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Executive Summary 
 

This submission is made on behalf of the owners of land south of Slipshatch Road, 

Reigate herein referred to as site parcel SSW5. This representation seeks the 

allocation of the land south of Slipshatch Road, Reigate to form part of the Potential 

Development Sites (‘PDS’) put forward by the Reigate and Banstead Development 

Management Plan (Regulation 19). 

 
The site’s merits and opportunities include: 

 

a. Its sustainable location, adjacent to the built-up urban area of Reigate; 

b. the proximity to existing services, facilities and employment opportunities and 

suitable access arrangements onto the site; 

c. Situated within the vicinity of a range of public transport modes, with a “real 

opportunity”; to enhance the public transport, walking and cycling network in the 

vicinity; 

d. Ability to provide affordable homes within a sustainable location adjacent to the 

Reigate urban area (as opposed to the dispersed nature of the current SDL 

proposals); 

e. The self-contained nature of the site, with the potential for improved landscaping 

through provision of a managed greenspace and defensible boundaries. 

f. The sites’ very limited conflict with the purposes and integrity of the Green Belt. 
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1. Introduction 
 

1.1 On behalf of the owners, this representation seeks the inclusion of site SSW5 in the 

Reigate and Banstead Development Management Plan Regulation 19 (‘DMP’) as a 

Potential Development Site (‘PDS’). The site reference SSW5 – Land south of 

Slipshatch Road has been promoted through the Councils ‘Call for Sites’ process and 

Housing and ‘Economic Land Availability Assessment’ ((HEELA site reference 

SPW10) as a potential suitable and deliverable site albeit that it has not been 

allocated in the Publication Development Management Plan Regulation 19 by the 

Council. We request that further consideration is given to the potential of the site 

being identified and allocated as a Potential Development Site in the Development 

Management Plan.  

 

1.2 The purpose of this representation is to ensure that full consideration of 

alternative/additional sites available to deliver the over-arching housing requirement 

is undertaken as part of the plan preparation for the DMP. It is therefore anticipated 

that additional and/or alternative sites should be considered and are necessary as 

part of a Proposed Modifications version of the DMP. 

 

1.3 This representation provides certainty and clarity of the site parcel SSW5 which is 

presented as a suitable, available and deliverable site capable of delivering 

approximately 220-250 new homes.  

 

1.4 The site’s merits include its sustainable location, adjacent to the built up urban area 

of Reigate, the proximity to existing services and amenities; suitable access 

arrangements; and self-contained nature of the site with the ability to provide 

defensible boundaries as required by Paragraph 85 of the NPPF. 

 

1.5 A Site Location Map is attached to this representation at Appendix 1 (SK001A) with 

a Illustrative Masterplan at Appendix 2 (SK003A); a Technical Note on Flood Risk at 

Appendix 3; a Technical Note on Highways and Transport at Appendix 4; a Desk Top 

Archeological Assessment at Appendix 5 and a Preliminary Ecological Appraisal at 

Appendix 6.  

 
1.6 Based on the site-specific merits and Green Belt analysis it is our recommendation 

that the site be included as an allocation contributing towards the housing needs in 

the Reigate area. 
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1.7 Reigate and Banstead Council have produced a suite of evidence base documents 

which effectively demonstrates that Green Belt land is required to support future 

housing growth as endorsed by the adopted Core Strategy Policy CS 13 of at least 

460 new homes per year for the period 2012 to 2027. The site lies within Area 2b 

(Reigate) where up to 500-700 new homes in sustainable extensions to the South 

and South West of Reigate is being considered in the draft Development 

Management Plan.  
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2. Context 

2.1 Paragraph 182 of the NPPF establishes that a plan should be submitted for 

examination in which the respective local planning authority considers is ‘sound’, this 

includes a plan that is: 

Positively prepared: the plan should be prepared based on a strategy which seeks 

to meet the objectively assessed development and infrastructure requirements 

including unmet requirements from neighbouring authorities where it is reasonable to 

do so and consistent with achieving sustainable development; 

Justified: the plan should be the most appropriate strategy, when considered 

against the reasonable alternatives, based on proportionate evidence; 

 

Effective: the plan should be deliverable over its period and based on effective 

Joint working on cross-boundary strategic priorities; and 

 

Consistent with national policy: the plan should enable the delivery of 

sustainable development in accordance with the policies in the Framework. 

 

2.2  For the reasons that are established throughout this submission, it is considered that 

the emerging Development Management Plan does not meet the tests of what a 

‘sound’ Plan should comprise. The inclusion of site SSW5 would ensure that a 

sufficient supply of market and affordable housing will be delivered and would meet 

an emerging need for new housing in Reigate. 

 

2.3 Importantly, we consider that the housing policy requirement set out in Policy CS13 

does not conform with the guidance set out in the NPPF (paragraphs 47 and 159, in 

particular) and the Planning Practice Guidance (PPG). The Council’s SHMA was last 

updated in 2012 and thus the housing requirement of 460 per annum is not based on 

an up to date Objectively Assessment of Need. Whilst the Core Strategy was adopted 

‘post-NPPF’, in 2014, the Local Plan Inspector in his report identified some concerns 

relating to the evidence base available and to the level of housing provision proposed. 

We concur with the Inspectors concerns.   

 

2.4 The DMP should seek to “maximise” opportunities for increasing housing delivery in 

the Borough, recognising that the housing requirement in the adopted Core Strategy 

is a minimum figure. 
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3. Evidence Base  
 

Housing Need  

 

3.1 Whilst the DMP is not advocating a new or updated housing requirement, we wish to 

note that the CS housing requirement is now historical and requires an immediate 

and urgent review.  The DMP makes no reference to the Department for Communities 

and Local Government’s (DCLG’s) consultation on ‘Planning for the right homes in 

the right places’ which was held during the Autumn of 2017.  

 

3.2 The consultation document was published alongside a ‘Housing Need Consultation 

Data Table’ which establishes the need for each local planning authority if the new 

methodology were to be applied. The DCLG methodology requires 644 dwellings per 

annum for the period 2016 to 2026 for Reigate and Banstead. This is based on 2014 

household projections published in July 2016. This is updated every two years with 

the next published figures to be issued in July 2018. Given that the DCLG predicts 

population projections to increase from 149,000 to 166,000 (2017 to 2027) in Reigate 

and Banstead, we conclude that there will be a need for a significant increase in 

housing allocations in a future review.  

 

3.3 Given that there is up to date data that a higher overall housing requirement is likely, 

it is strongly recommended that the Council undertakes an immediate review to 

establish how it will meet the significant uplift in housing requirement in the Borough. 

 

3.4 The DMP should make clear that monitoring of the Council’s five-year housing land 

supply will be assessed against the minimum requirement and should also take into 

account more up-to-date evidence of the full OAN in the borough i.e. an up-to-date 

SHMA. 

 

Sustainability Appraisal (June 2016) 

 

3.5 Within the assessment of the site parcel under reference SSW5; SA Objective 1 

considers that the site could provide a reasonable proportion of the Sustainable 

Urban Extension housing requirement for Reigate; 

  

3.6 Under SA Objective 4 the assessment notes that the majority of the site falls within 

flood zone 1 with the exception of the southern boundary which falls within flood zone 
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2/3. The appraisal notes that the site parcel is largely sequentially preferable for 

development and that those parts of the site that fall within flood zone 2 and 3 should 

be excluded from development.  The accompanying Illustrative Masterplan SK0003A 

shows the area subject of flood zone 2/3 being omitted from development.  

 

3.7 Under SA 5 and SA 14 the assessment considers that the site is within proximity to 

local services and amenities located at Woodhatch Local Centre which is less than 

1km away and is within proximity to a GP surgery and primary school. The 

assessment notes that the town centre of Reigate is approximately 2.5 km away and 

that bus routes run within 10 minutes’ walk of the site making it a sustainable site. 

The accompanying Technical Note on Highways and Transportation explains in more 

detail the accessibility merits of the site. Figure 2 in the Technical Note identifies the 

bus stops and local shops relatively to site parcel SSW5. 

 

Sustainable Urban Extensions (Stage 2) Site Specific Technical Report 

 

3.8 Sustainable Urban Extensions (Stage 2) sets out the site specific technical work to 

inform the identification of the potential urban extension development sites and the 

infrastructure, design and mitigation measures that could be required in the event 

that sites are allocated for development.  Overall the Councils assessment did not 

identify any likely negative or significant negative effects that would or could prevent 

site parcel SSW5 coming forward for development  

  

 Green Belt 

 

3.9 Reigate and Banstead Council has produced a suite of evidence base documents 

which effectively demonstrates that Green Belt land is required to support future 

housing growth as endorsed by the adopted Core Strategy Policy CS 13 of at least 

460 new homes per year for the period 2012 to 2027. The site lies within Area 2b 

(Reigate) where up to 500-700 new homes in sustainable extensions to the South 

and South West of Reigate is being considered in the draft Development 

Management Plan.  

 

3.10 The site parcel SSW5 lies within the Green Belt. In exceptional circumstances 

and, if proposed by the Local Planning Authority, the release of land from the 

Green Belt through a Local Plan review can be justified, consistent with national 

policy (paragraph 83, NPPF) and sound. Paragraph 84 of the NPPF makes clear 
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that when drawing up or reviewing Green Belt boundaries local planning authorities 

should take account of the need to promote sustainable patterns of development. 

  

 3.11 The site falls within Area 2 Wealden Greensand Ridge and Core Strategy Policy CS3 

sets out the exceptional circumstances test including consideration of the need for 

development, the suitability and availability of the site to accommodate that 

development. The land within the broad areas of search for sustainable urban 

extensions sites has been assessed by the Council and informed by the Green Belt 

Review published in June 2016. The individual sites have been assessed against the 

five purposes of including land within the Green Belt (Paragraph 80 NPPF).  

 

3.12 Core Strategy Policy CS3 stipulates sites should be removed from the GB or 

allocated as reserve sites where ‘there is no or limited’ conflict with the purposes and 

integrity of the Green Belt. To inform the decision-making process the evidence base 

that any site that makes a ‘higher’ contribution to any purpose or a ‘moderate’ 

contribution to three or more should not be considered for release.  

 

3.13 Table 6 of the Green Belt Review provides a summary of the assessments and overall 

priority for continued Green Belt protection. The proposed site parcel SSW5 ‘Land 

south of Slipshatch Lane’ was accorded a ‘moderate’ rating under Purpose 1 and a 

‘higher’ rating under Purpose 3 and consequently not shortlisted by the Council for 

inclusions in the DMP. The site parcel was accorded a low rating on the other three 

Green Belt purposes. We disagree with the conclusions drawn by the Council with 

respect to site parcel SSW5 in relation to Purpose 1 and 3.  

 

3.14 Purpose 1 is to ‘check the unrestricted sprawl of large built up areas’. This 

assessment considers the qualitative presence of the boundaries to the site parcel 

and the ability to provide a robust and defensible boundary to contain development.  

We consider the boundaries to site parcel SSW5 to be well established and strong to 

the east. This abuts a well-established settlement and has an appreciable relationship 

with the existing urban area. The boundary is established by the curtilage of the 

existing dwellings of Hitchings Way and Castle Drive along its entire length. This is a 

strong urban edge. 

 

3.15 To the north site parcel SSW5 is bound by the public road (Slipshatch Lane) and for 

approximately half its length by the curtilages of existing dwellings along Slipshatch 

Road. This is a strong urban edge. 
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3.16 To the west the boundary is formed by the dense protected woodland (Slipshatch 

Wood), a private track which is hardstanding/concrete base and the curtilage of the 

Hartswood Farm Buildings.  The southern boundary is protected both by a water 

course (River Mole) and  the playing fields associated with the Reigate Grammer 

School.  

 

3.17 In applying the Councils criteria we consider that site parcel SSW5 displays strong 

boundaries which are readily discernible and delineated and as such the site should 

be accorded a rating of ‘lower’ importance to the Green Belt in respect of Purpose 

1.  

 

3.18  Purpose 3 is ‘to assist in safeguarding the countryside from encroachment’. We 

consider that the Councils assessment on site parcel SSW5 is not sound. There are 

three elements to the assessment under Purpose 3: 

 

(1)The degree of built form or other urban influences within the parcel – none of the 

sites allocated in the DMP or SSW5 can claim to be largely undeveloped and they 

all score the same rating of higher importance to the Green Belt as a consequence. 

 

(2) The strength of the boundaries – as set out above, we have assessed that site 

parcel SSW5 has strong readily discernable and delineated boundaries thus 

according it a lower rating of importance to the Green Belt. 

 

(3) the relationship of the site parcel and the surrounding countryside in terms of 

inter-visibility. On this matter we consider the Council has failed to undertake any 

sought of cogent appraisal.  

 

Site parcel SSW5 displays strong boundaries and is well contained and enclosed. 

This is evident from public viewpoints from either east or west along Slipshatch 

Road. The majority of the northern site boundary of SSW5 is contained by existing 

housing along Slipshatch Road. Along Slipshatch Road, there is limited visibility into 

and out of the site parcel. The existing houses along Slipshatch Road obstruct a 

significant part of the site. Some view is apparent beyond the existing dwellings, but 

this is limited. The relationship of the strong boundaries and limited visibility means 

that development on this site parcel would not be highly discernible from public 

viewpoints along Slipshatch Road.  The sites strong boundaries created by the urban 
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edge, woodland and tree belts means that the site parcel is not read as part of the 

wider countryside fabric. 

 

3.19 In conclusion it is acknowledged that site parcel SSW5 is undeveloped and therefore 

on that element has a higher rating of importance, but this is counterbalanced by the 

sites’ strong boundaries and limited visibility and not being read as part of the 

countryside’s wider fabric and consequently should be rated as having a ‘moderate’ 

contribution to Purpose 3.  
 

3.20 Taking into account that with regards Purposes 2, 4 and 5 its contribution is of lower 

importance, we conclude that site parcel SSW5 is suitable for development as it 

results in an overall rating of 5 (lowest contribution) in terms of priority for protection 

of the Green Belt and should be allocated as a Potential Development site in the 

DMP.  

 
3.21 The Council has opted to include site parcel SSW2 in the draft DMP as a Potential 

Site for Development. This site parcel lies directly opposite and to the north of site 

parcel SSW5. It has been identified in the draft DMP Regulation 19 as one of the 

Councils preferred sites which was also was assessed in the Green Belt review. The 

Councils assessment of site parcel SSW2 in the Green Belt Review evidence base 

included the developed areas of Sandcross Primary school to the north and garden 

nursery to the east that lies off Sandcross Lane. Specifically noting that 

‘approximately 20% of the parcel is covered by built form and therefore the parcel is 

considered largely undeveloped.’ This led to an assessment by the Council that it 

made a moderate contribution to Purpose 3. The Regulation 19 Draft Proposal Plan 

for Site SSW2 however excludes all the developed areas and is thus ‘undeveloped’ 

in the same way as site SSW5.  

 

3.22 The boundary of site parcel SSW2 as a consequence of the School and garden 

Nursery being omitted should now be regarded as being weaker as it displays 

features in the form of man-made fencing to the north and in part to the east rather 

than a robust defensible boundary.  

 

3.18 Site parcel SSW2 is also very highly visible along its entire southern boundary along 

Slipshatch Road when viewed in either direction. The parcel is highly visible and open 

when viewed from any direction along Slipshatch Road. The site contains no 

elements that obscures or limits these open views. The loss of openness and 
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countryside character of site parcel SSW2 would therefore be clearly appreciable at 

a local scale. Given the landscape form in the surrounding area, there is also a 

reasonably high degree of intervisibility and interrelationship between site parcel 

SSW2 and surrounding agricultural land such that it does read as part of the wider 

countryside network particularly when viewed along Slipshatch Road in a north west 

direction. Here site parcel SSW2 forms part of the wider countryside fabric beyond 

Whitehall Lane and Clayhall Lane.  

 

3.19 Taking account of the factors above, site parcel SSW2 should be accorded a rating of 

‘higher importance’ to the protection and integrity of the Green Belt under Purpose 3. 

In accordance with Core Strategy Policy CS3 site parcel SSW2 should be not 

considered for allocation as a Potential Development Site.  
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4. Conclusion 
 

4.1 We consider that site parcel SSW5 represents a real credible alternative to the sites 

identified as Potential Development Sites in the DMP. The Councils own assessment 

demonstrates that site parcel SSW5 is a sustainable Green Belt option which can 

promote and deliver a sustainable pattern of growth.  

 

4.2 In respect of site SSW5, the owner can confirm that it is immediately available and 

can be developed expediently and can respond positively to the need to boost 

housing and are well positioned to start delivering houses without impediment. 

 

4.3 The Sustainable Urban Extensions Technical Report draws on a range of technical 

information (including landscape, greenbelt, transport, archaeology and ecology 

assessment) which has been published and has informed the Council's assessment 

of the suitability and sustainability of Green Belt potential reserve site locations for 

development.  It is evident, when all these strands are drawn together that site parcel 

SSW5 Land south of Slipshatch Road is a site that could deliver a robust and 

strategically acceptable potential option for Green Belt release.  

 

4.4 With regards to transport connectivity and access to the countryside and recreation, 

site parcel SSW5 is a sustainable and accessible option. No onerous conditions or 

impediments have been identified with regards to significant impacts on heritage, 

landscape, biodiversity, flood risk, environmental health and amenity to prevent the 

site being developed. 

 

4.7 There is adequate justification for the selection of site parcel SSW5 to accommodate 

future housing development. The accompanying Illustrative Masterplan SK0003A 

demonstrates a housing scheme development which encourages relative self-

containment and enhancement of the environmental quality of the area through green 

infrastructure. 

 

4.8 We therefore recommend the Council undertakes Proposed Modifications to the DMP 

Draft Plan to include site parcel SSW5 as a Potential Development Site under section 

4 of the Plan.  


