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EXECUTIVE SUMMARY  

Reigate & Banstead Borough Council (RBBC) is preparing a Local Development 
Framework (LDF) which will set out new planning policies for the borough.  Within 
the LDF, the Core Strategy will set the overall strategic policy. Other documents 
being prepared as part of the LDF include the Development Management Policies 
(DMP) Development Plan Document and a number of Supplementary Planning 
Documents. These other documents will reflect the strategic direction provided by 
the Core Strategy, and are being progressed closely behind the Core Strategy to 
provide maximum certainty to local communities, service providers and developers.  

The European Directive (92/43/EEC) on the Conservation of Natural Habitats and 
Wild Flora and Fauna (the ‘Habitats Directive’) sets out the means to protect habitats 
and species of European importance through the establishment and conservation of 
a network of sites known as ‘Natura 2000’ sites.  Habitats Regulations Assessment  
(HRA) is required of land use plans under this Directive, as transposed into UK Law 
by the Conservation of Habitats and Species Regulations (the Habitats Regulations) 
2010. The purpose of the HRA is to assess the implications of a plan, either 
individually, or in combination with other plans or projects, on these Natura 2000 
Sites. In normal circumstances, a land use plan can be brought into effect only after 
having ascertained that it will not adversely affect the integrity of a Natura 2000 site.  
This may well mean taking measures to avoid adverse impacts, including finding 
alternative options, as part of the plan-making process. 

This report amends the HRA (February 2012) of the Core Strategy Submission 
Version for the borough of Reigate & Banstead for the Plan period 2012 to 2027, 
dated March 2012. The amendments reflect policy changes set out in the Core 
Strategy: Further Amendments document December 2012. This HRA assessment 
should be read in conjunction with the February 2012 HRA. Developing the Core 
Strategy and the Appropriate Assessment is an iterative process.  At each stage of 
the process, RBBC has taken on board comments received from Natural England.  

One Natura 2000 site lies within the RBBC boundary – the Mole Gap to Reigate 
Escarpment Special Area of Conservation (SAC). In addition, Ashdown Forest SAC 
and Special Protection Area (SPA) lie within a 15 km distance of the borough 
boundary. As a result of a screening study, the key potential impacts of the Core 
Strategy on these Natura 2000 sites were identified as being: 

 Potential impacts on habitat due to increased recreational use and the 
maintenance (and cessation of grazing);  

 Potential disturbance to roosting populations of the Bechstein Bat, a European 
Protected Species; and  

 Potential impacts on habitats as a result of increased air pollution.   

These potential impacts of the Core Strategy were examined in HRAs relating to 
earlier stages of the Core Strategy’s development, and measures were identified to 
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avoid impacts. As a result of the AA, it was concluded that the Core Strategy alone, 
and in combination with other plans and projects, would have no adverse impact on 
the integrity of the Natura 2000 Sites as protected by the European Habitats 
Directive.  In summary:  

 Recreational pressure created by the proposals contained within the Core 
Strategy and in combination with other current Plans will be minimal.  It is 
considered that no significant adverse impact will result on the integrity of the 
SACs.  

 Additional air pollution created by the proposals contained in the Core 
Strategy will be minimal. It is therefore considered that the Core Strategy will 
not have an adverse impact on the integrity of the Mole Gap to Reigate 
Escarpment SAC. It is considered that the Core Strategy will not have adverse 
impacts on the Ashdown Forest SAC/SPA because of the distance involved 
and with the proposed avoidance measures. 

 Through policies contained within the Core Strategy on infrastructure 
provision, biodiversity, design and landscaping, development should result in 
a net gain in biodiversity value and not result in harm to bats or other species.  

 Climate change is considered to be a global issue.  The policies in the Core 
Strategy will result in a reduction in the growth in greenhouse gases, but this in 
itself will not have a significant impact on the environment.  Only in 
combination with the efforts of others will a change be seen.  

 The effects of urbanisation are difficult to control directly through the Core 
Strategy but may be controlled, to some extent, through the policies designed 
to avoid the impacts associated with recreational use of the SAC.  

These potential impacts were examined again for the March 2012 Core Strategy. 
RBBC considered that the changes did not alter the conclusions reached in the earlier 
HRA. Natural England (letter of 15 February 2012), referring to the draft of the 
accompanying HRA report, was satisfied that the revised Core Strategy ‘does not 
present any significant change in potential impacts …. on European sites compared to the 
earlier versions of the Core Strategy and HRA.’  Natural England therefore maintains its 
‘concurrence with the conclusions made in the revised AA of no likely significant effects of 
the Core Strategy on European sites.’    

The March 2012 Core Strategy referred to the need for sustainable urban extensions 
into the Green Belt at later stages of Plan implementation.   The recent changes to the 
Core Strategy, presented in the Core Strategy: Further Amendments December 2012 
provide clarification on these locations and minor amendments to other policies. 
RBBC considers that the recent changes to the Core Strategy do not affect the 
conclusions of the earlier HRAs. The ongoing monitoring of the Core Strategy will 
play a part in ensuring that the avoidance measures proposed through the 
Appropriate Assessment are effective.  
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1  INTRODUCTION 

1.1 Reigate & Banstead’s submitted Core Strategy provides the spatial strategy 
for the borough for the next 15 years.  Following submission of the Core 
Strategy1 in March 2012, and the subsequent exploratory meeting, the Council 
has made proposed further amendments to address concerns identified by the 
appointed planning inspector and to more fully reflect National Planning 
Policy Framework (NPPF) requirements. These changes are now incorporated 
into the Reigate & Banstead Core Strategy: Further Amendments Document 
December 20122. 
 

1.2 The European Directive (92/43/EEC) on the Conservation of Natural Habitats 
and Wild Flora and Fauna (the ‘Habitats Directive’) sets out the means to 
protect habitats and species of European importance through the 
establishment and conservation of a network of sites known as ‘Natura 2000’ 
sites.  A Habitats Regulations Assessment (HRA) is required of land use plans 
under the Habitats Directive, as transposed into UK law by the Conservation 
of Habitats and Species Regulations 2010 (The Habitats Regulations 2010)3.    

 
1.3 The Council prepared a Habitat’s Regulations Assessment (February 2012)4 

for the Core Strategy Proposed Submission document of March 2012 (Core 
Strategy March 2012) which updated earlier HRAs relating to previous stages 
of the Core Strategy process.  Natural England, in their letter of 15 February 
2012 referring to the draft of the HRA Report, stated that they are able to 
maintain their ‘concurrence with the conclusions made in the revised AA of no likely 
significant effect of the Core Strategy on European Sites.’ (Appendix 1). 

 
1.4 This document provides further amendments to the HRA of February 2012 to 

reflect the recent amendments to the Core Strategy. It examines each of the 
policy amendments (except for typographic changes and minor 
clarifications/factual updates) in terms of whether the change could 
potentially affect the conclusions of the HRA for any of the individual policies 
and for the Core Strategy as a whole.  The document should be read in 
conjunction with this earlier HRA document. 

2 STAGES OF THE HABITATS REGULATIONS ASSESSMENTS 

2.1 The Screening Stage of the HRA aims to identify Natura 2000 sites that could 
potentially be affected by proposals in the Core Strategy.  Figure 1 shows the 
sites which were identified at this stage.    

 

                                                 
1
 Reigate & Banstead Core Strategy Proposed Submission Document March 2012  

2
 Reigate & Banstead Core Strategy: Further Amendments December 2012 

3
 The Conservation of Habitats and Species Regulations (Habitats Regulations) 2010 updates the Conservation 

(Natural Habitats etc.) Regulations 1994 (as amended).  
4
 Habitats Regulations Assessment Appropriate Assessment of Reigate & Banstead Borough Council’s Core 

Strategy February 2012. 
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Figure 1 Natura 2000 Sites within 15 Kms of Reigate & Banstead Borough Council 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
2.2 The Screening Stage assessment of the March 2009 Core Strategy considered 

that the Core Strategy could potentially have adverse effects which require 
further analysis in relation to recreational disturbance and air pollution on the 
Mole Gap to Reigate Escarpment SAC and the Ashdown Forest SAC/SPA, 
and site specific impacts of the Bechstein Bat at the Mole Gap to Reigate 
Escarpment SAC (Table 2 below).  These issues were taken on for assessment 
at the Appropriate Assessment (AA) stage. All other potential impacts were 
screened out at this stage; those which were screened out are listed in 
Appendix 2.  
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2.3 As part of the HRA, Reigate & Banstead carried out a policy-by-policy AA of 
 the impacts of the Core Strategy.  This was reported in the HRA which 
 accompanied the Core Strategy dated March 2009. The Council identified the 
key features of each policy and whether each were likely to affect recreational 
disturbance and air quality, the two pathways through which the SAC could 
be affected, or have impacts on the Bechstein Bat.  The policy-by-policy 
approach focused on possible impacts at the Mole Gap to Reigate Escarpment 
SAC. Relevant policies were then also considered in relation to possible 
recreational and air quality impacts at Ashdown Forest SAC/SPA. The policy-
by-policy AA analysis demonstrates that the individual policies will not 
adversely affect the SAC.  Where potential adverse impacts existed, these 
have been avoided through carefully considered avoidance measures, which 
are detailed in the main report.  

 
2.4 The Council subsequently reviewed the screening and revised the policy-by-

policy assessment for the Core Strategy of March 2012 (HRA Assessment 
February 2012). This revised HRA concluded that the result of the screening 
assessment were no different from that provided in earlier HRA reports, for 
the previous versions of the Core Strategy. The revised policy-by-policy 
approach also concluded that the individual policy amendments do not affect 
the policy-by-policy analysis and therefore do not affect the overall 
conclusions of the HRA.   

 
2.5 This current assessment now considers whether the further policy 

amendments in the Reigate & Banstead Core Strategy: Further Amendments 
Document December 2012 could  alter the conclusions drawn in the February 
2012 HRA report. This could occur if: 

 The policy amendments would alter any of the potential interactions  
screened out at the screening stage (see Section 2.2 above). 

 The policy amendments led to potential impacts which would require a 
change to the avoidance / mitigation measures documented in the 
policy-by-policy assessment of the Core Strategy (February 2012). 

2.6 This assessment is undertaken through a revised policy-by-policy analysis of 
 the modified policies (Section 3 below). 
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Table 1 Potential Impacts of the Core Strategy  (Screening Stage) (From Table 2.3 of February 2012 HRA Assessment) 

Site and Qualifying 
features 

Vulnerability 
Possible impacts arising 

from Core Strategy 

Possible in 
combination impacts 

from other trends, 
plans, etc. 

Risk of significant ‘in 
combination’ effects? 

MOLE GAP TO REIGATE ESCARPMENT SAC 
Only known outstanding 
locality in the United 
Kingdom of stable 
communities of Box 
woodland Buxus 
sempervirens on rock 
slopes.  
 
One of best areas in UK 
for Chalk grassland 
Festuco-Brometalia. 
Important orchid sites 
Yew Taxus baccata 
woodland.  
 
Significant presence of: 
European dry heaths; 
Beech forests Asperulo-
Fagetum;  
Great Crested Newt 
Triturus cristatus;  
Bechstein's bat Myotis 
bechsteini. 

Vulnerable to 
recreational pressure.  
 
Management and 
monitoring of 
recreational pressure 
will be required.  
 
The National Trust own 
and manage a 
significant proportion of 
it. Other areas are 
privately owned, or 
owned and/or 
managed by local 
authorities including 
Reigate & Banstead BC. 
 
 
 

Additional development, 
population growth and increase 
emphasis on healthy lifestyles 
may lead to more visitors.  
 
This could possibly lead to 
impact on vegetation 
(trampling, dog fouling, litter, 
traffic).  Need to balance this 
against the risk of damage to 
SAC.  
 
The possible additional impact 
will be focused on those parts 
of the site that are already 
heavily visited (viewpoints at 
Reigate Hill and Colley Hill). 
Otherwise outdoor recreation 
catered for locally (e.g. Horley 
Riverside Green Chain and 
Common Land - the Council is 
one of the largest landowners in 
Surrey). 
 
Ownership by the Council and 
National Trust enables positive 
visitor management 
opportunities.  

The recreational pressure is 
mainly around honeypot 
sites, which are primarily 
visited by tourists although 
some local and regular visits 
are made. Increased 
numbers of visitors as a 
result of developments in 
other areas may in 
combination increase 
pressure on the site.  
 

Yes.  
 
Further work is being 
undertaken with Mole 
Valley DC, Tandridge DC, 
Surrey CC, The National 
Trust to ensure positive 
visitor management around 
honeypot sites and 
appropriate policies 
contained within relevant 
authorities’ LDFs.  
 
Interaction taken through to 
next stage of the AA process.  
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Site and Qualifying 
features 

Vulnerability 
Possible impacts arising 

from Core Strategy 

Possible in 
combination impacts 

from other trends, 
plans, etc. 

Risk of significant ‘in 
combination’ effects? 

There is a need to 
maintain a sympathetic 
grazing regime on chalk 
grassland (including 
important orchid sites) 
and dry heaths.  
Management is being 
addressed through Site 
Management Plans.  

None 

 

There is the potential for 
competition for financial 
resources for grazing and 
stock fencing.  

 

There is a possibility of 
increased public objection to 
grazing management plans 
/ stock fencing with 
increasing visitor numbers. 
This is unlikely due to use 
of cattle rather than sheep 
which enables public access 
through grazed areas. 

 

 

No  

 

To avoid impact, Reigate & 
Banstead BC will work with 
other landowners 
/managers to try to include 
sympathetic grazing regime 
in site management plans, 
utilise Section 106 funding 
to provide necessary 
infrastructure to enable 
grazing of the SAC to 
continue in conjunction 
with proposals to manage 
visitor pressure. 

 

   Possible disturbance to 
grazing animals due to 
increasing visitor numbers. 

Interaction taken through to 
next stage of the AA process 
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Site and Qualifying 
features 

Vulnerability 
Possible impacts arising 

from Core Strategy 

Possible in 
combination impacts 

from other trends, 
plans, etc. 

Risk of significant ‘in 
combination’ effects? 

Chalk downland flora 
may be threatened by 
atmospheric pollution, 
as a result of 
competition from more 
vigorous and acid-
loving species. 
Atmospheric pollution 
may also increase 
susceptibility of beech 
trees to disease. 

Potential air pollution 
emissions from development 
and additional traffic related to 
the new housing sites. In 
discussion with Natural 
England it has been suggested 
that nitrogen deposition as a 
result of increased development 
in combination with significant 
new roads is an issue when 
within 200m of a site. On a 
more regional level nitrogen 
deposition will be dealt with 
through the SE Plan. 

There is a possibility of a 
general worsening of air 
quality from continued 
growth of air traffic, 
particularly at Gatwick 
airport. Development 
within the region that 
results in an increase in 
traffic or emissions from 
homes or businesses can 
contribute to air pollution.  

 

Local effect not significant  

 

(Note: this is a regional issue; 
in-combination effects to be 
assessed at a regional level) 

 

Interaction taken through to 
next stage of the AA process 

 

 

Bechstein's bat Myotis 
bechsteini 

Bechstein bats use the 
SAC site and 
surrounding areas. 
Natural England is 
currently working with 
local bat surveyors to 
locate maternity roosts, 
and to gain a better 
understanding of the 
movement and 
requirements of bats on 
this site. There is a need 
for careful management 
of the trees and shrub 
layer and an 
appropriate level of 
protection for the 
habitats that form their 
foraging grounds. 

The loss of trees and hedges 
through development may be 
damaging to their flight lines 

 

 

 

 

 

 

 

  

Possible loss of trees and 
hedges over a wider area 
may be damaging to flight 
lines.  

 

This interaction was 
originally screened out of 
the Appropriate 
Assessment. However 
following the Appropriate 
Assessment of the SE Plan 
the issue is now included in 
the next stage of this AA 
because of the wider issue 
of protecting areas outside 
European site boundaries 

 

Interaction taken through to 
next stage of the AA process 
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Site and Qualifying 
features 

Vulnerability 
Possible impacts arising 

from Core Strategy 

Possible in 
combination impacts 

from other trends, 
plans, etc. 

Risk of significant ‘in 
combination’ effects? 

Ashdown Forest SAC and SPA 

The SAC: 

One of the most 
extensive areas of 
heathland in southeast 
England. In particular: 

 

One of best areas in UK 
for: 

 Northern Atlantic 
wet heaths with 
cross-leaved heath 
Erica  tetralix 

 European dry heaths 

 

Significant presence of: 
Great Crested Newt 
Triturus cristatus. 

 

The bird populations 
are vulnerable to 
recreational disturbance 
(e.g. dog walking).   

 

 

 

There is a need to 
manage access to 
reduce damage to paths 
and rights of way. 

 

 

There is a small possibility that 
new housing in Horley could 
increase recreational pressure 
on SAC heathland habitats. 
Possibility of very limited 
impact. 

 

Likely that M23 will provide 
sufficient separation from new 
development in R&B to deter 
access harmful to SPA bird 
interest, e.g. by dog walkers 
and cats. 

 

 

Possible combined 
pressures for increased 
access and recreation from 
new developments in Mid 
Sussex.  

 

Path erosion could be 
accelerated in combination 
with climate change and the 
long-term drying-out of the 
site. 

 

Not significant.  

 

Note: additional visitors 
resulting from new 
development in R&B likely to 
be minimal 

 

Avoided by inviting 
Wealden District Council 
and East Sussex County 
Council to comment of 
Reigate & Banstead’s 
approach to the Core 
Strategy and AA. 

 Promote joint working on 
monitoring and 
management of recreational 
pressure on SAC/SPA. 

Interaction taken through to 
next stage of the AA process. 
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Site and Qualifying 
features 

Vulnerability 
Possible impacts arising 

from Core Strategy 

Possible in 
combination impacts 

from other trends, 
plans, etc. 

Risk of significant ‘in 
combination’ effects? 

 
The SPA: 

During the breeding 
season the area regularly 
supports nationally 
important breeding 
populations of: 

Nightjar Caprimulgus 
europaeus (1% of the GB 
breeding population);  

Dartford Warbler Sylvia 
undata (1.3% of the GB 
breeding population). 

 

 

Minimal air pollution 
(nitrogen deposition can 
cause compositional 
changes over time) 

Limited impact (regional issue). 

 

Potential air pollution 
emissions from housing and 
additional traffic related to the 
new development in R&B will 
be reduced by sustainable 
transport measures.  

In combination with the air 
pollution contributions from 
the M23 motorway and 
Gatwick Airport which are 
located between the site and 
new development in 
Horley. Development of 
14,000 new dwellings in 
Mid Sussex and 

11,000 new units in 
Wealden District could 
increase traffic levels; East 
Grinstead development area 
may result in by-pass 
making A22 more attractive 
route for traffic and will add 
to this pressure. 

Local effect not significant.  

 

(Note: regional issue: in 
combination effect could 
usefully be assessed at regional 
level. 

 

 

Interaction taken through to 
next stage of the AA process. 

 

 
 
 



Reigate & Banstead Borough Council  9 Revised Habitats Regulations Assessment 
Core Strategy  December 2012 

 
 

3 ANALYSIS OF CHANGES 

3.1 Proposed Changes to the Core Strategy 

3.1.1 The main change to the Core Strategy since the Submission Version of March 
2012, which is of relevance to the HRA, is the identification of broad locations 
for Sustainable Urban Extensions (SUEs) adjacent to the urban area, into the 
Green Belt (Policy CS4). Earlier versions of the Core Strategy indicated that 
SUEs would be required to meet the housing need in the later stages of the 
housing delivery programme. This amended policy CS4 provides clarification 
over the broad locations of these SUEs. These are shown in Figure 2.   

 
3.1.2 The planned housing build per year (460 dpa) and during the plan period 

remains as provided in the Core Strategy Submission version of March 2012.  
These broad locations for SUEs are in line with the sequential and geographic 
allocation of land provided in CS4 of the March 2012 document.   

 
3.1.3 The Core Strategy Policy CS4 outlines why there is a need to develop 

sustainable urban extensions. The Council’s priority areas for growth and 
regeneration remain as Redhill town centre, Horley town centre, Preston and 
Merstham regeneration areas and two neighbourhoods in Horley. Small scale 
development may also be appropriate in other urban areas. In the longer term 
however, evidence indicates that opportunities within the urban area may 
become more limited. The identification of broad locations for SUEs 
recognises this constraint. SUEs will only be considered in the most 
sustainable locations and in the latter part of the plan period when 
regeneration opportunities and when the Horley new neighbourhoods have 
been substantially delivered, and if other development opportunities within 
the urban areas are exhausted.  

 
3.1.4 The search for broad locations for SUEs involved extensive evaluation of areas 

of the borough adjacent to urban areas, against a number of criteria.  In order 
to safeguard the SAC, one of the criteria used was the avoidance of locations 
in proximity to the SAC. No potential locations were considered within 800m 
of the SAC. 

 
3.1.5   One of the preferred locations for SUEs lies to the east of Redhill and East of 

Merstham. The second is within an area to the South and West of Reigate, 
around Woodhatch.  Small scale opportunities for growth have also been 
identified around Horley. A development opportunity has been identified 
East of Salfords, with potential in the longer term. As this would be beyond 
the plan period, it is not considered in this HRA. Figure 2 demonstrates that 
these broad locations lie at a distance from the SAC. 
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3.1.6 The Core Strategy is not allocating sites for housing within these broad 
locations. Specific sites would be selected according to stated criteria, within 
these broad locations, and subject to sustainability appraisal and HRA during 
the preparation of the Development Management Policies DPD. Policy CS1a 
continues to require that HRAs of future policies and projects, which can 
include housing projects, are undertaken where appropriate.   

 
3.1.7 Other key policy amendments includes transferring the policy regarding 

Green Belt from CS1 to a new Policy CS1b. CS1b provides clarification 
regarding the retention of the Green Belt in the light of changes to CS4.  Policy 
CS6 provides revised housing numbers within each geographic area, 
following the definition within CS4.  
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Figure 2 Key Diagram from the Core Strategy November 2012 showing the 
  Broad Locations for search for Sustainable Urban Extensions 
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3.1.8 The changes to the Core Strategy since the submission version of March 2012 
are listed in Table 2. 
 
Table 2: Changes to the Core Strategy November 2012 
 
Policy 
Number  

Title  Changes of relevance to the HRA Assessment 

CS1a Valued Landscapes 
and the Natural 
Environment 

Removal of reference to Metropolitan Green Belt which is now 
covered under new policy CS1b. 
 
Minor updating to clarify that all areas of countryside outside 
the AONB ) have their own distinctive landscape character 
and AGLV whilst it remains in force)….and (except any areas 
allocated for development through the DMP) will be protected 
and enhanced. 

CS1b 
(new 
policy) 

Green Belt CS1b is an additional policy which retains a robust and 
defensible Green Belt whilst recognising the need to release 
some Green Belt land to provide sustainable urban extensions 
(in line with CS4) in the longer term in order to meet housing 
needs. 

CS2 Valued Townscapes 
and the historic 
environment 

Additional policy detail to reflect heritage considerations. 

CS3 Valued People and 
Economic 
Development 

Additional policy detail to reflect economic development 
issues. 

CS4 Allocation of Land 
for Development 

CS4 had previously identified the need for sustainable urban 
extensions into the green belt to meet the housing 
requirements in CS11. This policy now identifies the broad 
geographic locations for these sustainable urban extensions.   
The total number of planned houses is unchanged and 
considerably less than proposed in the Core Strategy of 2009 
(10,000-12,000 units) for which an earlier HRA had been 
undertaken. 

CS6 Area 
1: North 
Downs 

Scale and Location of 
Development 

Minor changes to planned number of housing units within the 
urban area, within Preston Regeneration and Banstead 
Horseshoe  

CS6 Area 
2a Redhill  

Scale and Location of 
Development 

Minor changes to planned number of housing units within the 
urban area including Redhill and Merstham; clarification of 
planned housing units within a Sustainable Urban Extension.  

CS6 Area 
2b: 
Reigate  

Scale and Location of 
Development 

Minor changes to planned number of housing units within the 
Reigate urban area; clarification of planned housing units 
within a Sustainable Urban Extension. 

CS6 Area 
3: The 
Low 
Weald 

Scale and Location of 
Development 

Minor changes to planned number of housing units within the 
urban area and the NW Sector; clarification of planned 
housing units within a Sustainable Urban Extension. 

CS7  Gatwick Airport Policy detail relating to the requirement to consult Gatwick 
Airport on planning applications, where appropriate.   

CS8 Sustainable 
Development 

Policy detail added on the requirement to respect the historic 
environment. Minor clarification of wording on flooding.  

CS9 Sustainable 
Construction 

Policy clarification. 
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Policy 
Number  

Title  Changes of relevance to the HRA Assessment 

CS10 Infrastructure 
Delivery 

Policy detail to reflect the need to protect sport, recreation, 
cultural and open space needs. 

CS11  Housing Delivery Clarification on the number of housing units planned within 
the urban areas and sustainable urban extensions. Housing 
target retained at 460 dpa. Of the approximate 6,900 houses 
which are expected to be delivered, at least 5,800 would be in 
the urban areas and the remainder in the SUEs.  

CS14 Gypsies, 
Travellers,Travelling 
Showpeople 

Clarification of policy requirements. 

 

3.2 Screening Assessment  

3.2.1 The screening assessment presented in earlier HRAs examined the potential 
impacts on the SAC resulting from the Core Strategy. To do so, we identified 
the potential impacts of the Core Strategy and then determined, based on the 
site characteristics, vulnerability and sensitivity of the SAC (see Table 1), 
whether there was any mechanism by which the policy could affect the SAC.  
Certain potential policy/receptor interactions were screened out at this stage - 
this was where it was considered there is no mechanism for the policy to 
affect the SAC (Appendix 1). Where a potential for impact was identified, 
these interactions were taken forward for further analysis in the AA (Table 1 
in this report). 

3.2.2 Each of the policy changes contained within the Reigate & Banstead Core 
Strategy: Further Amendments December 2012, was re-examined to 
determine whether there is potentially a mechanism or pathway for it to have 
an adverse impact on the SAC. From this analysis, RBBC concludes that:  

 All the potential impact/receptor interactions which were screened out 
in the February 2012 HRA should continue to be screened out for the 
modified policies because there is no mechanism for effect.   

 None of the changes could potentially result in any new interactions 
between the potential impacts of the policy and the SAC.  RBBC 
concluded that none of the SUEs would present interactions which have 
not already been considered at the screening stage of the HRA.  

3.2.3 It is therefore considered that the screening assessment for this revised Core 
Strategy will be no different from the screening assessment of the earlier 
versions of the Core Strategy and as provided in the earlier HRA reports.    
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3.3 Policy by Policy Assessment 

3.3.1 The next stage assessed, through a policy-by-policy assessment, whether any 
of the policy changes could potentially affect the magnitude of any adverse 
impacts already identified in the AA, and therefore would affect the 
avoidance/mitigation currently presented in the February 2012 document 
and/or the overall conclusions of the HRA.  

 
3.3.2 The interactions which were not screened out and therefore were taken 

forward to the AA are: 

 The potential impact of the policies on recreational disturbance at the 
Mole Gap to Reigate Escarpment SAC. 

 The potential air quality impacts on Ashdown Forest SPA/SAC. 

 The potential impact on the Bechstein Bats. 

3.3.3 Table 2 provides a policy-by-policy assessment of each of the modified 
policies.  

 
3.3.4 Table 2 notes that avoidance measures have already been incorporated into 

the Core Strategy.  Details on these avoidance measures are provided in the 
HRA report of February 2012.  

 
3.3.5 The policy-by-policy analysis of the changes in the Reigate & Banstead Core 

Strategy: Further Amendments December 2012, Core Strategy demonstrates:  
 

  None of the individual policy changes will lead to impacts which 
would require change in the avoidance/mitigation measures which 
were proposed in the February 2012 HRA. In particular, the clarification 
of the broad locations for SUEs in CS4 will not change the assessment of 
the policy in the earlier HRA. 
 

  Where potential adverse impacts exist, these would continue to be 
avoided through the carefully considered avoidance measures which 
were detailed in the February 2012 HRA report.  
 

  None of the policy changes affects the overall conclusions drawn in the 
February 2012 HRA.   
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Table 3 Policy by Policy Analysis of the modified Policies contained in the Reigate & Banstead Core Strategy: Further 
Amendments December 2012 

This table includes only those policies which have been modified since the February 2012 HRA was prepared (see Table 2). The 
table should be read in conjunction with the policy by policy analysis of the February 2012 HRA Assessment which covers all 

policies within the Core Strategy.   

In this table, the policy-by-policy analysis of the February 2012 HRA is shaded.  The assessment of the modified policies contained 
within the Core Strategy: Further Amendments December 2012 follow in italics.  

Policy 
Number  

Policy approach  Does the changed policy (December 2012) amend the assessment of the 
effect on recreational disturbance and air quality at the Natura 2000 site 
outlined in the February 2012 HRA?  

Is there a need for  
additional mitigation 
as a result of the 
policy changes of 
December 2012? 

CS1a 

February 2012 
HRA 

 

Valued Landscapes and the Natural 
Environment 
Development should protect and 
enhance the green fabric, which 
includes areas of landscape and 
biodiversity importance.  
 
 The Mole Valley to Reigate 
Escarpment SAC will be protected 
through implementation of a series of 
avoidance measures delivered through 
the Green Infrastructure Strategy. 
Capital projects will be included, 
within the Infrastructure Delivery Plan 
where there is evidence that they are 
needed to support new housing 
development. 
 

Recreational disturbance  

The SAC is already well protected from development, as it is located in a 
remote location on the top of the North Downs and because of the existing 
land uses features surrounding it.   
 
In planning terms, there is a strong presumption against development within 
or surrounding it, due to the designations as Metropolitan Green Belt, Area 
of Outstanding Natural Beauty and Regionally Important Geological Sites.  
The Core Strategy recognizes these existing constraints and designations and 
proposes the protection of the green fabric of the borough, including this 
area, as a comprehensive strategic policy.  This will be delivered through a 
Green Infrastructure Strategy. Where appropriate, more detailed policies will 
be developed in the Development Management Policies (DMP) DPD.  This 
protection of the green fabric as a strategic approach for the borough should 
avoid the impact of development on the SAC. This strategic policy directs 
development to locations away from the green fabric. Additionally, the Mole 
Gap to Reigate Escarpment is located within the AONB which is covered by a 
Management Plan which guides its future management and enhancement. 

 
None needed due to 
avoidance measures 
incorporated into the 
Policy CS1. 
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Policy 
Number  

Policy approach  Does the changed policy (December 2012) amend the assessment of the 
effect on recreational disturbance and air quality at the Natura 2000 site 
outlined in the February 2012 HRA?  

Is there a need for  
additional mitigation 
as a result of the 
policy changes of 
December 2012? 

The AONB will be protected in 
accordance with National Policy. 
AGLV will remain as a buffer for the 
Surrey Hills AONB.   The AGLV is 
identified in Policy CS1 as part of the 
Green Fabric which the policy seeks to 
protect.  
 
 
 

 
Air quality 

This policy will not reduce air quality as no significant development will 
occur in the SAC or within close enough proximity to have an effect on the 
SAC. This policy approach could potentially benefit air quality as it will 
enhance and protect landscape areas and the SAC.  Any development will be 
required to ensure that any potential air pollution effects on the SAC are 
addressed. 

 
 
None needed because 
of avoidance measures 
incorporated into CS1. 

CS1a 
February 2012 
HRA 

Bat priority habitats will be protected 
as part of the policy commitment to 
protect wildlife corridors and habitats 
of biodiversity value.   

Effects on Bechstein Bat   

With regards to bio-diversity, the avoidance measures identified in the AA 
and highlighted in CS1 and 10 will avoid the increase in recreational 
disturbance at the SAC as a result of development. Through the existing 
planning application process, any development within an area with the 
potential to have bat habitats is assessed and referred to Surrey Wildlife Trust 
for comment and for their recommendation of appropriate measures to 
address any effects on their habitats. This policy will also contribute to 
avoiding impacts on the Bechstein bat, a European Protected Species present 
on the SAC and surrounding area, as identified earlier in the AA through 
retention of bat priority habitats (including hedgerows and ancient 
woodlands).  CS10 of the Core Strategy and more detailed subsequent 
policies in the DMP DPD will address the need to clarify and protect this 
area.  
 
The strategic policy in the Core Strategy will enable the GI strategy to deliver 
the mechanisms to avoid adverse effects of development on the SAC. 
Existing saved policies will in the interim address any development 
proposed until more detailed LDF policies are adopted. The policy 
contributes to the enhancement of biodiversity across the borough through 

 
None needed due to 
avoidance measures 
incorporated into the 
Policy CS1. 
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Policy 
Number  

Policy approach  Does the changed policy (December 2012) amend the assessment of the 
effect on recreational disturbance and air quality at the Natura 2000 site 
outlined in the February 2012 HRA?  

Is there a need for  
additional mitigation 
as a result of the 
policy changes of 
December 2012? 

the retention of other important local habitats such as watercourses, and 
contributes to the implementation of the GI strategy. 

CS1a  
December 2012 
policy 
amendments 

Green Belt 
The amended policy transfers reference to 
the Green Belt to new CS1b and provides 
updates concerning the protection of 
countryside. 

Recreational disturbance and Air quality 
The amended policy transfers reference to the Metropolitan Green Belt from this 
policy to a new CS1b. This does not increase recreational disturbance or reduce air 
quality.   
 
A minor update clarifies that all areas of countryside outside the AONB (and AGLV 
whilst it remains in force)….have their own distinctive landscape character and 
(except any areas allocated for development through the DMP) will be protected and 
enhanced.   
 
This amendment does not affect assessment of recreational disturbance or air quality. 

 
No mitigation required 
for this policy change as 
appropriate avoidance 
measures are already 
incorporated into CS1a 
and CS1b. 

CS1a 
December 2012 
policy 
amendment 

Bat Priority habitats No change has been made to the policy which would affect bat priority habitats. None required. 

CS1b 
December2012 
Policy 
amendment  

Green Belt 
New policy. 

Recreational disturbance and air quality 
This policy change seeks to retain a robust and defensible Green Belt whilst 
recognising the need to release some Green Belt land to provide sustainable urban 
extensions (in line with CS4) in the longer term in order to meet housing needs. Any 
development resulting from the release of Green belt land would be subject to HRA 
assessment as required in CS1a. 
 
This policy change does not increase recreational disturbance or reduce air quality as 
there is no mechanism for effect.  

 
No mitigation is required 
for this policy change as 
appropriate avoidance 
measures are already 
incorporated into CS1a, 
CS1b and CS4. 

CS2 
February 2012 
HRA 

Valued Townscapes and the historic 
environment 

Development will respect, maintain 
and protect the character of the 

Recreational disturbance and air quality 
The Policy will not increase recreational disturbance nor affect air quality at 
the Natura 2000 sites. The approach has no identified impact. However as a 
generic policy about development, when applied alongside the requirements 

 
None required. 
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Policy 
Number  

Policy approach  Does the changed policy (December 2012) amend the assessment of the 
effect on recreational disturbance and air quality at the Natura 2000 site 
outlined in the February 2012 HRA?  

Is there a need for  
additional mitigation 
as a result of the 
policy changes of 
December 2012? 

townscape and heritage of the borough 
and incorporate environmentally 
responsible design and construction 
practices (including green space, 
biodiversity etc).  
Development will be required to 
minimise its impact on the surrounding 
environment and to protect and 
enhance existing areas of biodiversity 
value. 

of CS1, it will ensure that any development avoids adverse effects on the 
SAC. 
 
 
 

CS2 
December 2012 
policy 
amendment 

Heritage 
The policy amendment adds detail to reflect 
heritage considerations. 

Recreational disturbance and air quality 
The policy addition does not affect the assessment of recreational disturbance or air 
quality as there is no mechanism for effect. 

None required for policy 
change. 

CS3 February 
2012 HRA 

Valued People and Economic 
Development  
Sustainable economic growth will be 
promoted and supported throughout 
the borough. Policies are provided on 
improving selected Regeneration 
Areas, improving infrastructure; 
promoting the Gatwick Diamond, 
supporting existing businesses and 
identifying sites to meet office and 
industrial needs. 
 
 
 

Recreational disturbance 
It is not considered that economic growth in general will increase recreational 
disturbance at the SAC because of the avoidance measures incorporated into 
CS1. 
 
Air quality 
There is the potential for employment related development and this could 
potentially reduce air quality in the immediate surroundings. However there 
are no existing or designated employment sites proposed in or within 
proximity to the SAC.  Any further development in this area would require 
planning permission and will be considered against CS1.Therefore it is not 
considered that the implementation of this policy would cause adverse 
effects on the SAC. 

 
None required because 
of avoidance measures 
in CS1. 
 
None needed because 
of avoidance measures 
incorporated into CS1 
and CS10. 
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Policy 
Number  

Policy approach  Does the changed policy (December 2012) amend the assessment of the 
effect on recreational disturbance and air quality at the Natura 2000 site 
outlined in the February 2012 HRA?  

Is there a need for  
additional mitigation 
as a result of the 
policy changes of 
December 2012? 

CS3 
December 2012 
policy 
amendment 

Valued People and Economic 
Development  
 
The policy amendment adds detail to reflect 
economic development issues. 

Recreational disturbance and air quality 
The policy amendment does not affect the assessment of recreational disturbance or 
air quality. 

 
 No mitigation is 
required for this policy 
amendment as 
appropriate avoidance 
measures are already 
incorporated into CS1a 
and CS10. 

CS4 February 
2012 HRA 

Allocation of Land for Development 
Significant development and 
regeneration will be directed towards 
the existing built up areas of the 
borough. Specifically this includes 
Preston regeneration area, Banstead 
village, Redhill Town centre and 
surrounding urban area, Merstham 
regeneration area, Reigate urban area, 
Horley town centre and urban area. 
 
To meet the housing target, projected 
employment demands and retail needs, 
the Council will identify, assess and 
allocate appropriate sites for future 
development in a sequence.  The Core 
Strategy outlines that beyond 2022, 
there may be a need for sustainable 
urban extensions into the Green Belt. 

Recreational disturbance 
It is not considered that this approach will increase recreational disturbance 
at the SAC because of the avoidance measures incorporated into CS1. 
It is considered that the search criteria included in CS4 will further contribute 
to the avoidance of adverse effects through the Plan period. 
 
Air quality 
This strategic approach should not lead to a reduction in air quality within 
close enough proximity to the SAC to cause an adverse effect on the SAC 
because of the avoidance measures in CS1.  NE advice is that with respect to 
air quality impacts, it is necessary to consider any development allocation or 
focus of development that falls within 200m of a European site.  In addition 
to the avoidance measures in CS1, integral to this policy are measures in the 
Core Strategy, Local Transport Plan and other plans and policies in 
neighbouring authorities, to promote a modal shift from car use to more 
sustainable transport options. Promoting development in the most 
sustainable locations will increase travel opportunities available and help to 
minimise the use of the car. Large emission generating industries will be 
assessed on an individual and site-specific basis. 

 
None needed due to 
avoidance measures 
already incorporated 
into the Policy CS1, 
CS4 and CS10. 
 
None required. 

CS4 
December 2012 
policy 
amendment 

Allocation of Land for Development 
The amended policy provides broad 
locations for the Sustainable Urban 
Extensions into the Green Belt adjoining 

Recreational disturbance 
CS4 had previously identified the need for sustainable urban extensions to meet the 
housing requirements presented in CS11. It is not considered that this amended 
policy will increase the potential recreational disturbance on the SAC which was 

 
No mitigation is required 
for this policy 
amendment as 
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Policy 
Number  

Policy approach  Does the changed policy (December 2012) amend the assessment of the 
effect on recreational disturbance and air quality at the Natura 2000 site 
outlined in the February 2012 HRA?  

Is there a need for  
additional mitigation 
as a result of the 
policy changes of 
December 2012? 

the urban area, and in order of priority. predicted in the earlier versions of the CS because:  
i)The planned housing build per year and during the plan period remains as provided 
in the Submission version March 2012.   
ii)This policy is providing clarification to an existing policy. It identifies the broad 
geographic locations for these sustainable urban extensions, which are in line with 
the sequential and geographic allocation of land provided in CS4 of the earlier version 
of the Core Strategy.   
iii)Search criteria used for identifying the broad locations safeguarded the SAC.   
iv)Measures to avoid potential impacts have already been incorporated into the Core 
Strategy. It is considered that these will be appropriate for the revised policy. 
v)The avoidance of recreational impacts on the SAC as a result of the Core Strategy is 
a key aim of the Green Infrastructure Strategy.  
vi)CS1 continues to require that HRAs may be required of future policies and 
projects which are likely to have a significant effect on the SAC.  
vii) The Core Strategy does not allocate sites within the broad locations. This would 
be carried out as part of the Development Management Policies DPD, which is also 
subject to HRA. 
viii)The proposed broad  housing locations are not within close proximity of the SAC.   
Air quality 
It is considered that the policy amendment to include broad locations for SUEs will 
not lead to a reduction in air quality close to the SAC as the overall number of houses 
is the same as the earlier version of the Core Strategy and they are not located within 
close enough proximity to have an effect on the SAC. 
 
This policy change does not affect the assessment of recreational disturbance or air 
quality. 

appropriate avoidance 
measures are already 
incorporated into CS1a, 
CS4 and CS10.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
No mitigation is required 
for this policy 
amendment as 
appropriate avoidance 
measures are already 
incorporated into CS1a, 
CS4 and CS10. 

CS6 Area 1: 
North Downs 
Feb 2012 
HRA 

Scale and Location of Development 
The policy covers a mix of housing 
units as part of regeneration at Preston, 
together with small scale employment 
allocations. No significant new 

Recreational impacts  
As the development covered by this policy will be beyond the distance most 
people walk to open space, from the SAC, it is not considered that the policy 
will have an adverse effect on recreational disturbance at the SAC.   
Air quality 

 
None needed because 
of the avoidance 
measures incorporated 
into CS1 and CS10. 
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Policy 
Number  

Policy approach  Does the changed policy (December 2012) amend the assessment of the 
effect on recreational disturbance and air quality at the Natura 2000 site 
outlined in the February 2012 HRA?  

Is there a need for  
additional mitigation 
as a result of the 
policy changes of 
December 2012? 

employment allocations or retail in this 
part of the borough. No significant 
expansion is planned for the built-up 
area of Banstead.  
 
 

Natural England advice is that with respect to air quality impacts it is 
necessary to consider any development allocation or focus of development 
that falls within 200m of a European site.  As the homes will be over 200m 
from the SAC this strategic approach should not lead to a reduction in air 
quality within close enough proximity to the SAC to cause an adverse effect 
on the SAC. 

CS6 Area 1: 
North Downs 
December 2012 
policy 
amendment 

Scale and Location of Development 
Changes to the planned number of housing 
units within the urban area, within 
Preston Regeneration and Banstead 
Horseshoe. 

Recreational disturbance and air quality 
The overall number of planned houses in this area is not increased.  
 
The changes to the planned number of housing units within the Preston 
Regeneration and Banstead Horseshoe areas do not affect the above assessment.  

No mitigation is required 
for this policy 
amendment as 
appropriate avoidance 
measures are already 
incorporated into CS1a, 
and CS10. 

CS6 Area 2a 
Redhill 
February 2012 
HRA 

Scale and Location of Development 
Redhill is identified as a regional 
transport hub and centre for significant 
change in the emerging regional spatial 
strategy.  The policy is to regenerate 
the town centre to reflect its primary 
centre status and to take advantage of 
its excellent transport links.  
 
Development will include housing, 
employment space, retail and 
regeneration. 
The Policy states that after 2011, the 
Council may need to find additional 
sites for housing adjoining the urban 
area 
 
 

Recreational disturbance 
The outskirts of Redhill lie within 800m of the Mole Gap to Reigate 
Escarpment SAC which is the distance most people tend to walk. However it 
is considered that the policy would not cause adverse recreational impacts on 
the SAC because of the avoidance measures incorporated into CS1.  
 
In addition, honeypot locations are already well managed.  The Core Strategy 
proposes the strategic protection and enhancement of Green Infrastructure 
within the town and links to the wider Green Network.  This strategy will 
encourage residents to use appropriate alternative sites whilst preserving the 
SAC. Search criteria for these sites, identified in CS4, will safeguard the SAC. 
In addition, housing, industry and other developments will be subject to 
HRA in particular to the assessment of recreational impacts. 
 
Air quality 
NE advice is that with respect to air quality impacts, it is necessary to 
consider any development allocation or focus of development that falls 
within 200m of a European site. No associated new roads within 200m of the 
SAC are planned and this policy is being developed hand in hand with the 

 
None needed because 
of the avoidance 
measures incorporated 
into CS1 and CS10. 
 
 
 
 
 
 
 
None needed because 
of avoidance measures 
incorporated into CS1. 
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Policy 
Number  

Policy approach  Does the changed policy (December 2012) amend the assessment of the 
effect on recreational disturbance and air quality at the Natura 2000 site 
outlined in the February 2012 HRA?  

Is there a need for  
additional mitigation 
as a result of the 
policy changes of 
December 2012? 

local transport plan, which encourages a modal shift as a major focus. There 
will also be a presumption against development within 200m of the SAC. 
Large emission generating industries would be assessed on an individual and 
site-specific basis. Therefore it is considered that air quality impacts at the 
SAC due to development at Redhill will be minimal.  It is not possible to 
predict the effects of any sustainable urban extensions on air quality at the 
SAC at this time however the search criteria in CS4 specifically avoid the 
SAC.  Housing, industry and other developments will be subject to HRA 
assessment of air quality impacts. 

CS6 Area 2a 
Redhill  
December 2012 
policy 
amendment 

Scale and Location of Development 
The policy changes relate to minor 
modifications to the number of housing 
units within the Redhill and Merstham 
areas and the identification of a broad 
location for a SUE. 

Recreational disturbance 
The clarification on the broad locations within this policy amendment, does not lead 
to any change in predicted recreational disturbance because: 
i) The policy changes provide clarification on the number of planned houses within 
the town centres and the SUEs. The overall number of planned housing units in the 
town centre is the same as previously provided but the policy also includes for a 
planned SUE of up to 700 dwellings. The SUE in this area is in line with the 
sequential and geographic allocation of land provided in CS4 of the submission 
version of the Core Strategy. 
ii) Search criteria used for identifying the broad locations safeguarded the SAC.   
iii) Measures to avoid recreational impacts are already incorporated into Policy CS1. 
 
The policy changes relating to the planned number of housing units within the urban 
area including Redhill and Merstham will not therefore alter the conclusions reached 
in the earlier HRA.  
 
Air quality 
The changes to this policy will not affect air quality assessment because of the 
distance from the SAC.  

 
No mitigation is required 
for this policy 
amendment as 
appropriate avoidance 
measures are already 
incorporated into CS1a, 
and CS10. 

CS6 Area 2b: 
Reigate  
February 2012 

Scale and Location of Development 
The development of Reigate focuses on 
a combination of housing infill, and 

Recreational disturbance 
Due to the proximity of the outskirts of Reigate to the SAC, there is a 
potential for increased recreational disturbance on the SAC as a result of new 

None needed because 
of the avoidance 
measures incorporated 
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Policy 
Number  

Policy approach  Does the changed policy (December 2012) amend the assessment of the 
effect on recreational disturbance and air quality at the Natura 2000 site 
outlined in the February 2012 HRA?  

Is there a need for  
additional mitigation 
as a result of the 
policy changes of 
December 2012? 

HRA some intensification of existing 
employment areas. The Council will 
undertake a Green Belt review of the 
borough as part the Development 
Management and Site Allocation DPD 
process. 
 
 

infill housing development.  However it is considered that the impact is 
avoided through the avoidance measures provided in CS1. 
 
Air Quality 
This strategic approach should not lead to a reduction in air quality within 
close enough proximity to the SAC to cause an adverse effect on the SAC 
because of the avoidance measures in CS1. Natural England advice is that 
with respect to air quality impacts it is necessary to consider any 
development allocation or focus of development that falls within 200m of a 
European site.  No new roads or new businesses are planned within 200m of 
the SAC. 

into CS1 and CS10. 
 
None required because 
of the avoidance 
measures incorporated 
into CS1. 

CS6 Area 2b: 
Reigate  
December 2012 
policy 
amendment 

Scale and Location of Development 
The policy changes relate to minor 
modifications to the planned number of 
housing units within the Reigate urban 
area, and to the identification of a broad 
location for a SUE. 

Recreational disturbance 
Clarification of planned number of housing units within the Reigate urban area will 
not lead to changes in recreational disturbance because:   
i)The number of units planned in the urban area is no greater than previously 
provided. The planned number in the SUE is up to 700 dwellings. The SUE in this 
area is in line with the sequential and geographic allocation of land provided in CS4 
of the submission version of the Core Strategy.  
ii)Search criteria used for identifying broad locations safeguarded the SAC.   
iii)The outskirts of Reigate are in proximity to the SAC. However, it is considered 
that the policy would not cause adverse recreational impacts because of the avoidance 
measures already incorporated into Policy CS1.  
 
Air Quality 
The changes to this policy will not change the assessment of air quality because of the 
distance from the SAC.  
 
The clarification on the broad locations does not therefore affect the conclusions of the 
earlier HRA for predicted recreational or air quality impact.  
 

 
No mitigation is required 
for this policy 
amendment as 
appropriate avoidance 
measures are already 
incorporated into CS1a, 
and CS10. 

CS6 Area 3: 
The Low 

Scale and Location of Development 

The policy in Horley covers new 
Recreational disturbance 

Increased number of homes and other development in Horley and 
 
None needed because 
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Policy 
Number  

Policy approach  Does the changed policy (December 2012) amend the assessment of the 
effect on recreational disturbance and air quality at the Natura 2000 site 
outlined in the February 2012 HRA?  

Is there a need for  
additional mitigation 
as a result of the 
policy changes of 
December 2012? 

Weald 
February 2012 
HRA 

housing developments in the NE and 
NW sectors of the town, and in the 
town centre. Integrated with the new 
infrastructure is a programme of Green 
Infrastructure around the town, and 
investigation of opportunities to extend 
and link the Riverside Green Chain to 
the wider GI network. 
 
 
 
 
 
 

surroundings will potentially lead to an increase in recreational disturbance 
at the Mole Gap to Reigate Escarpment SAC.  However it is considered that 
this policy will not cause adverse effects on the SAC because i) the distance 
from the site and ii) because of the enhanced Green Infrastructure within the 
town (through the provision of new recreation space as part of the new 
developments including the Riverside Green Chain and a new town park). 
The latter will encourage existing and new residents to use these new and 
alternative linked sites.  
As the AA demonstrates, 800m is the distance most people walk to open 
space and as these facilities will be located within this distance in these 
development areas, the new recreation areas will be used for the majority of 
recreational trips. 
 
Air quality 
The development provided by the policy is a considerable distance from the 
SAC. This strategic approach should not lead to a reduction in air quality 
within close enough proximity to the SAC to cause an adverse effect. 

of the avoidance 
measures incorporated 
into CS10. 
 
 
 
 
 
 
 
 
 
None required. 

CS6 Area  3: 
The Low Weald 
December 2012 
policy 
amendment 

Scale and Location of Development 
The policy change refers to minor 
modifications to the planned number of 
units in the Horley area. 

Recreational disturbance 
The number of units planned in the area is the same as previously but also includes a 
planned number in the SUE outside the plan period. Clarification on the planned 
number of housing units within the area will not affect the assessment of recreational 
disturbance at the SAC due to the distance from the site and the planned provision of 
GI within the vicinity of the new neighbourhoods and town centre. 
Air quality 
The changes to this policy will not affect the air quality assessment because of the 
distance from the SAC. 
 
The policy clarification does not therefore affect the conclusions of the earlier HRA for 
predicted recreational or air quality impact.  

 
No mitigation is required 
for this policy 
amendment as 
appropriate avoidance 
measures are already 
incorporated into CS1a, 
and CS10. 

CS7 February 
2012 HRA 

Gatwick Airport  
The policy directs the Council to work 

Recreational disturbance 
It is not considered that the expansion of Gatwick will cause increase in 

None required. 
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Policy 
Number  

Policy approach  Does the changed policy (December 2012) amend the assessment of the 
effect on recreational disturbance and air quality at the Natura 2000 site 
outlined in the February 2012 HRA?  

Is there a need for  
additional mitigation 
as a result of the 
policy changes of 
December 2012? 

with partners to promote the Gatwick 
Diamond and support the 
development of Gatwick Airport 
within the Gatwick Airport boundary. 
 
 
 
 
 
 
 
 

recreational pressure on the SAC given that it is located over 10 Km fro the 
SAC.   Gatwick Airport is not within the borough boundary so we have no 
statutory control over the airport. This was assessed though the AA for 
Crawley Borough Councils Core Strategy. 
Natural England advice is that with respect to air quality impacts it is 
necessary to consider any development allocation or focus of development 
that falls within 200m of a European site.   
 
Air quality 

As Gatwick is over 10 km from the SAC and outside the jurisdiction of 
Reigate & Banstead, however this strategic approach should not lead to a 
reduction in air quality within close enough proximity to the SAC to cause an 
adverse effect on the SAC. 

 
 
 
 
 
 
 
None required. 

CS7 December 
2012 policy 
amendment 

Gatwick Airport  
Policy additions relate to the requirement 
to consult Gatwick Airport on planning 
applications, where appropriate.   

Recreational disturbance and air quality 
Policy additions do not affect recreational disturbance or air quality as there is no 
mechanism for effect. 

 
None required. 

CS8 February 
2012 HRA 

Sustainable Development 
Sustainability will be designed into 
development proposals.  All proposals 
will need to meet specific criteria with 
respect to sustainable development.   
 
 
 
 
 

Recreational disturbance 
This policy will have no direct implications for recreational disturbance at the 
SAC.  This policy will promote the preferential use of previously developed 
land within the built up areas, and encourage the maintenance, enhancement 
and development of features which will contribute to the Green 
Infrastructure network of the borough. This policy, together with avoidance 
measures in CS1 will help avoid recreational impact on the SAC.   
 
Air quality 

No impacts. This policy will encourage development designs to contribute 
towards a reduction in carbon emissions, to minimize the need to travel, and 
to increase opportunities for non-car travel, therefore potentially contributing 
to a reduction in air emissions. 
 

 
None required. 
 
 
 
 
 
 
None required. 
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Policy 
Number  

Policy approach  Does the changed policy (December 2012) amend the assessment of the 
effect on recreational disturbance and air quality at the Natura 2000 site 
outlined in the February 2012 HRA?  

Is there a need for  
additional mitigation 
as a result of the 
policy changes of 
December 2012? 

CS8 December 
2012 policy 
amendment 

Sustainable Development 
Policy detail added on the requirement to 
respect the historic environment. Minor 
clarification of wording on flooding. 

Recreational disturbance and air quality 
Policy detail does not affect recreational disturbance or air quality as there is no 
mechanism for effect. 

 
None required. 

CS9 February 
2012 HRA 

Sustainable Construction 
All developments will be required to 
incorporate sustainable construction 
features to reduce the consumption of 
natural resources, to help deliver the 
Sustainable Community Plan’s aims to 
promote zero and low carbon 
development and bring about 
environmental improvements in 
existing buildings. 

Recreational disturbance 
No impacts 
 
Air quality 

This policy will not reduce air quality at the SAC.  These proposals should 
contribute to a reduction in the use of energy, and the increase in more 
sustainable forms of energy production.  The policy will contribute to 
regional efforts to reduce the trend of increased air pollution. 

 
None required. 
 
 
None required. 

CS9 December 
2012 policy 
amendment 

Sustainable Construction 
Minor policy clarification added. 

Recreational disturbance and air quality 
This change of policy does not affect recreational disturbance or air quality as there is 
no mechanism for effect. 

None required. 

CS10 
February 2012 
HRA 

Infrastructure Delivery 
Contributions will be secured from 
new developments towards 
infrastructure, including Green 
Infrastructure, required to meet new 
development and towards avoiding 
effects of development.   

Recreational disturbance 
Appropriate contributions will be channelled towards avoidance of impact 
on the SAC. Full details will be included in the Infrastructure Delivery Plan 
and the Green Infrastructure Strategy.   
Air quality 
No impacts 

 
None required. 
 
None required. 

CS10 
December 2012 
policy 
amendment 

Infrastructure Delivery 
Policy detail is added to reflect the need to 
protect sport, recreation, cultural and open 
space needs. 

Recreational disturbance and air quality 
Policy detail added does not affect recreational disturbance or air quality as there is 
no mechanism for effect. 

None required. 

CS11 
February 2012 
HRA 

 Housing Delivery  
The council plans for 6,900 homes 
within the period 2012 to 2027.  

Recreational disturbance 
Potential disturbance will be dependent on the location and type of 
development.   

 
None needed because 
of avoidance measures 
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Policy 
Number  

Policy approach  Does the changed policy (December 2012) amend the assessment of the 
effect on recreational disturbance and air quality at the Natura 2000 site 
outlined in the February 2012 HRA?  

Is there a need for  
additional mitigation 
as a result of the 
policy changes of 
December 2012? 

 
 
 
 
 
 
 
 
 
 
 
 
 

Developments in close proximity to the SAC could potentially cause localised 
recreational impacts at honeypot sites, which are already well managed.  
Proposed avoidance measures are included in this AA. It is considered that 
this policy will not have adverse effects on the SAC because of the avoidance 
measures incorporated into CS1.   Developments at a distance are unlikely to 
have impact on the SAC, and because many such developments have 
associated GI improvements, may possibly help to reduce impact at the 
SACs. 
 
Air quality 
Natural England advice is that with respect to air quality impacts it is 
necessary to consider any development allocation or focus of development 
that falls within 200m of a European site.  This strategic approach should not 
lead to a reduction in air quality within close enough proximity to the SAC to 
cause an adverse effect on the SAC because of the avoidance measures in 
CS1. 

incorporated into CS1, 
CS4, CS10. 
 
 
 
 
 
None needed because 
of avoidance measures 
incorporated into CS1. 

CS11 
December 2012 
policy 
amendment 

Housing Delivery 
The policy change reflects the clarification 
within the Core Strategy over the number 
of houses planned in the urban areas and 
the SUEs.  
The same number of dwellings is planned 
per year (460dpa average). Of the 
approximate 6,900 homes, broadly 5,800 
dwellings will be planned in the urban 
areas and the remainder in the SUEs.   

Recreational disturbance 
The number of houses planned is the same as that assessed in the earlier HRA. 
Proposed measures are already planned to avoid adverse effects due to recreational 
pressure. The potential disturbance will depend on the location and type of 
development.   
 
 This policy change does not affect the assessment of recreational impacts.  
 
Air quality 
The policy changes do not affect air quality. 

No mitigation is required 
for this policy 
amendment as 
appropriate avoidance 
measures are already 
incorporated into CS1a. 

CS14 
February 2012 
HRA 

Gypsies, Travellers and Travelling 
Showpeople 
This policy will deliver a mix of 
housing types to meet the needs of all 
households in the borough. 

Recreational disturbance and air quality 
No impacts on recreational disturbance or air quality as a result of the policy 
mix. The impacts depend on nature of the development and location. 
 

 
None required. 
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Policy 
Number  

Policy approach  Does the changed policy (December 2012) amend the assessment of the 
effect on recreational disturbance and air quality at the Natura 2000 site 
outlined in the February 2012 HRA?  

Is there a need for  
additional mitigation 
as a result of the 
policy changes of 
December 2012? 

CS14 
December 2012 
policy 
amendment 

Gypsies, Travellers and Travelling 
Showpeople 
 
The policy change comprises minor 
modifications for clarification. 

Recreational disturbance and air quality 
This policy addition does not affect recreational disturbance or air quality as there is 
no mechanism for effect. 

 
None required. 

 IMPACTS ON ASHDOWN FOREST SPA/SAC 

CS6 Horley 
CS8 Gatwick 
February 2012 
HRA 

Recreational disturbance and air quality 
See above 

 
None required. 

CS6 and CS8 
Dec 2012 
policy 
amendment 

Recreational disturbance and air quality 
It is considered that these above policy changes will have no adverse effect on the Ashdown Forest SPA/SAC because of a) the 
inclusion of avoidance measures and b) the distance to the site. 

 
None required. 
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4  CONCLUSIONS 

4.1 Natural England, in their letter of 15 February 2012 was able to concur with the 
conclusions made in the revised HRA of February 2012, of no likely significant 
effect of the Core Strategy (submission document March 2012) on European Sites 
(Appendix 1). It is concluded from this assessment that no changes have been 
made to policies since then which would alter this assessment.  

 
4.2 In summary:  

 Recreational pressure created by the proposals contained within the Core 
Strategy and in combination with other current Plans will be minimal.  It is 
considered that no significant adverse impact will result on the integrity of 
the Natura 2000 Sites as a result of the revised Core Strategy.   

 Measures to avoid adverse effects on the Mole Gap to Reigate Escarpment 
SAC will be delivered through the Green Infrastructure Strategy.  Within 
the overall LDF monitoring programme, the Council will promote the 
monitoring of impacts on the SAC and the effectiveness of measures 
proposed within the Appropriate Assessment to avoid impacts. The 
Council is also able to monitor the implementation of Core Strategy policies 
through monitoring of Development Control applications.  In addition, the 
Council is required to monitor 'Improved Local Biodiversity' along with 
requirements for monitoring the condition of SSSI's, as National Indicators. 

 Air pollution created by the proposals contained in the Core Strategy will 
be minimal. It is therefore considered that the Core Strategy will not have 
an adverse impact on the integrity of the Mole Gap to Reigate Escarpment 
SAC. It is considered that the Core Strategy will not have adverse impacts 
on the Ashdown Forest SAC/SPA because of the distance involved and 
with the proposed avoidance measures. 

 Through policies contained within the Core Strategy on Infrastructure 
Provision, biodiversity, design and landscaping, development should result 
in a net gain in biodiversity value and not result in harm to bats or other 
species.  

 Climate change is considered to be a global issue.  The policies in the Core 
strategy will result in a reduction in the growth in greenhouse gases, but 
this in itself will not have a significant impact on the environment.  Only in 
combination with the efforts of others will a change be seen.  

 The effects of urbanisation are difficult to control directly through the Core 
Strategy but may be controlled, to some extent, through the policies 
designed to avoid the impacts associated with recreational use of the site, 
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through HRA assessment of housing proposals, and through the 
implementation of search criteria within the policies, in identifying any 
sustainable urban extensions in the later stage of the Plan period. 

4.3 It is therefore concluded that the Core Strategy: Further Amendments document 
(December 2012), alone and in combination with other plans and projects, will 
have no adverse impact on the integrity of the Natura 2000 Sites as protected by 
the European Habitats Directive.  
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Appendix 1:  Correspondence with Natural England 

 
 



 

   

 

 



 

   

 

 
 
 



 

   

 

 



 

   

 

 



 

   

 

 

 



 

   

 

 

 

 

 

 



 

   

 



 

   

 



 

   

 

Appendix 2:  Screening Analysis 

The Impact of Reigate & Banstead’s Core Strategy: Interactions Screened out 
of Appropriate Assessment  
 

Reason for 
designation / key 

characteristics 

Vulnerability Possible impacts arising 
from Core Strategy 

Possible 'in 
combination' 
impacts from 
other trends, 

plans etc 

Risk of 
significant 

'in 
combinatio
n' effects? 

MOLE GAP TO REIGATE ESCARPMENT SAC 

Presence of Great 
Crested Newts 
Triturus cristatus 

There is a need to 
ensure that great 
crested newt ponds 
and foraging areas 
are maintained. 
(Ponds located on 
Headley Heath). 
 
 

The newt habitats at 
Headley are outside the 
Reigate & Banstead 
Boundary and will 
therefore not be directly 
affected by any of the 
Council’s development 
plans.  Investigations by 
Reigate & Banstead have 
determined that the water 
sources for the SAC is 
located north of Reigate 
and Redhill away from 
the main areas of 
development, and away 
from the newt habitats 
and therefore are very 
unlikely to have any 
adverse effects on the 
water supply to their 
habitat.   
 
Reigate & Banstead 
Council considers that 
there may be a very 
limited impact from 
development, water 
abstraction and mineral 
workings in the districts 
and London borough to 
the north of the site. The 
Core Strategy will have no 
direct impact or influence 
on this. 

None  
 
 

None 
 
The AA of 
the SE Plan 
then 
concluded 
that it is 
unlikely that 
this species 
will be 
adversely 
affected by 
developmen
t proposals. 



 

   

 

Reason for 
designation / key 

characteristics 

Vulnerability Possible impacts arising 
from Core Strategy 

Possible 'in 
combination' 
impacts from 
other trends, 

plans etc 

Risk of 
significant 

'in 
combinatio
n' effects? 

ASHDOWN FOREST SAC AND SPA 

The SAC: 
One of the most 
extensive areas of 
heathland in 
southeast 
England. In 
particular: 
One of best areas 
in UK for: 
Northern Atlantic 
wet heaths with 
cross-leaved heath 
Erica tetralix; 
European dry 
heaths, significant 
presence of: Great 
Crested Newt 
Triturus cristatus. 
The SPA: 
During the 
breeding season 
the area regularly 
supports 
nationally 
important 
breeding 
populations of: 
Nightjar 
Caprimulgus 
europaeus (1% of 
the GB breeding 
population);  
Dartford Warbler 
Sylvia undata (1.3% 
of the GB breeding 
population). 

Vulnerable to 
invasion of invasive 
/ non native species 
such as scrub and 
bracken (a threat to 
the SAC) and 
rhododendron.  

None 
The Ashdown Forest SAC 
and SPA lie 
approximately 12.5 km 
from the borough (and 15 
km by road) and 20 km 
from the nearest focus of 
housing, in Horley.  
Therefore any increase in 
visitors as a result of 
development is 
considered to be 
insignificant especially as 
here are large areas of 
open space that cater for 
these activities closer to 
the residents of the 
borough and because R&B 
are currently developing 
the Riverside Green Chain 
around Horley. 

None  
 

No 

Maintenance of great 
crested newt ponds 
and foraging areas. 
Prevention of long-
term drying out of 
the site, due to 
borehole extraction 
and transpiration 
from increase in 
vegetation cover. 

None  
The developments at 
Horley lie some 20 km 
from the site and so will 
not directly impact on it. 
In addition, Reigate & 
Banstead’s proposals will 
not result in abstractions 
upstream of the Sites.  

None  No 

THAMES BASIN HEATHS 

During the 
breeding season 
the area regularly 

Birds are vulnerable 
to recreational 
disturbance.  

None 
 
The site is approximately 

None No 



 

   

 

Reason for 
designation / key 

characteristics 

Vulnerability Possible impacts arising 
from Core Strategy 

Possible 'in 
combination' 
impacts from 
other trends, 

plans etc 

Risk of 
significant 

'in 
combinatio
n' effects? 

supports:- 7.8% of 
the GB breeding 
population of 
Nightjar - 9.9% of 
the GB breeding 
population of 
Woodlark - 27.8% 
of the GB breeding 
population of 
Dartford Warbler  

The area is 
dependent on active 
heath land 
management; this is 
implemented 
through schemes 
such as the 
Countryside 
Stewardship and 
Wildlife 
Enhancement 
Scheme.  Developme
nt pressure on 
neighbouring land 
and the resulting 
indirect effects pose a 
potential long-term 
problem.  A 
significant area of the 
land is public open 
space and is heavily 
used for informal 
recreation  

14 km from the borough 
(and 17km by road), and 
at a considerable distance 
fro Reigate & Banstead’s 
focus of development at 
Redhill and Horley.   
Therefore any increase in 
visitors as a result of 
development is 
considered to be 
insignificant especially 
there are large areas of 
open space that cater for 
these activities closer to 
the residents of the 
borough.  

SOUTH WEST LONDON WATER BODIES 

Over winter the 
area regularly 
supports Shoveler 
Duck and Gadwall 
Duck.   
 
It is designated as 
a Ramsar Site and 
also supports 
nationally 
important 
populations of 
Black-necked 
Grebe, Smew, 
Great Crested 
Grebe, Great 
Cormorant and 

Birds are vulnerable 
to recreational 
disturbance during 
winter months.  
The future 
management of 
reservoirs (once they 
are no longer in use) 
and requirements for 
maintenance are 
ongoing issues.  In 
addition there is 
pressure from 
development in 
urban areas.  
Disturbance from 
recreational activities 

None.   
 
The site is approx 14.5 km 
from the borough (and 
about 20 km by road); 
therefore any increase in 
visitors as a result of 
development is 
considered to be 
insignificant, particularly 
as there are large areas of 
open space that cater for 
these activities closer to 
the residents of the 
borough.  

None No 



 

   

 

Reason for 
designation / key 

characteristics 

Vulnerability Possible impacts arising 
from Core Strategy 

Possible 'in 
combination' 
impacts from 
other trends, 

plans etc 

Risk of 
significant 

'in 
combinatio
n' effects? 

Tufted Ducks  needs to be 
monitored to 
determine effects  

RICHMOND PARK SAC AND WIMBLEDON COMMON 

These sites are 2 of 
only 4 known 
locations in the 
United Kingdom 
for the European 
Stag Beetle. 
Additionally, 
Wimbledon 
Common is an 
important site of 
Northern Atlantic 
wet heaths and 
European dry 
heaths.  

The sites are 
surrounded by urban 
areas and therefore 
experiences high 
levels of recreational 
pressure. 

None.  
The sites are approx 13km 
from the borough (approx 
15km by road). Further, 
Reigate & Banstead’s 
development will be 
manly focused in Horley, 
with some in Redhill 
which are 26 and 30 km 
away respectively. 
Therefore any increase in 
visitors as a result of 
development is 
considered to be 
insignificant.  There are 
large areas of open space 
that cater for these 
activities closer to the 
residents of the borough  

None No 

 


