Spatial Strategy (RSS), form the
statutory lists of buildings of
development plan for its area – see
‘special architectural or historic
separate definitions in this glossary.
interest’. Listing ensures that
See www.reigate-banstead.gov.uk
the architectural and historic
for more information.
interest of the building is carefully
considered before any alterations,
Redhill Town Centre Area Action Plan: Preferred Options Document
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Maisonettes An apartment
occupying two or more floors of a
larger building and often having its
own outdoor entrance.
Market Housing Private housing for
rent or for sale, where the price is
set in the open market.
Microclimate The microclimate of
a development is influenced by its
design, affecting temperatures,
sunlight and wind movement.
Mixed Use A variety of activities
along routes, on single sites or
across wider areas such as town
centres and redundant industrial
land.
Multi-Use Games Area (MUGA) A
MUGA (or Multi Use Games Area) is
a specially crafted area for use with
a variety of different sports.
New Growth Point Initiative
designed to provide support to local
communities who wish to pursue
large scale and sustainable growth,
including new housing, through
a partnership with Government;
Redhill has New Growth Point
status. See www.communities.gov.uk
for more information.
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Open Space All areas free of
development. This includes space
of public value, such as public
landscaped areas, playing fields,
parks and play areas, and also
including not just land, but also
areas of water such as rivers,
canals, lakes and reservoirs, which
can offer opportunities for sport
and recreation or can also act as
a visual amenity and a haven for
wildlife.
Pedestrian Desire Lines An
imaginary line linking facilities or
places which people would find it
convenient to travel between easily.
Pedestrian Severance Lines of
severance for pedestrians impede
movement and can include busy
roads and railway lines.
Permeability The degree to which
an area has a variety of pleasant,
convenient and safe routes through
it.
Placemaking The creation of
attractive, high quality living
environments.
Planning Obligation Planning
obligations (or “Section 106
Agreements”) are private
agreements negotiated between
local planning authorities and
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developers. Planning obligations
might be used to prescribe the
nature of a development (e.g. by
requiring that a percentage of
housing is affordable); or to secure
a contribution or commuted sum
from a developer to compensate
for loss or damage created
by a development (e.g. loss of
open space); or to mitigate a
development’s impact (e.g. through
increased public transport
provision). See www.communities.
gov.uk for more information.
Planning Policy Statement (PPS)
Sets out the Government’s land use
planning policies for England. See
www.communities.gov.uk for more
information.
Preferred Options The most
appropriate option after
considering a range of solutions.
The Preferred Options stage of the
Area Action Plan process follows
a process considering the ‘Issues
and Options’ facing a location. This
document is the Preferred Options
document for the Redhill Town
Centre Area Action Plan. See www.
reigate-banstead.gov.uk for more
information.

Primary Regional Centres Areas
within a region which are highlighted
as the main focal points for retail,
employment and leisure as defined
by the South East of England
Regional Assembly (SEERA) in its
emerging Regional Spatial Strategy
(RSS) the draft South East Plan –
see other definitions in the glossary.
See www.southeast-ra.gov.uk for
more information.
Public Art Permanent or temporary
physical works of art visible to the
general public, whether part of
the building or free-standing: can
include sculpture, lighting effects,
street furniture, paving, railings and
signs.
Public Realm Areas that are
accessible to everyone (whether
publicly or privately owned). In urban
areas, this includes most streets,
squares and parks.
Regional Spatial Strategy (RSS)
Sets out the region’s policies in
relation to the development and
use of land and forms part of the
development plan for Local Planning
Authorities. In Redhill this is known
as the draft South East Plan – see
other definitions in the glossary.
See www.southeast-ra.gov.uk for
more information.
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Shared Surface In traditional
street layouts, footways and
carriageways are separated by
a kerb. In a street with a shared
surface, this demarcation is
absent and pedestrians and
vehicles share the same surface.
Shared surface schemes work
best in relatively calm traffic
environments.
Soft Landscaping Elements
include planting, shrubs, grass
and trees.
Soundness An Area Action Plan
(AAP) is considered sound if it
is based upon good evidence
and has been prepared in
accordance with the Test of
Soundness (as set out in Planning
Policy Statement (PPS) 12) and
the Authority’s Statement of
Community Involvement – see
other definitions in the glossary.
See www.communities.gov.uk for
more information.
South East of England Regional
Assembly The Regional Assembly
for the South East as established
by the Government in 1999. See
www.southeast-ra.gov.uk for
more information.

Spatial Plan See Development Plan.
See www.reigate-banstead.gov.uk
for more information.
Stakeholder Someone who has a
share or an interest in the site /
area.
Strategic Bus Stops Carefully
located bus stops in appropriate
locations with regards to users and
destinations.
Street Furniture Structures in
and adjacent to the highway which
contribute to the street scene,
such as bus shelters, litter bins,
seating, lighting, railings and signs.
Streetscape Improvements
Streetscape improvements aim to
create an attractive environment
that is more accessible and safer
for pedestrians, cyclists and drivers
to use. Improvements could include
decluttering streets, pavements
and exterior public spaces to
ease movement by removing/
implementing new street furniture
(e.g. seating), signs, bins, bollards,
railings, bus shelters, phone boxes,
utilities boxes and lighting.
Sub-region A division or sub division
of a region.

Sustainability Appraisal (SA)
This involves an appraisal of
the Area Action Plan (AAP) to
evaluate whether its policies and
proposals take account of social,
environmental and economic
factors. See www.reigate-banstead.
gov.uk for more information.
Sustainable Communities As
defined by the Government’s
“Sustainable Communities: Building
for the Future” (2003) document.
See www.communities.gov.uk for
more information.
Sustainable Development
Sustainable development is
the core principle underpinning
contemporary town planning in the
UK. At the heart of sustainable
development is the ideal of
ensuring a better quality of life
through development that meets
the needs of the present without
compromising the ability of future
generations to meet their own
needs. These aims should be
pursued in an integrated way
through a sustainable, innovative
and productive economy that
delivers high levels of employment,
and a just society that promotes
social inclusion, sustainable
communities and personal well
being, in ways that protect and

enhance the physical environment
and optimise resource and energy
use. See www.communities.gov.uk
for more information.
Sustainable Urban Drainage
Systems (SUDS) The term
Sustainable Drainage Systems
(SUDS) covers the whole range of
sustainable approaches to surface
water drainage management. SUDS
aim to mimic natural drainage
processes and remove pollutants
from urban run-off at source.
SUDS comprise a wide range of
techniques, including green roofs,
permeable paving, rainwater
harvesting, swales, detention basins,
ponds and wetlands.
Town Centre The focal point of a
town, providing a concentration
of services and facilities, including
shopping, employment, leisure,
housing, public space and transport
connections. Redhill Town Centre is
the subject of this document.
Traffic Calming This refers
to reducing traffic speeds to
improve the safety of the street
environment for all users.
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Transition Towns Community of
people considering local responses
to climate change. See www.
transitiontowns.org for more
information.
Urban Form Urban form refers
to the physical layout (structure
and urban grain), density, scale
(height and massing), appearance
(materials and details) and
landscape of development.
Wayfinding This refers to how
people orient themselves in a
development and navigate from
one place to another, often using
key buildings, landmarks or signs as
guiding features.
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