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EXECUTIVE SUMMARY

This Landscape and Visual Baseline Appraisal (LVBA) has 

been prepared to support the promotion and emerging 

Development Brief for the proposed expansion of the East 

Surrey Hospital and its facilities. 

The development boundary has been driven by the initial 

landscape, ecological and historical constraints and has 

taken into consideration the following aspects:

•	 Retention of all key and quality landscape and 

ecological features such as the Ancient Woodland 

and hedgerows;

•	 Preserving the current setting of The Royal 

Earlswood Institute building and views from 

housing to the north;

•	 Locating the majority of development within the 

Major Existing Development Site (MEDS) and 

surrounding areas that have been disturbed/

affected by historic and existing development;

•	 Definition of a defensible parcel that could 

potentially be removed from Green Belt, whilst 

allowing the surrounding area to retain its 

current contribution to Green Belt and perceived 

openness and accomodating for future-proofing  

of further expansion within the next plan period - 

the overall removal of the MEDS (15.7ha/0.18%) 

and additional area (8.6ha – 0.09%) equates to 

0.27% of the Reigate and Banstead Green Belt; 

and

•	 Providing significant enhancement of the current 

landscape and ecological baseline.

The initial baseline and development strategies have identified 

that the current influence, both in visual and character terms, 

is heavily restricted to its immediate boundaries by significant 

woodland, hedgerow and built form.

The development parcel is not viewed or associated within 

the wider higher quality agricultural landscapes to the east 

and south.  

Views of the hospital are primarily restricted to the chimney 

with only glimpsed views of the three storey elements within 

the site afforded. Any further development will be viewed 

against these and kept to a similar scale.

A landscape framework, appropriate to the scale, will be 

introduced to provide a quality setting and improve the 

current low quality incoherent approaches and setting of the 

hospital.

The landscape appraisal has concluded that the 

development site has a slight sensitivity and value which 

equates to a high capacity for development.
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1 LANDSCAPE & VISUAL BASELINE

1.1 Purpose

1.1.1 This Landscape and Visual Baseline Appraisal 

(LVBA) has been prepared to support the 

promotion and emerging Development Brief 

for the proposed expansion of the East Surrey 

Hospital and its facilities.   

1.2 Site Location

1.2.1 East Surrey Hospital is located between the 

settlements of Earlswood to the north and 

Whitebushes to the south. The small residential 

development of Royal Earlswood Park lies 

directly north of the hospital and incorporates the 

former  Grade II listed Royal Earlswood Institution 

buildings.

1.2.2 The hospital and its surrounds lie within the 

Metropolitan Green Belt.

1.2.3 The proposed area for consideration of 

development is shown on Figure 1. The area 

equates to 34.6ha, 15.7ha of which is allocated 

as a Major Existing Developed Site (MEDS) within 

the Local Plan and forms 0.18% of the Reigate 

and Banstead Green Belt. The area identified 

for potential removal within the  development 

framework (outside of the MEDS) equates to 

8.6ha – 0.09% of the Green Belt.

Figure 1 - Location Plan
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Figure 2 - Illustrative Masterplan produced by David Lock Associates

1.3 Proposals

1.3.1 At this stage of the process the NHS are looking at 

the potential development of the following:

•	 Private Patients Hospital;

•	 Rehabilitation Centre;

•	 Outpatients Centre;

•	 MRI centre expansion; and

•	 Potential residential development (for key 

workers).

1.3.2 The main aspiration is to provide a comprehensive 

masterplan that will afford the Trust the capacity 

to adapt to the ever-changing needs but have 

an assurance of a well designed and legible 

landscape framework.
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1.4 STUDY AREA AND ZTV (ZONE OF 
THEORETICAL VISIBILITY)

1.4.1 The study area and potential receptors have 

derived from ZTV analysis. The Guidelines for 

Landscape and Visual Impact Assessment 

(GLVIA) recognises ZTV analysis as an appropriate 

approach for defining study areas of large scale 

developments and potential Environmental 

Impact Assessment (EIA) development and is 

therefore considered appropriate for this site. 

1.4.2 The ZTV has been prepared using a Digital 

Terrain Model (DTM) 5m NEXTMap data sets 

which provide an elevation accuracy of +/-1m.  

A transmitter has been located within the highest 

part of the site to provide a more accurate spread 

of data over the site. Vegetation and buildings 

have been included to provide a more accurate 

representation of the potential study area.  

1.4.3 The process has been repeated at existing levels 

(bare earth) and the transmitter set at 12m AOD 

heights to provide an indication of the range of 

potential receptors. This would equate to a 3  

storey building.

1.4.4 This has resulted in identification of potential 

locations for further site investigation to record 

and analyse the potential availability of views and 

influential factors. The ZTV assessments identified 

views to the west of the railway line and Earlswood 

to the north. South Nutfield to the northeast 

and areas east of the M23 were discounted as 

neither the hospital chimney (26.8m height) or 

Royal Earlswood Institute tower (28m height) 

were visible from these locations. This is due to 

significant mature intervening vegetation that is 

not interpolated into the Ordnance Survey (OS) 

mapping.

1.4.5 Following on from observations made during site 

visits, additional information regarding screening 

(both vegetation and built form) will be entered 

into the ZTV to provide a more accurate ‘View 

Shed’.  

1.4.6 This data, along with cross sectional and further 

site analysis, will be used to identify the potential 

height parameters within the site.

Figure 3 - Initial ZTV with transmitter set a 12m above bare earth 
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2 METHODOLOGY AND POLICY 

OVERVIEW

2.1 Assessment Methodology

2.1.1 The baseline and capacity assessment is 

undertaken by fully chartered (CMLI) and 

experienced landscape professionals using 

techniques and best practice guidance in 

accordance with the following guidelines:

•	 ‘Guidelines for Landscape and Visual Impact 

Assessment’ (GLVIA) - Landscape Institute & 

the Institute of Environmental Management and 

Assessment, 2013 (Third edition);

•	 Landscape Character Assessment Guidance, 

(2002), Countryside Agency in conjunction with 

Scottish Natural Heritage;

•	 Photography and photomontage in landscape 

and visual impact assessment – Landscape 

Institute Advice Note 01/11; and

•	 An Approach to Landscape Character Assessment 

- Natural England October 2014. 

2.1.2 This baseline appraisal sets out an overview of the 

works undertaken to date, the resources used and 

the baseline findings which include:

•	 Identification of an appropriate study area through 

ZTV analysis;

•	 A review of all relevant landscape planning polices 

and local examination evidence bases;

•	 A review of all relevant landscape character 

assessments;

•	 A thorough understanding of the site context 

through a combination of desk study and field 

visits, including landscape designations, landuse,  

development patterns, landscape character and 

locally important features;

•	 Identification of likely receptor groups including 

residences, Public Rights of Way (PRoW), 

transport routes and historical or cultural 

landmarks and settings.

•	 An initial assessment of the landscape quality and 

value of the various parcels, their contribution 

to the surrounding landscape character and 

sensitivity to change;

•	 A description of the extent, quality and sensitivity 

of views from the various receptors; 

•	 The quality, connectivity and contribution of 

existing landscape features; and

•	 A review of potential features that contribute to 

Green Belt and the site’s contribution to its function 

and openness are discussed within Chapter 6.   

Green Belt

2.1.3 The assessment into the site’s contribution has 

been based on the methodology set out within the 

Reigate and Banstead Development Management 

Plan (Regulation 18 Stage) Green Belt Review 

- June 2016. Additional criteria has also been 

included to identify and define existing and new 

boundaries and to provide a further level of 

assessment to consider against the purposes of 

Green Belt (Appendix E).

Landscape Capacity and Sensitivity

2.1.4 Reigate and Banstead currently have no such 

assessment covering the study area. For the 

purposes of the assessment it was considered 

that the methodology set out within Appendix 

D provided an appropriate basis and ensured a 

cohesive approach. 

Developing Framework

2.1.5 The initial baseline assessment has been used 

to form the initial development framework plan 

(Figure 2). Ongoing baseline work will continue 

to inform the parameters and layout, and will 

form part of a full Landscape and Visual Impact 

Assessment (LVIA) submitted as part of any 

application. Throughout this process the various 

iterations will continue to be assessed to establish:

•	 Mitigation measures that are needed to avoid, 

prevent or reduce any significant effects, including 
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compensation where appropriate;

•	 Identification of any beneficial effects that could be 

achievable and provide positive enhancements to 

landscape features, character and value; and

•	 Assessment of the magnitude of impacts upon the 

landscape and visual environment.

2.1.6 The methodology for this assessment is included 

within Appendix A.

2.1.7 The desk study review has been undertaken 

using Geographical Information Systems (GIS), 

Local Plan mapping, DEFRA magic maps (http://

magic.defra.gov.uk/magicmap.aspx), Historic 

England (https://historicengland.org.uk/) and the 

Environment Agency (http://maps.environment-

agency.gov.uk/).  

2.1.8 In addition, the assessment has been cross 

referenced against initial ecological studies 

undertaken by EAD Ecology.

2.1.9 A full arboricultural assessment was not available 

at the time of this assessment but site visits by fully 

qualified and experienced Landscape Architects 

have been used to identify initial constraints and 

key features to provide an understanding as to 

their contribution to character and visual amenity.

2.1.10 The evolving landscape strategy and framework 

plan will be developed in close consultation with 

the design team’s arboricultural, ecology, heritage 

and flood risk consultants. 

2.2 POLICY CONTEXT AND THE 
EMERGING EVIDENCE BASE

2.2.1 Current landscape policy relates back to the 

2005 Local Plan which is in the process of being 

replaced. The first part of the new Local Plan - the 

Core Strategy - was adopted by the Council in 

July 2014 and should be read in conjunction with 

the saved policies (see Table 1).

2.2.2 In addition, the Reigate and Banstead Local 

Distinctiveness Design Guide (SPG) 2004 will be 

used to inform the landscape strategy and setting.

2.2.3 The proposed accommodation within the site will 

be for hospital workers only and therefore does 

not fall within the open space requirements.

2.2.4 Extracts of these policies are included in Appendix 

B.

Table 1 – Reigate and Banstead Landscape Policy Context
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Policy PC1 - Protection of the 

Surrey Hills AONB & AGLV
✓ ✓

Policy PC2G - Local Nature 

Conservation Interest
✓ ✓

Policy PC3 - Woodlands ✓ ✓
Policy PC4 Protection of Trees ✓
Policy PC5 - Countryside 

Management
✓ ✓

Policy Co1 - Setting and 

maintenance of the Green Belt
✓

Policy Co6 - Within Major Existing 

Development Sites
✓

Policy Re1 Loss of Land used for 

Recreation
✓

Policy Cf2 - Design and layout of 

Community Facilities
✓
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3 BASELINE ASSESSMENT

3.1 Resources 

3.1.1 The landscape and visual resources of the site 

have been evaluated through a comprehensive 

process of desk based research and site survey 

which has been used to produce a baseline LVBA.  

This is an important tool in masterplanning and to 

ensure that any proposals successfully assimilate 

into the receiving landscape. 

3.2 Statutory and Non-statutory 
Designations 

Landscape

3.2.1 The site does not lie within any known statutory or 

non-statutory designated landscapes. 

3.2.2 The nearest landscape designation is a swathe 

of AGLV (Areas of Great Landscape Value) which 

lies approximately 1km northeast of the site, to the 

north of the railway line.  The ZTV indicates there 

is a potential for views from a limited elevated 

section approximately 2.5km northeast.

3.2.3 This area of AGLV was identified within the Surrey 

Hills AONB boundary review – process of review 

and progress of candidate areas Feb 2016.  One 

of the recommendations of this review was that 

this area be considered as an Area of Outstanding 

Natural Beauty (AONB). Whilst this process still 

has some way to go, for the purposes of the 
Figure 4 - Landscape, Ecology and Heritage Designations & Policies

1
2

10

11

12

13
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LVBA the area will be afforded the same level of 

sensitivity when assessing any impacts.

Ecology

3.2.4 A 1.7ha area of Ancient and Semi-Ancient 

Woodland is located on the southeast boundary 

of the application area.

3.2.5 Both the Ancient Woodland and an area to the west 

of the site, between the hospital development and 

the railway line, is designated as a Site of Nature 

Conservation Importance (SNCI).

Heritage

3.2.6 For the purposes of the assessment the following 

heritage assets have been located within the ZTV 

and were therefore visited as part of the visual 

assessment and photographic records.

3.2.7 In addition the garden and avenue to the south of 

the Royal Earlswood Hospital is identified within 

the 2001 SPG on the list of Historic Parks and 

Gardens of special borough interest.

Table 2 – Heritage Assets within the Study Area

Ref Name/ID Description Location

1 & 
2

Little Staplehurst & 
Staplehurst Farm

List Uid: 1029001. 
& 1295057 
Respectively

Grade 
II listed 
buildings

Approx 950 
& 1km SE 
respectively

Ref Name/ID Description Location

10 Workshop at Royal 
Earlswood Hospital

List Uid: 1260527

Grade 
II listed 
buildings

11 Royal Earlswood 
Hospital List Uid:  
1241446 & 1260527

Grade 
II listed 
buildings

Immediately 
north of the 
site boundary

12 Hospital Lodges 

List Uid: 1033356

Grade 
II listed 
building

13 Former Royal 
Philanthropic Society 
Office & School List 
Uid:  1029047

Grade 
II listed 
buildings

Approx 849m 
north

14 Kentwyns Hall & 
Lodge

List Uid: 1029864

Grade 
II listed 
building

Approx 2.6km 
NE

3.3 Relationship to the existing 
Settlement

3.3.1 The hospital is located to the north of Whitebushes, 

with a gap of 62m at its narrowest point between 

the east of the settlement and site. A large open 

recreation field separates the settlement edge and 

Three Arch Road which defines the western extent 

of the hospital site.

3.3.2 The boundary between the recreation field and 

Three Arch Road is open, de-marked by occasional 

maturing trees, however the settlement edge and 

the hospital boundary are both well vegetated by 

mature tree belts with a dense understorey.

3.3.3 To the west, the elevated railway line forms a 

prominent and defensible boundary between the 

hospital and the development to the west of the 

line. There are no visual links between the two 

areas. Physical links are limited to the Three Arch  

Bridge which has a pedestrian pathway as well as 

vehicular access. 

3.4 Access and Public Rights of Way 
(PRoW) 

3.4.1 The hospital is currently served by a junction off 

Three Arch Road on the western perimeter of 

the site. This road provides access beneath the 

adjacent railway towards the A23, 350m to the 

west.

3.4.2 A secondary access is obtained to the south of the 

site via Canada Drive from Three Arch Road.

3.4.3 Access to the north of the site is restricted to a 

gated community at Royal Earlswood Park, a 

private residential estate with no public access.

3.4.4 PRoW’s with potential close views of the site 

include: 

•	 Footpath 522 which travels east northeast across 

the site from the hospital entrance roundabout to 

join with the Canadian Road to the east.

•	 Footpath 523 provides access around the 

southern and eastern boundary of the site 

providing a link between Royal Earlswood Park 
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and Whitebushes, with sections running through 

the wooded boundary. Footpath 522 crosses it 

half way along its route.

•	 Footpath 66 (and National Cycle Route 21) 

follow a hospital road north from the Three 

Arch roundabout along the western boundary, 

continuing northwards towards Royal Earlswood 

Park.

3.4.5 PRoW outside the site with potential views are 

restricted to a single footpath to the north and 

three to the south/southeast, all of which lie within 

600m of the site boundary.

•	 To the north, FP112 runs southeast from 

Brambletye Park Road towards Old Garston’s 

House1. The majority of the path is screened from 

the site by the housing at Royal Earlswood Park.

•	 FP396 rises up towards Robins Cooke Farm 

approximately 520m east northeast of the site. 

At Robins Cooke Farm the footpath turns west 

turning back towards Mason’s Bridge Road where 

is joins FP128 passing within 50m of the hospital’s 

southern boundary.

•	 Approximately half way along this section FP396A, 

heads southwards towards housing along Kings 

Mill Lane. The footpath has been included due to 

its elevated nature which may afford views.

1 A historical reference - no building exists today

Figure 5 - Access
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3.5 Landscape Character

3.5.1 The baseline assessment has identified the 

following relevant Landscape Character 

Assessments that will form the basis of any site 

character analysis, development frameworks and 

landscape strategies.

Table 3 - Landscape Character Assessments

Landscape 
Character 
Assessment

Level Landscape Character 
Area (LCA)

NCA (National 
Character Area 
Profiles)

National 121 Low Weald

The Surrey 
Landscape 
Character 
Assessment (April 
2015) 

District Landscape Type 
(LCT) – WF Low Weald 
Farmland

LCA - WF3 – Horley to 
Swaynes

Landscape and 
Townscape 
Character 
Assessment 
(2008)

Borough Phase 1 - Character 
Sub Area C1

Phase 2 - Site lies 
outside Townscape 
detail assessment area

NCA 121 LOW WEALD

3.5.2 The NCA CA covers an area of approximately 

182400ha - the ESH development represents a  

notable urban feature within the landscape.

3.5.3 To the north the elevated ridgeline defines the start 

of the North Downs (119) and Wealden Greensand 

(120) NCA’s.  The character assessment covers 

a wide area and many different landscape types, 

including the AONB.  

3.5.4 In terms of local context, the Surrey Landscape 

Character Assessment LCA – WF3 provides the 

most detailed assessment. WF3 covers an area of 

approximately 11841ha that extends 15km east 

from the settlement boundaries of Whitebushes, 

Salfords and Horley along the A23 corridor. The 

majority of the LCA lies to the east of the M23. It 

does not include the current development area of 

the hospital or Royal Earlswood Park.

3.5.5 The LCA provides a generalised description of 

the rural landscape. The following summary 

in Table 4 gives an outline of the Key Positive 

Landscape Attributes of the Low Weald Farmland 

NCA and LCT.  A further narrative of how all of 

these elements have influenced the WF3 LCA 

follows the LCT summaries.  A copy can be found 

in Appendix C.

Figure 6 - Landscape Character Assessment

LCA Criteria Appli-
cable to 
Study 
Area

NCA 121 The use of the underlying geology for 
production has resulted in exposed pits, 
lime kins and quarries.

N/A

NCA 121 & Wf3 Small towns and villages scattered 
amongst areas of woodland, larger 20th 
century villages grown on major transport 
routes

N/A

NCA 121 North x south route ways and lanes - 
many the result of historic drovers routes

P

NCA 121 & WF3 Small areas of heathland particularly 
associated with commons, 

N/A

NCA 121 & WF3 Small rivers, stream and associated water 
meadows and wet woodland

N/A

NCA 121 Abundance of ponds , some from the 
brick making process

N/A

NCA 121 Traditional vernacular of local brick, 
weather board and tile hung buildings.  
Weatherboard barns and Oast houses 
feature. 

N/A

WF3 & C1 Unsettled, peaceful, gently undulating 
and open farmland landscape.

N/A

NCA 121, WF3 & C1 Gently changing topography forming low, 
raised areas and very shallow valleys.

N/A

WF3 & C1 Rural views, often framed by tree cover, 
across the Wealden farmland and to 
wooded hills to the north.

Limit-
ed

NCA 121 & WF3 High density of hedgerows and small 
blocks of woodland.

Limit-
ed

NCA 121, WF3 & C1 Dispersed blocks of, often ancient wood-
land, connected by hedges.

P

NCA 121 & WF3 Small to medium sized fields, divided by 
strong network of well maintained and 
connected hedges.

N/A

NCA 121 & WF3 Network of rural lanes, mostly hedge 
lined.

N/A

WF3 Dorking to Hookwood Low Weald Farm-
land (Area WF1) and Flanchford to Horley 
Low Weald Farmland (Area WF2) provide 
undisturbed setting to River Mole.

N/A

WF3 Horley to Swaynesland Low Weald Farm-
land (Area WF3) provides rural setting 
and catchment around the River Eden.

N/A

Table 4 - Key Landscape Features set out within the various 
Character Types
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•	 Enhance the existing urban and suburban fringes 

(WF3);

•	 Increase wetland areas, including ponds - 

consideration will need to be given to potential 

impacts of Gatwick flight paths (attracting birds)

(NCA 121);

•	 Ensure planned development includes high 

quality Green and Blue infrastructure to benefit 

biodiversity as well as communities (NCA 121);

•	 Restore meadows and field margins to roads and 

farmland (NCA 121);

•	 Conserve the pattern and character of the existing 

settlement, preventing spread and coalescence 

(WF3);

•	 Any new development should conserve the 

enclosure and vegetated character including 

integrating into woodland edges, shaws , 

hedgerows within the existing network (WF3);

•	 Ensure new development respects the rural 

characteristics, conserves distinct interlinked 

open spaces (WF3);

•	 New transport infrastructure to be integrated into 

the landscape by careful siting and additional 

planting to reflect the scale and pattern of the 

landscape (WF3); and

•	 Minimise impacts on the rural character of the 

open countryside (WF3).

LCA Criteria Appli-
cable to 
Study 
Area

WF3 Attractive scattered settlements church-
yards and mills.

N/A

NCA 121 & C1 Unified landscape which exhibits similar 
characteristics across its extents, some 
variety of character where it meets urban 
areas. 

N/A

NCA 121 & C1 Aside from Horley, settlements tend to 
be linear, following the path of the A23. 
NCA also identifies some centred around 
village greens.

N/A

NCA 121 & C1 Irregular field patterns with a large degree 
of tree-lined boundaries.

N/A

C1 There is a limited transport network, 
mostly small back roads or north-south 
transport corridors

N/A

C1 There are a number of SNCI’s and a 
Local Nature Reserve in the north of the 
sub-area

P

C1 There are medium to long distance views 
of employment and industrial areas in 
from elevated areas around Salfords.

N/A

3.5.6 While the surrounding landscape shares many 

of these characteristics, the vast majority of the 

site has been heavily influenced by the hospital 

and its auxiliary development to the west, and the 

Royal Earlswood Park development to the north 

and northwest. The outer edges of the hospital 

footprint are predominantly characterised by 

large open car parks. To the north and east of the 

hospital development a small golf course provides 

a notably managed and highly maintained 

landscape that is not reflective of the overriding 

rural character and key features of WF3.

3.5.7 Furthermore, a well established and fairly dense 

woodland belt provides a significant screen 

between the hospital, golf course and the open 

countryside to the east.

3.5.8 Within the hospital context there are some limited 

areas of rough grassland but these have no visual 

or contextual association with the rural landscape 

further east and are viewed as part of the wider 

hospital complex.

3.5.9 The contribution of the site to the key characteristics 

is further described in site features.

3.6 Opportunities

3.6.1 The various assessments have identified the 

following landscape opportunities that will be 

considered as part of the Landscape Strategy and 

Mitigation measures.

•	 Ensure development does not intrude upon the 

essential character of the candidate AONB (NCA 

121, WF3);

•	 Encourage protection of characteristic field 

patterns and boundary features, restore 

hedgerows and areas of woodland (including 

Ancient) to maintain the wooded character of 

the area (potential Forest District) - Low Weald 

identified as an ‘outstanding’ priority for woodland 

conservations. Enhance and reinstate woodland, 

including rides and glades (NCA 121, WF3);

•	 Conserve the existing field patterns (WF3);

•	 Ensure a balance of recreation opportunities, with 

biodiversity, geological and historical elements 

(NCA 121);

•	 Promote and enhance the use of PRoW, National 

Trails in particular through interconnecting green 

space and infrastructure. (Retain the rural, low key 

nature of existing footpaths (NCA 121, WF3);
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3.7 Topography, Hydrology and 
Geology

Topography

3.7.1 The LCA is characterised by undulating 

topography dominated by the east x west ridgeline  

which rises to 150m AOD 1.12km north of the site.

3.7.2 Immediately south of the site there is a subtle rise 

in the topography which forms a low southwest 

x northeast ridge (78m AOD). This culminates in 

a low hillock (85m AOD) at Robins Cooke Farm, 

430m east (labelled as Old Garston’s House 

on the OS map although the building no longer 

exists).

3.7.3 Within the hospital grounds the topography is fairly 

level at approximately 64m AOD. A small hillock 

forms a locally notable feature within the low 

lying vale to the east between the two ridgelines 

reaching 80m AOD, 192m east northeast of the 

hospital grounds.

Hydrology

3.7.4 The Environment Agency (EA) flood mapping 

does not show any constraints within the site or its 

immediate surrounds.

3.7.5 Earlswood Brook lies to the south of the hospital 

and Redhill Brook to the north of Royal Earlswood 

Park.

Figure 7 - Topography
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Geology and Soils

3.7.6 GIS mapping of the site and information from 

Soilscape (England)2 identifies the various parcels 

and the surrounding area as category 18 –, slowly 

permeable, seasonally wet, slightly acid but base 

rich loamy and clay soils.

3.7.7 The LCA is described as being underlain by 

Wealden Group Mudstone, Siltstone and 

Sandstone which has resulted a typically low lying 

landscape.

3.7.8 The EA GIS maps identify the site and surrounding 

area as Grade 4 agricultural land (Figure 8).  

2 http://www.natureonthemap.naturalengland.org.uk/magicmap.aspx

3.8 Landuse  

3.8.1 The following Historical Landscape Classification 

(HLC) is extremely useful in describing the more 

intricate land uses and their evolution, and are 

considered to reflect the findings of the site visits.

3.8.2 The information has been extracted from the 

Surrey Interactive Map (https://www.surreycc.gov.

uk/maps/surrey-interactive-map) which references 

the Surrey Historic Landscape Characterisation 

(HLC) Report Volume 2. The site visits confirmed 

the descriptions of the physical features outlined 

within each classification.

1006. Golf courses – farmland origin

3.8.3 The area to the north and east is representative of 

the increase in golf courses associated with the 

1980s and 1990s.  At the time this was deemed an 

acceptable diversification from farming, however 

the intensive landscaping involved has resulted in 

the loss of older features and field systems along 

with the introduction of non-native species.

3.8.4 The golf course within the boundary differs slightly 

in that some of the hedgerows and ditches shown 

on historical mapping (1938) appear to have been 

incorporated into the layout.

810. Hospital complexes (not within settlements)

3.8.5 The rapid expansion of London and its suburbs 

in the 19th century created a demand for isolation 

hospitals to deal with infection, diseases and 

the mentally  ill.  A lot of these have since been 

Figure 8 - Agricultural Land Classification

Figure 9 - HLC

redeveloped and this is particularly representative 

of the former Royal Earlswood Institution to the 

north of the site.

3.8.6 The East Surrey Hospital Site was developed 

within the former grounds of the Royal Earlswood, 

merging several smaller hospitals during the early 

1980’s. The hospital has continued to expand due 

to demand and new facilities.  

3.8.7 The area to the southeast of the hospital and its 

car parking is currently bare ground with some 

emerging ruderal herb. This has had recent 

disturbance associated with ongoing development 

within the hospital grounds.
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3.9 Built Form

3.9.1 There is a distinct urban and utilitarian grain to the 

hospital buildings with a wide range of architecture 

and materials reflecting the styles and development 

over the last 40 years. Whilst large in mass, the 

buildings are not considered large in scale with 

the tallest elements reflecting two storey with 

limited three storey. The highest feature within the 

site is the chimney which reaches approximately 

26.8m in height, the plant room (16m height) is 

also a notable feature. The resulting aesthetic is 

very disjointed and lacks an overall cohesiveness 

or unity. There are several utility and service areas 

visible from the approaches, however the most 

notable elements are the car parks which form 

considerable visual detractors due to the lack of 

screening or landscape. The size and openness 

emphasise the large scale of these areas.

3.9.2 To the north of the parcel lies the recent housing 

around the former Royal Earlswood Institution 

(Grade II listed).

3.9.3 The Institution buildings are a notable architectural 

feature following a Jacobean style in red brick with 

Bath stone dressings, pillars and balustrades.

3.9.4 The main buildings consists of a 28m high tower 

with 3 storey wings either side. The entrance to 

the tower is defined by a mature treed avenue, 

with the landscaping between the hospital and the 

frontage utilised as part of the golf course.

3.9.5 The Royal Earlswood Park housing estate (built 

View towards the hospital frontage from the main approach

Main hospital complex 

Housing at Royal Earlswood Park Royal Earlswood Park - Institute Building

More recent developments within the hospital

Plant room - 16m height

Chimney - 26.84m height
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2000 onwards) surrounds the buildings to the 

north and east, forming the northern boundary 

to the eastern golf course. The housing is a mix 

of detached and larger apartment blocks ranging 

from 2-4 storeys and reflecting the materials and 

colour palettes found on the Institution building. 

The housing is separated from the golf course by 

a maturing tree belt.

3.10 Key Landscape Features

3.10.1 Information regarding the existing features has 

been based on site visits, the Ecological Technical 

Note prepared by EAD Ecology, desk study and 

aerial mapping. As part of the ongoing assessment 

a tree survey will be undertaken.

3.10.2 In landscape terms the most prominent feature 

within the site is the mature tree belt that defines 

the eastern and southeastern boundary of 

the development site. The native tree belt is 

approximately 15m+ in height and consists of 

mature trees as well as a dense understorey. The 

canopy is dominated by english oak and some 

ash with an understorey of hawthorn, blackthorn, 

hazel and occasional cherry.

3.10.3 The southeast corner of the site is defined by an 

area of designated Ancient Woodland. This semi-

mature broadleaved woodland is dominated by 

oak with ash, sycamore, horse chestnut and lime.  

The understorey was less dense in comparison 

to the eastern boundary but includes hawthorn, 

holly, elm, hazel and sycamore.

View west across the northern section of the golf course towards Royal Earslwood Park - area to be retained as open space

The woodland in the background is the Ancient Woodland in the southeast corner of the site

3.10.4 This creates a well established, defensible 

boundary that successfully forms a barrier 

between the hospital site and the rural landscape 

beyond. It also creates a well defined sense of 

enclosure to the site and a mature landscape in 

which to assimilate the moderately scaled built 

form and large mass.  

3.10.5 There are a couple of areas of scrub around 

the perimeter which not only provide additional 

visual screening but important green corridors for 

habitat around the site. These are located around 

the northeast boundary and a large section which 

follows a drain from the eastern boundary towards 

the hospital. The latter separates the recently 

disturbed area to the east of the hospital and the 

golf course to the north.

3.10.6 The scrub is considered species rich and consists 

of blackthorn, oak, hawthorn, dog rose, hazel, 

cherry and lime and reaches approximately 5m in 

height.

3.10.7 A small pond lies to the northeast of the site but 

was dry at the time of the site visits and is heavily 

shaded by the surrounding tree cover. The small 

treed area forms the eastern extent of a former 

hedgeline. The majority of this has become 
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Main hospital car park to the north

Current main entrance off Three Arch Road

Eastern boundary hedgerow

Section of hedgerow running along the northern boundary of the proposed 
extension area and the Canadian Road (opposite side to the view)

Formal avenue and ornamental planting to the south of the Institute building

Plant room - 16m height

Chimney - 26.84m height
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defunct with a break in its connectivity across the 

centre of the golf course. The former hedgerow 

line is picked up by a linear belt of scrub that runs 

along the northern boundary of the northern car 

parking area.

3.10.8 The ecology survey and site visit identified a 

couple of ponds that are considered to have 

habitat and landscape potential;

•	 A 20x5m length x width pond with scrub and 

marginals, potential amphibian habitat; located on 

the proposed new northern boundary. The pond 

appears to be linked to a series of land drains 

within the golf course (Target Note 1);

Figure 10 - Landuse
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•	 A heavily shaded pond within the woodland to 

the east of the golf course, semi-dry at the time 

of the assessments (Target Note 6 - sub-optimal 

amphibian habitat);

•	 Target Note 8 relates to a ditch and pond that runs 

into the site from the eastern boundary, south of 

the Canadian Road;

•	 ‘Little Pond’, Target Note 12, lies within the area 

of scrub and woodland on the hospitals south 

western boundary;

•	 Wycherley Pond and Brickfield Pond are located 

within the southwest corner of the hospital site; 

and are both considered suitable amphibian 

habitat; and 

•	 Ditch-line defining the current extent of the north 

western car park.

3.10.9 The features above are shown on Figure 10.

3.11 Aesthetics and Perceptions

3.11.1 The area directly around the hospital is heavily 

influenced by the prominent hospital buildings and 

the associated parking and continual movement.  

This is not considered to reflect the character or 

expectations of the typically rural and unsettled 

landscapes described within WF3.

3.11.2 The footpath along the southern boundary is 

notably quieter and less used. In comparison, 

both the Canadian Road and FP522 are well used 

and draw movement into the northern and eastern 

sections of the site. The golf course also provides 

a source of activity and even the movement in 

the less developed areas of the site is a notable 

contrast to the rural and tranquil countryside 

experienced directly east and southeast of the 

site.

3.11.3 The nature and perception of these experiences 

within the site do not reflect the rural views over 

farmland that are considered characteristic of the 

countryside. There is however the potential for 

views over the intervening tree belt, in particular 

to the north, towards treed horizons which are 

described within the LCA. 

3.11.4 Within views of the horizon, several key foci were 

identified: St John the Evangelist Church 1.2km 

northwest, the central tower of the former Royal 

Earlswood Institute to the north of the site and 

Nutfield Priory 1.8km north northeast.  

3.11.5 The open grassland and tree lined avenue 

associated with the Royal Earlswood Institution 

forms an important part of the setting. However 

it is notably set apart from the remainder of the 

hospital site.

3.11.6 The 1938 Ordnance Survey plan illustrates that the 

majority of the hedgerows and field boundaries 

that existed prior to the construction of the golf 

course appear to be, in part, retained. However the 

quality and connectivity of those crossing the golf 

course, appears to be in decline. Along with the 

management of the golf course, this has resulted 

in the loss of historical or perceptual association 

with its former agricultural landuse.

Royal Earlswood Institute Building
St John the Evangelist
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3.11.7 The Ancient Woodland and pockets of woodland 

around the site’s perimeter are very characteristic 

of the area and have retained some connectivity 

through the boundary hedgerows and tree belts. 

These are very important in setting the site into the 

wider context, in particular from elevated views 

in which the site becomes assimilated into the 

well wooded landscape framework. The maturity  

of these trees and vegetation are important in 

providing a well established screen for the majority 

of the built form within the site and minimising any 

urbanising effects of the hospital and associated 

development experienced from outside the site.

3.11.8 The historic enclosure of the site has resulted in 

the lack of rural lanes within its boundary. The 

Canadian Road however, which runs eastwards 

Extract from Bing maps

Canadian Road

Golf Course

Formal setting for Royal 
Earlswood Institute

Whitebushes

Earlswood

Ancient 
Woodland

from the hospital, has an historic and cultural 

association and is named on account of the 

Canadian Army construction team who built 

the road in 1940 as part of an intended bypass 

of Reigate and Redhill. Part of the road forms a 

Public Right of Way FP522 along its western 

section), however the remaining eastern section 

towards South Nutfield does not.
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4 VISUAL ASSESSMENT

4.1 Visual Envelope

4.1.1 The visual envelope was used to inform a ‘Study 

Area’ in which potential receptors, such as Public 

Rights of Way and potential impacts upon the 

setting of cultural and heritage elements could be 

identified.

4.1.2 Further site visits and analysis of features that 

might screen views such as local hedgerows, 

tree belts, buildings, orientation of the receptor 

and woodlands were used to refine the visual 

envelope and are shown on the visual analysis 

plan opposite (Fig 11).

4.1.3 The following photographs (RVP’s) have been 

taken to present a record of views that are 

considered representative of potential receptors.

Figure 11 - Visual Analysis
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4.1.4 Some additional photographs have been 

included to provide further information; for 

example, where the viewpoints are not publicly 

accessible, photographs taken within the site can 

identify the potential extent of views or indicate 

how topography or vegetation screen important 

receptors. 

Figure 12 - RVP Location Plan
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4.2 Views from the North

4.2.1 Opportunities for close views from the north are 

limited by the gently undulating topography of the 

immediate area and established dense vegetation 

around the perimeter of the adjacent Royal 

Earlswood Park development (IVP A). 

4.2.2 Elevated long distance views are afforded from 

the prominent ridgeline approximately 1km 

NNE, however its wooded character restricts 

opportunities for public views to Redstone 

Cemetery (RVP04) and a short stretch of the 

Greensand Way National Trail (RVP05).

4.2.3 There is potential for glimpsed upperstorey and 

oblique views towards the site from housing along 

Hawthorn Way and Eastfield Road (approximately 

900m northeast along the ridgeline). 

4.2.4 Oblique views from The Nutfield Priory form part of 

a wide panorama with the hospital viewed against 

existing settlements to the east. 

IVP A - View towards northern boundary and adjacent Royal Earlswood Park development from FP522

4.2.5 Potential receptors include;

•	 Properties at Royal Earlswood Park (RVP02);

•	 Redstone Cemetery (RVP04);

•	 Properties along Hawthorn Way and Eastfield 

Road;

•	 The Priory; and

•	 The Greensand Way National Trail (RVP01, RVP03 

& RVP05).

4.2.6 Experiences from the Greensand Way as it 

descends west from Old Garston’s House are 

predominantly screened by the dense woodland 

belt along the site’s northeastern boundary 

(RVP03).

4.2.7 As the path continues around the northern 

perimeter of Royal Earlswood Park, views remain 

screened by intervening development and tree 

belts (RVP01). 

4.2.8 Potential views towards the site from FP111, 

FP112 and housing along the southern extent of 

Earlswood, in particular Brambletye Park Road, 

are screened by the Royal Earlswood Park estate 

(RVP01) and intervening vegetation.
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RVP 01 - View from the northern extent of FP112 where it meets Brambletye Park Road

Views from FP112 are directed across the field towards the densely vegetated northern boundary of Royal Earlswood Park and the Greensand Way. Views towards the site from both FP112 and the 
Greensand Way are screened by the intervening boundary with glimpsed views towards the former hospital building afforded on the horizon.

This view is also representative of experiences from housing along Brambletye Park Road which are further filtered by a mature tree belt and hedgerow along the southern extent of the road.

Views from FP111 are also screened by the boundary vegetation and intervening trees.

TQ 28021 49142

532m NNW

PRoW - FP112 & FP111 - Moderate Sensitivity

PRoW - Greensand Way - Moderate Sensitivity

Housing along Brambletye Park Road - Moderate Sensitivity

172°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 71m AOD
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RVP 02 - View looking south from northern boundary with Royal Earlswood Park

This view is representative of typical experiences towards the site from the northern extent of the golf course. Within these experiences, open views are afforded across the manicured course and 
directed towards the hospital buildings, carparking and golf course clubhouse. Views further south are contained by the surrounding woodland boundaries and the site appears relatively enclosed 
from this point as the hospital development forms a feature on the horizon.

Close views from Royal Earlswood Park estate directly beyond the northern boundary are limited to the properties along the southern boundary of the estate. Opportunities for views from these 
properties are however restricted by the intervening mature boundary hedgerow (approximately 4-5m in height) which screens ground floor and garden views. There is potential for heavily filtered 
upperstorey views during winter months but the majority of the properties are orientated away from the site affording predominantly gable end views above the vegetation.

TQ 28480 48739

Northern Boundary

Properties along the southern extent of Royal Earlswood Park - Moderate Sensitivity

178°

N/A

06.07.17 pm

50mm Equiv.

Sunny

Approx 66m AOD
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RVP 03 - View towards site from elevated section of Greensand Way (Old Garston’s House)

As the Greensand Way ascends towards Old Garston’s House, attractive views of the wider landscape are afforded in a broad arc from east to west reflecting the higher sensitivity nature of this 
section of the PRoW. 

Views towards the site are however screened by the intervening woodland belt along the eastern boundary with glimpsed views of the distinctive boulevard planting at Royal Earlswood Park 
afforded above the vegetation.

These views may become more open during winter months.

TQ 28768 48867

160m ENE

PRoW - Greensand Way - High Sensitivity

208°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 80m AOD
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RVP 04 - View towards site from Redstone Cemetery

Opportunities for public views from the elevated ridgeline to the north northeast of the site are restricted to the upper extent of Redstone Cemetery. From this elevated point, the site forms a 
moderate scale feature within the mid-ground but is assimilated into the landscape by the dense surrounding tree and woodland cover. The hospital’s tall chimney is a legible feature within long 
distance views, however the remaining development is viewed in context with the adjacent settlement of Whitebushes. 

The Philanthropic Road runs directly north of the cemetery however views along the road are screened either side by mature hedgerows and intervening vegetation.

TQ 28721 49700

931m NNE

Redstone Cemetery - Low Sensitivity

Philanthropic Road - Moderate Sensitivity

194°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 113m AOD

Extent of site
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RVP 05 - View southwest from elevated section of the Greensand Way National Trail

Elevated long distance views towards the site from the Greensand Way are limited to a short stretch (approximately 200m) as the path travels west from Mid Street to join Sandy Lane. Experiences 
from this point are afforded in a wide panorama from east to west across the landscape with Redhill Aerodrome and South Nutfield forming notable elements in the mid ground.

The site itself forms a minor component to the west of the view and is assimilated into the landscape by its wooded boundaries and surroundings. Royal Earlswood Park forms a distinct and legible 
feature above the brow of the hill and the hospital chimney is visible above the vegetation further south with the remainder of the site concealed from view.

 

TQ 30263 49732

1.9km NE

PRoW - Greensand Way National Trail -  High Sensitivity

198°

N/A

05.09.16 am

50mm Equiv.

Hazy

Approx 110m AOD

Extent of site
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IVP B - View towards eastern boundary from within site

4.3 VIEWS FROM THE EAST

4.3.1 Views from the east are truncated by intervening 

vegetation and local topography which contains 

experiences of the site to within approximately 

500m.

4.3.2 Receptors within this area are sparse and 

limited to the local PRoW network and individual 

farmsteads located on the elevated hills. 

4.3.3 Potential receptors include;

•	 FP523 which runs along the eastern site 

boundary (RVP06 & RVP07);

•	 FP522 - Canadian Road (RVP07 & RVP08);

•	 FP396 (RVP09 & RVP10); and

•	 Robins Cooke Farm.

4.3.4 Staplehurst Farm and Little Staplehurst are set 

within well vegetated plots which heavily filter/

screen opportunities for views during summer 

months. 

4.3.5 Experiences from FP399 as it travels northwest 

from Kings Mill Lane are restricted by the 

garden curtilage of Staplehurst Farm.

4.3.6 Opportunities for views from the Greensand 

Way are truncated by the landform with the 

brow of the hill forming a close horizon in views 

to the west. 
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RVP 06 - View into site from FP523 (northern extent of eastern boundary)

FP523 runs along the eastern perimeter of the site crossing the Canadian Road and joining FP112 further north. Opportunities for views into the site from the northern section of the PRoW are 
restricted to a single framed view as the path traverses through the dense woodland belt. 

From this point, an open view across the golf course is afforded with the hospital and clubhouse forming the backdrop to the close view. Opportunities for wider views are contained by the densely 
treed boundaries of Royal Earlswood Park to the north and woodland along the southern site boundary.

The manicured nature of the golf course and urban appearance of the hospital reduce the overall quality and experience of the view in comparison to experiences from PRoW further east. 

TQ 28720 48587

Eastern Boundary

PRoW - FP523 - Moderate Sensitivity

218°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 69m AOD

Plant room - 16m height

Chimney - 26.84m height
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RVP 07 -  View west towards hospital from where the Canadian Road meets FP523

The Canadian Road runs from the centre of the site towards South Nutfield and provides a link from the East Surrey Hospital to the Greensand Way approximately 700m northeast.  

Experiences along this western section of the path are open as it cuts across the golf course but heavily influenced by the detracting elements of the hospital development and clubhouse. Glimpsed 
views of development at Royal Earlswood Park and the elevated St John the Evangelist Church are also afforded above the boundary vegetation to the north. Views to the south are blocked by the 
woodland and tree belt around the perimeter of the hospital.

TQ 28751 48506

Eastern Boundary

PRoW - Canadian Road - Moderate Sensitivity

233°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 66m AOD

Plant room - 16m height

Chimney - 26.84m height
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RVP 08 -  View towards eastern boundary from Canadian Road

Views towards the site from further northeast along the Canadian Road are limited to within approximately 200m of the eastern boundary. From this approach, glimpsed views towards the hospital 
buildings are visible above the boundary vegetation with wider more attractive experiences directed to the southwest across the rural fields. Mature trees and woodland along the northern extent of 
the path limit the extent of views to the north.

TQ 28917 48597

170m ENE

PRoW - Canadian Road - Moderate Sensitivity

233°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 72m AOD



Representative Viewpoints - RVP’s

Date & Time:

Horizontal Field Of View:

Weather Conditions:Bearing at Image Centre:

Approx. Distance From Site:

OS Grid Reference:

Camera Focal Length: Approx. Camera Height:

View Description:

Land at East Surrey Hospital, Surrey
Landscape & Visual Baseline Appraisal

RVP 09 -  View towards site from FP396 to the northeast of Robins Cooke Farm

Opportunities for views towards the site from the northern extent of FP396 are truncated by the brow of the hill with glimpsed views of intervening hedgerow vegetation above the horizon. Whilst 
development within the hospital is screened from view, its location can be identified by a construction crane that was present on site during the visit. 

As the path descends to meet the Greensand Way, experiences of the wider elevated ridgeline to the north and Redhill Common to the northwest are afforded.

The Greensand Way runs east x west along the foot of the hill with views towards the site screened by the intervening topography and vegetation. 

TQ 29317 48427

560m E

PRoW - FP396 - Moderate Sensitivity

PRoW - Greensand Way - High Sensitivity

280°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 85m AOD
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RVP 10 -  View towards site from elevated extent of FP396 to the south of Robins Cooke Farm

The elevated section of FP396 to the south of Robins Cooke Farm affords opportunities for wide views across the intervening fields with the settlement of Whitebushes visible to west. 

Views towards the site are predominantly truncated by the brow of the hill and further filtered by the woodland belt around the hospital perimeter. Glimpsed views of the hospital chimney and 
construction crane, former hospital building at Earlswood Park and St John the Evangelist Church are available above the vegetation and topography forming legible features on the horizon. These 
views may become more open during winter months.

Robins Cooke Farm, Staplehurst Farm and Little Staplehurst are set within large established plots with opportunities for views towards the site restricted by the intervening topography and garden 
vegetation. Potential oblique winter views from Robins Cooke Farm may be afforded.

Views from the footpath as it continues north through Robins Cooke Farm are screened by intervening boundary vegetation and farm curtilage.

FP399 ascends northwest from Kings Mill Lane through the grounds of Staplehurst Farm to join FP396. Views are screened by vegetation and topography. 

TQ 29281 48255

520m E

PRoW - FP396 - Moderate Sensitivity

PRoW - FP399 - Moderate Sensitivity

Robins Cooke Farm, Staplehurst Farm & Little Staplehurst - Moderate Sensitivity

273°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 85m AOD
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IVP C - View towards southern boundary

4.4 Views from the South

4.4.1 Experiences of the site from the south are 

contained to within approximately 600m by the 

densely vegetated boundary and wider undulating 

topography. 

4.4.2 Opportunities for close views into the site are 

afforded from limited sections of FP523 as it 

travels around the southern perimeter of the 

hospital (RVP13 , RVP14 & RVP17).

4.4.3 Experiences from PRoW further south are 

predominately restricted to glimpsed views 

of development above the woodland belt and 

hedgerow that defines the southern boundary 

(RVP11 & RVP15). 

4.4.4 There are potential views from properties located 

along the northern fringe of Whitebushes, Mason’s 

Bridge Road and a small cluster of housing at the 

fork of Mason’s Bridge Road and Kings Mill Lane.

4.4.5 Potential receptors include;

•	 FP523;

•	 FP128;

•	 FP396a;

•	 Properties along the northern extent of Mason’s 

Bridge Road and Whitebushes;

•	 Elders, Lavender Cottages, Shocks Green 

Cottage & Hazelhurst Farm; and

•	 Users of Masons Bridge Road and Three Arch 

Road.

4.4.6 Long distance views towards the site from PRoW 

and properties along the ridgeline approximately 

2.3km south are screened by intervening 

vegetation and topography. 
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Land at East Surrey Hospital, Surrey
Landscape & Visual Baseline Appraisal

RVP 11 -  View towards site from elevated section of FP396a

Views from FP396a as it descends to meet FP396 are directed towards the southern boundary of the site whereby the woodland belt around the perimeter forms a notable element at the foot of the 
hill. Experiences of the hospital are restricted to the southwestern corner of the site where a framed view of the buildings is afforded above the hedgerow. The remainder of development within the 
site and the adjacent Royal Earlswood Park is screened by the woodland.

This visible southwestern section of the hospital development is however viewed in context with the adjacent housing at Whitebushes and Hazelhurst Farm. Views towards housing at Redhill are 
also experienced from the elevated southern extent of the path. 

Hazelhurst farm is set within a large plot with a number of mature trees surrounding the property. Potential experiences are limited to filtered oblique upperstorey and garden views which may 
become more open during winter months.

Cobwebs is orientated away from the site with oblique views further filtered by a copse of trees within the field. 

TQ 29128 47923

465m SE

PRoW - FP396a - Moderate Sensitivity

Hazelhurst Farm - Moderate Sensitivity

Residential Property at Cobwebs - Moderate Sensitivity

287°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 71m AOD

Extent of site
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RVP 12 -  Open view into site from FP523

Open views are directed across the eastern extent of the site from this section of FP523. Within these views, the golf course and clubhouse form a feature in the foreground and the former hospital 
building at Royal Earlswood Park and St John the Evangelist Church are notable beyond.

Opportunities for views towards the hospital are filtered by a mature intervening hedgerow and trees that runs west towards the car park. These views will become more open during winter months.

Views further south along the footpath are screened as it travels through the woodland boundary for approximately 350m.   

TQ 28750 48384

Eastern Boundary

PRoW - FP523 - Moderate Sensitivity

308°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 66m AOD
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RVP 13 -  Open view into site from FP523 beyond the woodland

As FP523 emerges from the woodland it continues around the southern perimeter of the site whereby close views of the hospital buildings are afforded. The proximity of the buildings, along with a 
low wall and planting in places, restricts opportunities for longer views through the site and views to the south of the path are screened by the southern boundary hedgerow.

TQ 28634 48066

Southern Boundary

PRoW - FP523 - Moderate Sensitivity

282°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 65m AOD
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RVP 14 -  View towards southern boundary from FP128

Close views from PRoW to the south of the site are largely screened during summer months by the wooded boundary. Glimpsed views towards development within the southern section of the site 
are afforded above the hedgerow and may become more open during winter.

Longer distance views to the north are not experienced from the footpath and the site is viewed in context with housing along Mason’s Bridge Road directly west.

TQ 28666 48002

75m S

PRoW - FP128 - Moderate Sensitivity

335°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 65m AOD
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RVP 15 -  View north from Mason’s Bridge Road

Experiences from Mason’s Bridge Road are limited to framed views towards the southern most section of the site in which the rooftops of the hospital buildings and the dense woodland are visible 
above the roadside hedgerow.

Housing along the road is predominantly orientated away from the site and comprises a mix of single storey, dormer bungalows and two storey properties. There are potential oblique and front 
garden views from properties along the northern extent of the road and filtered upperstorey views from properties along the elevated southern section of the road.

Wider appreciation of the rural landscape to the east is limited by the mature hedgerow along the road which screens ground floor, pedestrian and transient views.

TQ 28681 47805

246m SSE

Properties along Mason’s Bridge Road - Moderate Sensitivity

 Mason’s Bridge Road - Moderate Sensitivity

353°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 69m AOD
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RVP 16 -  Open view into site from FP523 where it meets Canada Drive

The southwestern extent of FP523 emerges onto the Canada Drive hospital entrance. Views from this point are directed north across the site and influenced by a number of urban elements 
including  existing hospital buildings and a car park. The woodland area forms a backdrop to the east and screens any opportunity for wider views beyond the boundary. 

The entrance to the hospital also provides a framed view into the site from Three Arch Road directly south. 

TQ 28514 48030

Southern Boundary

PRoW - FP523 - Moderate Sensitivity

Three Arch Road - Moderate Sensitivity

21°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 64m AOD
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RVP 17 -  View towards Canada Drive from access land adjacent to Whitebushes

Views towards the site from the public open space are heavily filtered during summer months by the established boundary and roadside vegetation. Whilst there are framed views into the site from 
the entrance roads, in particular Canada Drive, appreciation of the wider hospital and landscape is restricted by the intervening tree cover and low lying topography within the immediate area.

Pedestrian and transient views from Three Arch Road are limited by the vegetation but may become more open during winter months.

Properties along the northern fringe of Whitebushes are separated from the open space by a mature tree belt and vegetation which further filters opportunities for views towards the site.

TQ 28524 47980

45m S

Public Open Space - Access land between Three Arch Road and Whitebushes - Moderate Sensitivity

Three Arch Road - Moderate Sensitivity

Housing along the northern fringe of Whitebushes - Moderate Sensitivity

348°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 63m AOD
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IVP D - View towards western boundary

4.5 Views from the West

4.5.1 Views from the west are restricted by the low lying 

topography, surrounding mature vegetation and 

elevated railway line which runs north to south 

approximately 180m west of the site. 

4.5.2 Due to the heavily vegetated western boundary, 

opportunities for close open views into the site 

are limited to the hospital entrance roads and 

southwestern extent of FP522 (RVP19 & RVP20).

4.5.3 Glimpsed and transient views from Three Arch 

Road and Bushfield Drive are afforded above the 

vegetation and will become more open during 

winter months (RVP18). 

4.5.4 National Cycle Route 21 and FP66 run south along 

Worth Way with views screened until it meets the 

access driveway to Royal Earlswood Park where 

framed views are afforded.

4.5.5 Experiences from the driveway to Royal 

Earlswood Park are filtered to some extent by 

intervening vegetation and mature hedgerows 

with filtered views across the hospital car park 

area experienced from a short stretch (RVP21).

4.5.6 Potential receptors include;

•	 Three Arch Road;

•	 Bushfield Drive;

•	 FP522;

•	 National Cycle Route 21;

•	 FP66 (Worth Way); and

•	 Access driveway to Royal Earlswood Park.
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Camera Focal Length: Approx. Camera Height:
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RVP 18 -  View towards western boundary from Bushfield Drive

Pedestrian and transient views towards the site from Bushfield Drive and Three Arch Road are heavily filtered/screened with occasional glimpsed views of development available above the 
intervening vegetation. 

Experiences from Bushfield Drive are limited to the northern extent (approximately 120m stretch) before it continues through Whitebushes where views become screened by housing. 

TQ 28335 48025

61m SSW

Public Open Space - Access land between Three Arch Road and Whitebushes - Moderate Sensitivity

Bushfield Drive - Moderate Sensitivity

Three Arch Road - Moderate Sensitivity

21°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 65m AOD
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Land at East Surrey Hospital, Surrey
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RVP 19 -  View towards main hospital entrance from Three Arch Road roundabout

Experiences into the site from Three Arch Road are limited to a framed view through the main hospital entrance. From this point, the car park areas, entrance road and golf course form notable 
features within the view and the remainder of the development is screened by the intervening western boundary vegetation.

Glimpsed longer distance views towards the ridgeline and The Priory to the northeast (approximately 2.5km) are afforded above the eastern site boundary.

Views further south along National Cycle Route 21 are screened by vegetation as the path continues towards Whitebushes. 

TQ 28172 48144

65m SW

Road - Three Arch Road - Moderate Sensitivity

Cycle Route - National Cycle Route 21 - Moderate Sensitivity

45°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 64m AOD
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RVP 20 -  View east across the site from FP522

The southwestern extent of FP522 continues through the hospital grounds from the Canadian Way towards the main entrance. Views from the path are heavily influenced by the large car park areas 
and close hospital buildings in the foreground with glimpsed experiences of Royal Earlswood Park available to the north.  

Views to the east are predominantly truncated by the wooded boundary with limited views of the elevated ridgeline beyond afforded on the horizon.

TQ 28226 48230

Western Boundary

PRoW - FP522 - Moderate Sensitivity

 

76°

N/A

14.06.17 pm

50mm Equiv.

Sunny

Approx 64m AOD
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RVP 21 - View towards western boundary from Royal Earlswood Park driveway access

Limited opportunities for filtered views across the western boundary are afforded from the mid section of the driveway access to Royal Earlswood Park. From this point, glimpsed views through 
gaps in the boundary vegetation are directed towards the northwestern extent of the hospital and car park areas in the foreground which form detracting features and are areas of constant activity 
and movement associated with the hospital use. 

Views further north along the driveway are directed towards the attractive formal setting of the estate and boundary vegetation heavily filters and screens any potential views into the remainder of 
the site.

TQ 28166 48355

Western Boundary

Royal Earlswood Park Driveway - Moderate Sensitivity

 

113°

N/A

06.07.17 pm

50mm Equiv.

Sunny

Approx 61m AOD
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R e f 
No

Location RVP Receptor Description Potential 

View

Sensitivity

Residential (Distances represent nearest point to site)

1 Adjacent to 
Northern 
Boundary

02 Royal Earlswood Park Potential views from housing at Royal Earlswood Park are limited to properties adjacent to the northern site 
boundary whereby heavily filtered upperstorey views may be afforded through the boundary vegetation.

√ Moderate

2 Approx 560m 
NNE

01 Housing along 
Brambletye Park Road

Views are screened by the intervening vegetation and development at Royal Earlswood Park. x Moderate

4 Approx 500m 
E

10 Robins Cooke Farm, The properties are set within large plots with views heavily filtered by mature vegetation. Potential filtered oblique 
winter views may be afforded from Robins Cooke Farm.

√ Moderate

Little Staplehurst & 
Staplehurst Farm x

5 Approx 319m 
SE

11 Hazelhurst Farm Views from Hazelhurst farmhouse are predominantly filtered by mature intervening garden vegetation and restricted 
to oblique upperstorey and garden views during winter months.

√ Moderate

6 Approx 500m 
SE

- Elders, Lavender 
Cottages & Shocks 
Green Cottage 

Moderate

7 Approx 60m 
S

15 Housing along Mason’s 
Bridge Road

Housing is predominantly orientated away from the site. Potential views from properties along the northern extent 
of the road are limited to oblique and front garden views towards the southwestern corner of the site. Views from 
upperstorey’s may be afforded from properties along the elevated southern section of the road.

√ Moderate

8 Approx 85m 
S

15, 17 Housing at Whitebushes Housing along the northern fringe of Whitebushes is heavily filtered/screened by a mature tree belt. Glimpsed views 
of the site may be afforded during winter months.

√ Moderate

Approx 554m 
SE

11 Cobwebs The property is orientated away from the site further screened by boundary vegetation. x Moderate

Roads (Distances represent nearest point to site)

- Approx 35m 
SW

16, 17, 
18 & 
19

Three Arch Road Views restricted by intervening boundary vegetation and limited to glimpsed rooftop views of existing 

development through vegetation which may become more open during winter months. Limited framed views into 

the site are afforded from the entrance roads. 

√ Moderate

- Approx 60m 
S

15 Mason’s Bridge Road A framed view towards the rooftops of existing development in the southwestern site corner is afforded above the 
boundary vegetation. Transient views and experiences to the east are restricted by the mature hedgerow.

√ Moderate

Approx 540m 
NNW

01 Brambletye Park Road Views are screened by intervening vegetation and existing development at Royal Earlswood Park. x Moderate

Approx 540m 
SSE

- Kings Mill Lane Transient views are screened by topography and intervening vegetation. A limited framed view towards the 
southern boundary is afforded from the access gateway to Hazelhurst Farm.

√ Moderate

Table 5 - Visual Receptors
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R e f 
No

Location RVP Receptor Description Potential 

View

Sensitivity

Approx 936m 
NNE

04 Philanthropic Road Transient views are screened by roadside hedgerows and intervening vegetation. x Moderate

Approx 49m 
SSW

18 Bushfield Drive Views from the northern extent of Bushfield Drive are directed towards the western site boundary with glimpsed 
filtered views of existing development available above the vegetation. Views from the southern section of the road 
are however screened by housing as it travels through Whitebushes.

√ Moderate

Approx 20m 
NW

02 Royal Earlswood Park 
Driveway

Views from the driveway access are filtered in part by vegetation with opportunities for views into the site and 
across the hospital car park afforded.

√ Moderate

PRoW (Distances represent nearest point to site)

Approx 95m 
W

- FP66 - Worth Way The PRoW runs south from Royal Earlswood Park with views towards the site screened by vegetation along the 
majority of its length. A framed view across the existing hospital car park is afforded as the path approaches the 
driveway access to Royal Earlswood Park.

√ Moderate

Approx 355m 
NW

01 FP111 Views are screened by Royal Earlswood Park and intervening vegetation. x Moderate

Approx 110m 
NE

01 FP112 Views are screened by Royal Earlswood Park and intervening vegetation. x Moderate

Approx 58m 
SSE

14 FP128 Experiences are directed towards the southern boundary where glimpsed views of existing development in the 

southwest corner are afforded above the boundary vegetation.

√ Moderate

Within Site 07, 08 
& 20

FP522 - Canadian Road Close open views towards the existing hospital development are afforded as the PRoW travels southwest through 

the site. Views are limited to within approximately 200m of the eastern boundary where experiences of the site are 

glimpsed and filtered by the boundary vegetation and topography.

√ Moderate

Eastern 
Boundary

06, 12, 
13 & 
16

FP523 Views from the northern extent of the PRoW are predominantly screened by the woodland boundary and limited 

to a framed view west across the golf course. As the PRoW travels south around the perimeter, open views across 

the eastern section of the site become screened as the path continues through the woodland. As the path exits the 

woodland, close views towards development along the southern boundary are afforded.

√ Moderate

Approx 136m 
SE

09 & 
10

FP396 Experiences from the northern extent of the PRoW as it travels through Robins Cooke Farm and descends to 

meet the Greensand Way are truncated by topography and intervening farm curtilage. Views from the section of 

the PRoW to the southwest of Robins Cooke Farm are elevated with filtered views towards the southern boundary 

afforded.

√ Moderate

Approx 388m 
ESE

11 FP396A Framed elevated views towards existing rooftops within the southwestern corner are afforded above the southern 

boundary.  

√ Moderate

Approx 660m 
ESE

- FP399 Views towards the site are screened by the garden curtilage to Staplehurst Farm. x Moderate
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R e f 
No

Location RVP Receptor Description Potential 

View

Sensitivity

Approx 55m 
NE

01, 03, 
05 & 
09

Greensand Way 
National Trail

Opportunities for views are limited to long distance views from a short elevated section of the PRoW along the 

ridgeline. Experiences from the remainder of the path are restricted by intervening topography, vegetation and 

development. 

√ High

Approx 85m 
W

19 National Cycle Route 21 Views screened along Worth Way until it meets access driveway to Royal Earlswood Park where a framed view 

across the car park is afforded. Views continue to be screened as the route travels towards Whitebushes.

√ Moderate

Others (Distances represent nearest point to site)

3 1km NNE 04 Redstone Cemetery Long distance views are afforded from the most elevated points within the cemetery. The site forms a moderate 

scale feature within the landscape and is largely assimilated into the wider setting by the surrounding tree and 

woodland cover.

√ Low

Approx 22m 
S

17 & 
18

Public Open Space Experiences are heavily filtered by the western boundary vegetation with glimpsed views towards the rooftops of 

existing development afforded. Views may become more open during winter months. 

√ Moderate

Approx 
1.8km NE

- The Priory Potential oblique views whereby the site forms part of a wider panorama and is viewed in context with adjacent 

settlements.

√ Moderate

5 LANDSCAPE CAPACITY

5.5.1 The capacity of the site has been determined using 

a combination of both the sensitivity and value. 

The LVBA has formed a basis for the proposals 

to be tested against the sensitivity methodology, 

and the influence on the wider character areas is 

currently being reviewed.

5.5.2 The various aspects of sensitivity and value used 

within the assessment are considered appropriate 

to the expectations and perceptions of receptors 

to the wider landscape character areas outside of 

the urban conurbations.

5.5.3 The findings are discussed in Tables 6 & 7 

whereby the site has been scored against specific 

criteria and given an overall judgement for both 

value and sensitivity. The methodology and matrix 

have been included within Appendix D.

5.5.4 This work will be reassessed to incorporate 

further landscape and visual assessment and 

other technical findings such as arboricultural, 

ecology and heritage to refine and further inform 

the process.

5.5.5 As part of the application process this methodology 

will be discussed with the LPA to confirm that they 

are happy with this approach.

5.5.6 The overall assessment identified that the 

development framework area equated to a Slight 

Landscape  Sensitivity and Value.  This provided a 

High Capacity for development.
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Inherent Landscape 
Quality (Intactness and 
Condition)

Ecological Sensitivity Inconsistency with 
existing settlement form/
pattern

Contribution to separation 
between settlements

Contribution to the setting 
of surrounding landscape/
settlement

Views (Visual Sensitivity) Potential for Mitigation

(Inverse score i.e. high potential for 
mitigation = low score sensitivity 
therefore low score)

Overall Sensitivity 
Judgement
01-07 = Negligible

08-14 = Slight

15-21 = Moderate

22-28 = Substantial

29-35 = Major

2 2 1 1 1 2 3 12

The site is heavily 
influenced by the hospital 
and its associated 
development to the south 
and the golf course to the 
east.

It is not considered 
to contain the higher 
quality and condition 
features that contribute 
to the higher value rural 
landscapes that abut the 
eastern boundary.

Quality landscape 
features are restricted to 
the treebelt/hedgerow 
that defines the eastern 
and southern boundary.  
Within the site the majority 
of the landscape features 
have been removed or 
have become degraded 
in condition and 
connectivity.

Due to the management 
of the golf course to 
the north, ecological 
opportunities in this area 
are restricted to the tree 
belt around the perimeter.

EAD ecology have 
identified a small area 
of scrub - forming the 
eastern section of a 
former hedgerow across 
the centre of the site as 
important habitat.

The remaining grassland, 
golf course and open 
space is considered low 
value.

These features are to be 
incorporated in to any 
developing framework.

The existing hospital, 
due to its function and 
requirements, does 
not reflect the existing 
settlement form or pattern.

It has continually 
developed to provide 
for changing criteria and 
does not follow any locally 
recognisable architectural 
features or layout.

The site does not 
contribute to the 
separation of settlements.  

A green gap of 
approximately 190m 
wide will be retained 
between the northern 
boundary of the hospital 
and Royal Earlswood 
Park.  It is suggested that 
this remains outside any 
extended Major Existing 
Development allocation 
and is retained as Green 
Belt.

The site is not considered 
to reflect the high quality 
and key rural landscape 
and setting that is 
considered within the WF3 
character assessment, as 
visible in the landscape 
immediately east of the 
site’s boundary.

The influence of car parks, 
hospital development, 
continual movement 
and the golf course all 
heavily detract from the 
experiences of potential 
receptors.

The woodland perimeters 
are the most important 
feature in providing a 
screen between the 
adjacent settlements and 
the hospital development.

The area immediately 
south of the Royal 
Earlswood Institute is 
considered important 
to the southern facade 
but again is already 
influenced by the hospital 
and car parking.

Open views towards the 
site are limited to the 
public areas within the 
hospital grounds.  As 
described these views are 
heavily influenced by the 
existing development.

Views from the housing 
to the north and south 
are filtered by intervening 
planting but where 
available are viewed 
with the hospital in the 
background/horizon.

When viewed from outside 
the site receptors are 
limited to the elevated 
ridgeline to the north and 
east. Within these views, 
only glimpses towards 
the Institute tower and 
hospital chimney allow the 
site to be located within 
the overall panoramas.

Strengthen the existing 
boundaries to further filter 
glimpsed winter views and 
enhance the defensible 
boundaries (Green Belt);

Set building height 
parameters that will not 
significantly exceed the 
surrounding buildings 
and boundary vegetation 
heights;

Allow a 15m development 
offset from the Ancient 
Woodland and 2-3m from 
other sensitive landscape/
habitat features; and

Provide a green boundary 
to the proposed line of 
development to the north 
(creating an additional 
west x east Green 
corridor).

In addition, significant 
landscape enhancement 
measures can be 
introduced to reduce 
the current effects of 
mass car parking and 
fragmentation of the 
current development.

Table 6 - Landscape Sensitivity
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Landscape Designations Ecological and other 
designations

Local Distinctiveness Any Historic/Cultural/
Literary associations

Contribution to the setting 
of outstanding Assets

Recreation and public 
access/locally valued 
spaces

Perceptual aspects

(eg. Scenic quality, tranquillity and 
remoteness)

Overall Value Judgement

01-07 = Negligible

08-14 = Slight

15-21 = Moderate

22-28 = Substantial

29-35 = Major

1 1 1 2 1 3 1 10

There are no landscape 
designations covering the 
proposed development 
area.

A 1.7ha area of Ancient 
and Semi-Ancient 
Woodland is located on 
the southeast boundary of 
the application area.

The Ancient Woodland 
is also a SNCI - a 15m 
buffer has been provided 
between its perimeter and 
it will be retained outside 
of the development 
framework.

Reigate and Banstead 
Local Distinctiveness 
Design Guide (2004)

The proposed 
development area does 
not contain any of the key 
vernacular characteristics 
identified within the SPG.

The overriding 
characteristic to the west 
and south is of a typically 
utilitarian and urban style.  
The golf course forms 
a very suburban ‘green 
gap’ between the hospital 
grounds and the housing 
to the north.

The site is not considered 
representative of a 
‘rural’ or key landscape 
character. 

There are some historical 
links to the Royal 
Earlswood Institution 
building to the Northwest 
of the hospital.

A landscape buffer of 
approximately 240m wide 
will be retained between 
the northern boundary 
of the hospital and Royal 
Earlswood Institute 
building. 

Development will not 
exceed the current 
limit of Major Existing 
Development to the south 
of the former Institute and 
it is recommended that 
this buffer is retained as 
Green Belt.

The Canadian Road will 
be retained as a PRoW 
through the site and 
set within an enhanced 
landscape corridor.

The area immediately 
south of the Royal 
Earlswood Institute is 
considered important 
to the southern facade 
but again is already 
influenced by the hospital 
and car parking.

The areas within the 
hospital ground are not 
available for public use 
however Public Footpath 
522 runs across the site 
along the Canadian Road 
from the east to the main 
hospital access road 
(Canada Avenue) and 
onwards to the Three Arch 
roundabout.

The north east section 
of the proposed 
development area 
currently forms part of the  
Redhill Golf Centre.

The site is not considered 
to have the perceptual or 
aesthetic characteristics 
of a rural site.  It is heavily 
influenced by the constant 
movement around the 
site associated with the 
hospital.

Table 7 - Landscape Value
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6 LANDSCAPE CONSTRAINTS AND 

OPPORTUNITIES

6.1 Constraints

6.1.1 The following landscape and ecological 

constraints were identified during various initial 

technical studies and will be used to inform the 

development strategy. They include:

•	 Ancient Woodland within the southeast corner;

•	 Existing tree belts, hedgerows and individual 

trees;

•	 Existing PRoW crossing the site and within the 

surroundings;

•	 Areas of habitat value including former defunct 

hedgerows and associated water features;

•	 Potential views to and from surrounding residential 

properties and elevated ridgeline to the northeast;

•	 Contribution and relationship to the purpose of 

Green Belt; and

•	 Potential impacts on setting to nearby listed 

buildings (Royal Earlswood Institute).

Figure 13 - Landscape Constraints
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6.2 Landscape Strategy

6.2.1 The following strategy has derived from the 

findings of this assessment, Policy aspirations and 

management guidelines set out within the LCA 

Guidance (see Appendix C).

•	 Existing hedgerows and key identified features 

retained and enhanced to provide connectivity 

across the site and ensure defensible Green Belt 

boundary and enclosure of the hospital site;

•	 Development located outside of 15m Ancient 

Woodland buffer zone and within appropriate off 

sets for other retained features;

•	 New northern boundary to the development to 

provide an east x west connectivity and introduce 

further key features such as woodland and 

hedgerows;

•	 Development to be restricted to three storey, 

remaining in character with the existing scale and 

mass and limiting visual influences beyond the 

existing baseline;

•	 Planting of locally important species as set out 

within the Design Code and through consultation 

with arborist and ecologist;

•	 Locate development within the areas most 

notably disturbed through the daily activities of 

the hospital;
Figure 14 - Landscape Strategy
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•	 Existing PRoW (FP522) through site retained 

and set within attractive landscaped corridor to 

enhance pedestrian experience;

•	 Existing accesses from Three Arch Road utilised 

and linked via proposed hospital perimeter street 

through site;

•	 Open Golf Course area to the north retained as 

open space providing separation from residential 

development at Royal Earlswood Park; and

•	 Use of high quality materials and planting to create 

a strong public realm to the proposed access, 

public areas and setting of the new buildings.

6.3 Site’s Contribution to Green Belt 

6.3.1 Expanding on the Reigate & Banstead 

Development Management Plan (Regulation 

18 Stage) Green Belt Review - June 2016 and 

applying the general principles set out within the 

NPPF and PPG2, the site has been considered as 

part of a wider defensible parcel that encompasses 

the East Surrey Hospital Grounds (Figure 15). 

Defensible Boundaries

6.3.2 The parcel’s northern boundary is defined in part by 

Asylum Arch Road but mostly by a mature treebelt 

on the northern extent of the Royal Earlswood Park 

estate. This treebelt continues along the eastern 

boundary, whilst the southern extent of the parcel 

borders Whitebushes. The western boundary is 

formed by the railway line. These boundaries are 

considered suitable defensible boundaries within 

the Reigate & Banstead Green Belt Methodology.

Value to Purposes

6.3.3 The assessment tested the parcel against a series 

of questions which enabled a scoring as to its 

integrity and contribution against each of the 

following purposes (Appendix E):

•	 Purpose 1 - To Check the unrestricted sprawl of 

large built up areas.

•	 Purpose 2 – To prevent neighbouring towns 

merging into one another.

•	 Purpose 3 – To assist in safeguarding the 

countryside from encroachment.

•	 Purpose 4 – To preserve the setting and special 

character of historic towns.

6.3.4 All Green Belt land fulfils Purpose 5 – To assist in 

urban regeneration, by encouraging the recycling 

of derelict and other urban land. The Reigate 

and Banstead decision making criteria towards 

Purpose 5 asks the question whether the release 

of land would directly or indirectly compete 

with ‘viable’ alternative urban regeneration. The 

proposed development has derived from the 

need to compliment and expand on the existing 

regional healthcare facilities and core services.  

Therefore in this instance it is considered that 

the site provides the only deliverable option in 

Figure 15 - Wider defensible Green Belt Parcel

providing a holistic and viable approach. This will 

also provide the main focus for the Very Special 

Circumstances.

6.3.5 The circumstances will be set out within a 

Planning Statement, however in terms of purpose, 

openness and landscape and visual has been to 

locate the buildings and associated facilities within 

an area that can be well defined by defensible 

boundaries.

6.3.6 The parcel is currently identified as having a Low/

Medium Green Belt Purpose and Sensitivity. 

Removal of the parcel as a whole could erode 

the current gaps between Earlswood and 

Whitebushes. However it is considered that 

retaining the proposed hospital development 
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within the MEDS and a reinstated historical 

boundary to the south of the golf course, that the 

current contribution of the parcel to Green Belt 

purposes can be retained.

Openness

6.3.7 The majority of the site lies within a MEDS , a large 

area to the east (between the MEDS and the site’s 

eastern boundary) has historically been subject 

to disturbance and storage of materials for the 

ongoing hospital expansion.

6.3.8 In addition, an area of car parking and buildings 

associated with the driving range lie to the north 

of the Canadian Road.

6.3.9 NPPF and Policy CS3 outline that limited infilling 

can be carried out within existing ‘Brownfield 

Areas’. For the purposes of the site development 

these have been considered as the MEDS and 

disturbed areas, and consideration as to their 

influence on the perceived openness to the site 

given as part of any developing strategies.

6.3.10 The existing character is very influential on the 

perceived ‘openness’ of the site. The existing 

boundaries provide a significant degree of 

separation from the characteristically ‘rural’ open 

countryside to the south and east, and provides 

a notable degree of enclosure and screening 

towards the three storey elements (the majority of 

the hospital development).

Parcel Purpose 1

Check unrestricted 
sprawl

Purpose 2

Prevent merging 
of neighbouring 
towns/villages

Purpose 3

Safeguard the 
countryside

Purpose 4

Preserve the 
historic setting 
and character 

Purpose 5

Urban 
regeneration

Overall 
Parcel Score

Priority for 

Protection

5 - lowest

1 - highest

No of 

Purposes

 Purpose 

1-4 Only

1A 1B 1C 2A 2B 3A 3B 3C 4A 4B

1 7 4 3
Overall 

Score

2 2 1 1

Notes The parcel is 
partially contained 
by Whitebushes to 
the south, where 
boundaries to the 
settlement vary 
in strength and 
effectiveness. 
Whitebushes 
reflects a 
strongly planned 
development 
pattern.

Removal of the 
parcel would 
result in the 
narrowing of the 
gap between 
Earlswood and 
Whitebushes. 
This is already 
apparent to some 
extent due to the 
development 
of Royal 
Earlswood Park. 
Inter-visibility 
between the 
two settlements 
is screened by 
the hospital and 
Royal Earlswood 
Park.

The hospital and 
Royal Earlswood 
Park has resulted 
in the parcel 
appearing heavily 
developed/
urbanised. The 
boundary to 
Whitebushes 
to the south is 
intermittent in 
places resulting in 
an overall average 
boundary strength.

The parcel 
has a limited 
influence on the 
setting of the 
Royal Earlswood 
Institute which is 
already heavily 
influenced 
by the recent 
housing to the 
west, north 
and east and 
the car parking 
and hospital to 
the south. The 
existing open 
space and 
avenue to the 
south should be 
retained.

Table 8 - Wider defensible Green Belt parcel contribution to purposes

6.3.11 The expansion of the hospital into the area to the 

west of the MEDS is not considered to notably 

detract from the current baseline character and 

perception of the hospital site, particularity as 

experienced from the public footpath and north. 

The definition of the new defensible boundary will 

afford the hospital a degree of future proofing and 

will limit any development having a permanent 

influence on the perceived open nature of the 

northern section of the parcel.
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Figure 16 - Landscape Framework Strategy
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METHODOLOGY

Landscape and Visual Assessment can be carried out in two 
key stages:

Baseline, consisting of desk and field study and 
photographic surveys.  Identification of initial constraints and 
opportunities.

Analysis and evaluation; assessment of potential effects, 
development of strategies and potential mitigation

The preliminary stages are aimed at building up a thorough 
understanding of the existing baseline conditions of the 
landscape and its resources. The latter stages analyse and 
evaluate the significance of predicted effects of the proposals 
taking account of the mitigation measures that have 
incorporated.

DESK STUDY (BASELINE DATA COLLECTION)

A desk study was undertaken using Ordnance Survey 
maps, Landscape Character Assessments, topographic 
surveys, aerial photographs and sometimes cross sections 
of the landscape.  These sources were examined for 
existing patterns and scale of landform, land cover and built 
development, giving guidance on the general landscape 
character of the application site and its surroundings.

For visual analysis, an approximate extent of visibility (visual 
envelope) and likely persons (receptors) potentially affected 
by the proposals are recorded for further analysis in the field. 

FIELD AND PHOTOGRAPHIC SURVEYS

A Pre-planning BS5837 Tree Survey is carried out at the 

beginning of the process to provide an understanding of 
potential landscape constraints.  This is used, along with 
ecological studies and site visits to provide a landscape 
constraint plan and potential opportunities to be developed 
as part of the strategy.

The extent of the visual envelope identified in the desk study 
is checked by initially looking out into the landscape from 
various locations within the application site and walking all 
footpaths and roads in the vicinity. 

It is often the case that views from houses and places of work 
can only be predicted by looking towards the receptor from 
the application site and cross checking the view through 
section analysis. This process can limited clearly as views are 
seen from ground level and may be available from elevated 
viewpoints such as upper floor windows. In these instances 
where sensitive views are being considered, professional 
experience and judgement are crucial and where doubts 
exist, are checked by cross sectional analysis. 

Representative viewpoints are selected to represent the 
range of receptors and distances from which there will be 
a potential impact by the proposals. The photographs are 
taken from publicly accessible locations in suitable weather 
conditions using an SLR camera with the focal lens length set 
at 50mm (equivalent to 35mm film camera). 

Photographs are taken following the Guidelines for 
Landscape and Visual Impact Assessment and The 
landscape Institute Advice Note 01/11 – Photography and 
Photomontage in Landscape and Visual Impact Assessment.  
Locations of the photograph are recorded using a GPS.

Preliminary layout proposals are tested to obtain an initial 
understanding of what aspects of the proposed development 
might be seen from sensitive receptors and what influence 
the landscape elements such as trees hedges and woodland 
might have in screening or filtering views. This information 
is then relayed to the architects as key constraints and 
opportunities plan and used to develop the masterplan.

ANALYSIS AND EVALUATION

The assessment evaluates the possible effects on the existing 
landscape and visual resources of the area. Following the 
identification of these potential receptors the likely effects 
of the development and the proposed mitigation are then 
assessed. For the purposes of the assessment the following 
assumption have been made:

•	 For human receptors, views are assessed at 1.8m, 
assuming adult standing height.

•	 For assessment of planting mitigation measures the 
following heights have been used.  These are based 
on an average growth rate planted in suitable soils, 
during the optimum planting season and using good 
horticultural practices.

These estimates are based on experience. Naturally so many 
variables are involved eg species of tree, bare-root or root-
balled or container grown, health of planting stock, quality 
of soil, suitability of plant to soil type, drainage, competing 
vegetation, ability of operative doing the planting, quality of 
planting aftercare etc.

Appendix A - Table 1 -  Average Planting Heights

Planting Type Year 1 Year 5 Year 10 Year 15

Feathered 
Standard 
Trees

2.5-3m  4.5m  6.5m 8.5m

Selected 
Heavy 
Standard 
Trees

3.5m  4.5m  6.5m 8.5m

Semi-mature 
Tree

4.5  5.5m  7.5m 9.5m

Native Shrub/
Scrub

60-90cm  2m  3.5m 5m
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IMPACTS

CONSTRUCTION IMPACTS 

This period is defined as the building works up to 
the completion of a component of the development.  
The impacts are normally direct and temporary in 
terms of the project life cycle and generally result in 
the majority of adverse landscape and visual effects. 

OPERATION AND MANAGEMENT IMPACTS 

These are impacts caused during the functioning of 
an individual component of the development, such 
as people, car, lorry and machinery movements, as 
well as the residual effects of landscape maturing.  
Most residual landscape effects are therefore 
generally beneficial and adverse views will normally 
decrease as planting matures.  For the purposes 
of this assessment the impact has been assessed 
at seven years after the initial mitigation planting 
to show the effects approximately some way to 
maturity.

Residual effects are either positive or negative 
effects that cannot be mitigated by the proposed 
landscape strategy. (identified as permanent within 
the significance column of the assessment tables)

Cumulative effects are a result of additional 
changes to the landscape or visual character of the 
application site caused by the development working 

in conjunction with other existing, or in some cases 
proposed development in the area. 

LANDSCAPE IMPACTS

These are concerned with the physical effects of the 
proposals on the landscape and the changes that 
might occur to its character and how it is perceived.  
Landscape effects can be direct or indirect, 
beneficial or adverse and can be cumulative, 
permanent or temporary (short, medium or long 
term).

Direct effects include the quantifiable removal 
of features to the landscape, such as the loss of 
trees, hedgerows or water bodies or conversely, 
the addition of new landscape elements such as 
woodland.

Indirect effects include:

•	 Changes to the perception of the landscape;

•	 Changes in the character of an area;

•	 Changes to the experience of being in a 
particular space or designed landscape; and 

•	 Changes to the experience of driving or 
cycling along a road or walking along a 
footpath 

VISUAL IMPACTS

Visual effects relate to the changes that might arise 
to available views as a result of physical changes 
to the landscape and how people might respond to 
those changes. The views are assessed

As with landscape impacts, effects may be positive 
(beneficial), negative (adverse) and arise at different 
scales (local, regional or national) with different 
levels of significance.  They may also be direct or 
indirect, cumulative, permanent or temporary (short, 
medium or long term).  
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ASSESSMENT CRITERIA

INTRODUCTION

Potential receptors are identified through the baseline and 
site visits. Threshold tables are used to assess the sensitivity 
or importance of receptors, the magnitude of change and 
the resulting significance. By correlating the magnitude and 
sensitivity it is possible to identify the level of significance of 
each impact.

LANDSCAPE VALUE

The value of a landscape cannot be assessed by a standard 
approach.  The following methodology tables form a 
framework for appraisal but professional judgement must be 
applied to consider the significance and influence of each 
of the factors within the landscape.  A landscape does not 
always need to fulfil all of the criteria however a thorough 
reasoning and assessment should be given to justify the 
value. 

“Landscape value – The relative value or importance 
attached to a landscape (often as a basis for designation or 
recognition), which expresses national or local consensus, 
because of its quality, special qualities including perceptual 
aspects such as scenic beauty, tranquillity or wilderness, 
cultural associations or other conservation issues” – ( source 
Annex 1 – Glossary of Terms An Approach to Landscape 
Character Assessment - Natural England October 2014).

The GLVIA further describes landscape value as “ The relative 
value that is attached to different landscapes by society.  A 
landscape may be valued by different stakeholders for a 
whole variety of reasons.” 

The value can apply to a combination of elements that 
contribute to the character of the landscape at national, 

Appendix A - Table 2 Landscape Quality and Condition

Value Importance Typical Examples/Features

Very High International/ 
National

Exceptional, well managed and unique high quality landscape and features that are fundamental to the 
character.

High National, 
Regional
District/Local

High quality landscape containing high quality and sometimes rare examples of key landscape 
characteristic features. Well managed, although some elements could be improved.

Areas that contain High/Moderate quality examples of important features, experiences and views that 
identify with the expected perception and key characteristic of the surrounding character.  

Landscape appropriately managed with minimal detractors or threats to the overall condition or integrity. 

Trees groups or woodlands of particular visual importance as arboricultural and/or landscape features  or 
of significant conservation, historical, commemorative or other value (e.g. veteran trees or wood pasture 
(Category A2/3 trees).  

Moderate Regional
District/Local

Moderate quality landscape or features. Some management of the whole or significant features evident.

Areas that contain Moderate/Low quality examples of important features, experiences and views that can 
detract from the expected perception and key characteristics of the surrounding character.  

Some landscape management however also some evidence of decline or potential damage to the overall 
condition or integrity.   

Trees present in numbers, usually growing as groups or woodlands, such as they a attract a higher 
collative rating than they might as individuals; or trees occurring as collectives but situated so as to 
make little visual contribution to the wide locality.  Trees with material conservation or other cultural value 
(Category B2/3 trees). 

Low District/Local An ordinary low quality landscape with features in a degraded or damaged condition. Certain elements 
maybe worthy of conservation and enhancement, currently minimal management. Areas that are devoid or 
contain minimal examples of important features, experiences and views. 

Low expected perception with major alteration and detractors to the key elements of the surrounding 
character.  

Trees present in groups or woodlands, but without this conferring on them significantly greater collective 
landscape value; and/or trees offering low or only temporary/transient landscape benefits.  Trees with no 
material conservation or other cultural value (Category C2/3 trees).  

Negligible N/A An ordinary low quality landscape, devoid of any key landscape features, often with minimal management.
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Landscape character is inherently affected by the  quality or 

condition of key elements within the site or its surroundings.  

Assessment of the quality is based on the physical state, visual 

and habitat intactness of the landscape, individual features or  

elements which contribute to the overall character including:

1. The influence of existing built features and other   

detracting features;

2. Appropriate land use and management;

3. Consistency, strength, quality and intactness of   

both the landscape and visual components

• Designation of a landscape or feature(s);

• Scenic quality and appeal to the receptors senses, including 

perceptual aspects such as tranquillity;

• Uniqueness, rarity and contribution to key local features;

• Cultural or historical associations and designations;

• Recreational use of the landscape

Appendix A - Table 3  Designated Landscape Features

Very High International/ National Lies within or contains elements of a World Heritage Site, National Park or AONB.

High National, Regional
District/Local

Lies within or contains elements of a National Park, AONB, Areas of Great/Special 
Landscape Value and areas designated within policy for the protection of its character.

Moderate Regional
District/Local

Lies adjacent to a designated landscape or feature, or within a designation which is 
subject to some degradation. Lies within a landscape identified as important to local 
character or features.

Low District/Local Does not lie within or influence a designated or protected landscape or feature.

Negligible N/A Does not lie within or influence a designated or protected landscape feature. A notable 
detractor to the character of protected or designated landscapes.

Appendix A - Table 4  Scenic Value

Value Importance Typical Examples/Features

Very High International/ National Representative of the expected views and distinctive scenic quality of an internationally 
or nationally recognisable landscape or specific view.

High National, Regional
District/Local

Forms part of the attractive views/scenic quality representative of the designated or 
highly valued landscape. Contains important or distinctive landscape features, or is 
important in recognised views.

Moderate Regional
District/Local

Forms part of/or a feature notable within local views. Strong visual links to locally 
distinctive landscape features such as local monuments and church spires.

Low District/Local The landscape has a limited influence in local views with minimal scenic value. Some 
visual links to locally identifiable features.

Negligible N/A The landscape does not form a significant feature in local views or have any scenic 
value. No visual links to locally valued distinctive features and not representative of the 
local landscape.

Appendix A - Table 5  Tranquillity

Value Importance Typical Examples/Features

Very High International/ National Tranquil and remote landscape with minimal influence from human activity.

High National, Regional
District/Local

A tranquil or rural landscape with minimal or occasional influence from human activity.

Moderate Regional
District/Local

Background influenced by transport networks or noise pollution, some human activity 
which can impact upon the potential tranquillity.

Low District/Local Heavily influenced by major transport networks, noise pollution and moderate or 
intermittent human activity.

Negligible N/A Heavily influenced by major transport networks or noise pollution, constant human 
activity.
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Appendix A - Table 6  Cultural or Historical Associations or Designations

Value Importance Typical Examples/Features

Very High International/ National Forms part of the setting for internationally important historical buildings or cultural features. Landscape has strong historical and cultural associations.

High National, Regional
District/Local

Provides a setting for Listed Buildings, Registered Parks and Gardens or nationally important historical/cultural features. The landscape contains elements 
that have historical and cultural associations. 

Moderate Regional
District/Local

Contains some local historic and cultural associations but not necessarily related to the landscape.

Low District/Local Historical and cultural associations do not relate to the landscape.

Negligible N/A No historical or cultural associations.

Appendix A - Table 7  Recreation

Value Importance Typical Examples/Features

Very High International/ National Provides a nationally important recreational resource or attraction.

High National, Regional
District/Local

Provides well used recreational facilities and attractions for locals and visitors.

Moderate Regional
District/Local

Provides a well-used recreational resource or attraction for local residents.

Low District/Local Provides some informal recreational use of limited access.

Negligible N/A No recreational or public access.
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SENSITIVITY 

Landscape sensitivity relates to the extent that a landscape 
feature or area can ‘accept change of a particular type and 
scale without unacceptable adverse effects on its character.’  

•	 Visual sensitivity relates to:

•	 The location and context of the viewpoint;

•	 The amount of use;

•	 The expectations and activity of the receptor, and 

•	 The importance of the view.

In determining the sensitivity there is the potential for a 
significant difference between well used footpaths that offer 
extensive panoramas of attractive countryside, and footpaths 
that show minimal signs of usage or are heavily influenced by 
urban form, major detractors or busy transport routes.  

The sensitivity of landscape character features and visual 
receptors are assessed using the two following tables:

Very High An international or nationally recognised landscape or feature afforded the highest level of protection through policy 
and designation.

A landscape that will not accept any adverse effects on the physical and perceived qualities or features that contributes 
to the overall distinctiveness, experience and character.

High A locally recognised landscape or feature afforded protection through local or regional policy and designation.

A landscape particularly sensitive to change that would only accept minor and not easily recognisable adverse effects 
on the physical and perceived qualities of a landscape or townscape character, feature or elements. 

Moderate A locally recognised landscape or feature, although not protected, valued as a landscape resource or influential on the 
local character. 

A landscape capable of accepting limited change resulting in an easily recognisable new element within the landscape 
or townscape character, or impact on a feature that would not be perceived as out of context with the overall quality and 
experience.

Low A landscape capable of accommodating considerable proposed change without significant effects on landscape or 
townscape character, features or elements. A degraded or low quality landscape with poor structure, condition and 
value.

Negligible A derelict or landscape devoid of features, quality or value.  Distinctly degrading or detracting character.

Appendix A - Table 8  Landscape Sensitivity Criteria 
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Private 
dwellings

Gardens/

outdoor 

space

Often used for sitting and leisure, where people congregate with opportunity for high quality views over the surrounding 
landscape. 

High

Gardens that are Moderately well screened with opportunities for occasional Moderate quality views towards the surrounding 
landscape. 

Moderate

Gardens that are very well screened with no or extremely limited opportunities of low quality views towards the surrounding 
landscape. 

Low

Ground Floor Windows orientated and designed to take advantage of specific views where people may congregate for a prolonged period of 
time.

High

Windows that are orientated towards moderate or unexceptional quality views and contain urban elements or detracting 
views. 

Moderate

Windows that overlook low quality or degraded landscape, or are dominated by large urban structures. Low

Upper Floor Balconies orientated and designed to take advantage of high quality views during the day  High

Bedroom windows used for relatively short periods with curtains drawn at night. Moderate

Windows illuminating stairs, bathrooms or toilets Low

Places of Work External areas Outdoor seating areas Low

Ground & Upper Floors Windows overlooking development Low

Recreational 
Routes

PROW, CRoWs& Cycle 
Routes & Waterways

Nationally designated paths/cycle ways with a high expectation of very high quality views and experiences including elevated 
panoramas.  

Very High

Recreational paths/cycle ways with a high expectation of quality views and experiences of the surrounding landscape. High

Recreational paths/cycle ways with a Moderate expectation of views and experiences and contain elements that are 
uncharacteristic or discordant with the overall view. 

Moderate

General access routes that are dominated by discordant and low quality aspects of the neighbouring landscape.  Includes routes 
that appear to not be in use. 

Low

Others Public open space Managed public open space normally found within or adjoining settlements used for formal and informal play/ sporting activities 
and intermittent use 

Moderate

Designated Cultural/
Historical Aspects

Views from and towards the feature form an integral part of the perceived setting of a designated heritage asset. High

Roads Rural Well used recreation routes that allow prolonged high quality views of a designated landscape.    
 

High

Lanes or roads that provide local access to isolated settlements or may have occasional opportunities for both high and medium 
quality views. 

Moderate

Busy lanes where there is no expectation of high quality or prolonged views of the landscape or are low quality when available. Low

Main Traffic speed likely to limit experience and influence on receptors Low

All Where no views are available Negligible

Appendix A - Table 9  Visual Sensitivity Criteria 
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MAGNITUDE 

Magnitude is defined as ‘a combination of the scale, extent and duration of an effect,’   The criteria for levels of magnitude are outlined in the following two tables:

Adverse Major Total loss of or major alteration to key elements/feature/
characteristics of the baseline i.e. pre-development landscape and/
or introduction of elements considered to be totally uncharacteristic 
when set up within the attributes of the receiving landscape

Moderate Partial loss of or alteration to key elements/features/characteristics 
of the baseline i.e. pre-development landscape or view and/
or introduction of elements that may be prominent but may not 
necessarily be considered to be substantially uncharacteristic when 
set within the attributes of the receiving landscape

Minor Minimum loss of or alteration to key elements/features/
characteristics of the baseline i.e. pre-development landscape and/
or introduction of elements that may be prominent but may not 
be uncharacteristic when set within the attributes of the receiving 
landscape. 

Negligible Negligible Very Minimum loss of or alteration to key elements/features/
characteristics of the baseline i.e. pre-development landscape and/
or introduction of elements that are not uncharacteristic with the 
surrounding landscape - no change.

Beneficial Minor Minor improvement or removal of key elements/features/
characteristics that slightly detracts from the baseline character of 
the landscape and/or introduction of new elements, which relate to 
and provide minor enhancement to the baseline character of the 
landscape.

Moderate Moderate improvement or removal of key elements/features/
characteristics that currently detract from the baseline character of 
the landscape and/or introduction of new elements, which fit into 
the baseline landscape/townscape and Moderately enhance the 
baseline character of the landscape/townscape.

Major Major improvement or removal of several notable key elements/
features/characteristics that significantly detract from the baseline 
character of the landscape and/or introduction of new elements, 
which fit into the baseline landscape and substantially enhance the 
baseline character of the landscape.

Adverse Major Major changes in views where the development would form a major 
and immediately apparent part of the scene that affects and changes 
its overall character and would be experienced on a regular or 
permanent basis.

Moderate Moderate changes in views where the development may form a 
visible and recognisable new element within the scene and may be 
readily noticed by the observer and would be experienced on an 
occasional basis.

Minor Minor changes in view, few receptors affected, where development 
would be a minor component of the wider view and may be missed 
by the casual observer-awareness of the proposals would not have a 
marked effect on the scene.

Negligible Negligible No perceived change in view where the development would be 
scarcely appreciated and, on balance, would have little effect on the 
scene.

Beneficial Minor Where enhancement or mitigation would be a minor component 
of the wider view, few receptors affected and may be missed by 
the casual observer-awareness of the proposals would not have a 
marked effect on the scene.

Moderate Moderate enhancement of views and or many receptors affected 
where the development may form a visible and recognisable new 
element within the scene and may be readily noticed and appreciated 
by the observer

Major Major enhancement of views and or large numbers of receptors 
affected. Where the development may form a visible and 
recognisable new element within the scene and may be readily 
noticed and appreciated by the observer

Appendix A - Table 10  Landscape Magnitude Criteria Appendix A - Table 11  Visual Magnitude Criteria
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SIGNIFICANCE

Significance has been determined by assessing the magnitude of the impact in the context of 
its sensitivity taking account of its duration and the degree to which the impact is reversible. 
The matrix in Table 6 provides a valuable basis for determining the significance levels on each 
receptor; however professional judgement is sometimes required to adjust the significance 
value based on sound reasoning.  These can be either adverse or beneficial.

Magnitude Adverse Major Severe Major Major/ 
Moderate

Moderate Negligible

Moderate Major Major/ 
Moderate

Moderate Moderate/
Minor

Negligible

Minor Moderate Moderate/
Minor

Moderate/
Minor

Minor Negligible

Negligible

Beneficial Minor Moderate Moderate/
Minor

Moderate/
Minor

Minor Negligible

Moderate Major Major/
Moderate

Moderate Moderate/
Minor

Negligible

Major Major Major Major/
Moderate

Moderate Negligible

Appendix A - Table 12  Significance Matrix

Appendix A - Table 13  Landscape Impact Significance Definitions

Appendix A - Table 14  Visual Impact Significance Definitions

Impact Definition

Severe The proposals become the dominant feature in, or fundamentally 
change the character of, a very important landscape, such that other 
elements become subordinate

Major The proposals form an immediately apparent feature in a Moderately 
or very important landscape such that they affect and change its 
overall character

Moderate The proposals form a recognisable new element within a Moderately 
or very important landscape, but are of such a design or small scale 
that a casual observer may not readily notice the change in character.  
Alternatively, the proposals cause an immediately apparent or 
fundamental change in character in a landscape of low importance

Minor The proposals form a recognisable new element of different character 
within a landscape of low importance, but to such a small degree that 
they may not be readily noticed by an observer

Negligible No part of the proposals have any effect on the landscape, such 
that they are scarcely or not appreciated and the character remains 
substantially unchanged

Impact Definition

Severe Dominating changes to views from the most important receptors 

Major Major changes to views from important and very important receptors, 
or dominating changes to views from Moderately important receptors.

Moderate Moderate Major or dominating changes to views from 
receptors of low importance, or small changes to views from 
important and very important receptors

Minor Small changes to views from receptors of low importance

Negligible No discernible change to views, or changes at such a distance or 
of such a small scale that a negligible component of wider views 
is influenced.  Alternatively no views of the proposal available from 
important receptors
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Policy CS2 : Valued landscapes and the natural 
environment 

1.  In considering the allocation of land and /or proposals for 
significant development, the Council and developers will be 
required to protect and enhance the borough’s green fabric.

  a. The Surrey Hills Area of Outstanding Natural  
Beauty (AONB) is a landscape of national importance and 
therefore will be provided with the highest level of protection. 
The same principles will be applied to protect the AGLV as an 
important buffer to the AONB and to protect views from and 
into the AONB, until such time as there has been a review of 
the AONB boundary. 

b. All areas of countryside have their own distinctive 
landscape character. The landscape character of the 
countryside outside the current (or revised) AONB boundary 
will be protected and enhanced through criteria based 
policies in the DMP including, if and where appropriate, new 
local landscape designations. In those areas of countryside 
allocated for development, policies will be included in the 
DMP in relation to the design and siting of development to 
minimise the impact on landscape character. 

c. The borough’s commons will be maintained and enhanced 
for the benefits of farming, public access and biodiversity.

d. The Mole Gap to Reigate Escarpment SAC will be 
afforded the highest level of protection in line with European 
legislation. Proposals for development that is likely to have 
a significant effect on the SAC, alone or in combination with 
other development, will be required to demonstrate that it will 
not adversely affect the integrity of the site. 

e. Sites of Special Scientific Interest (SSSIs), Sites of Nature 
Conservation Importance (SNCIs), Local Nature Reserves 
(LNRs) and ancient woodland will be protected for their 
biodiversity value and where appropriate enhanced. f. Urban 
green spaces, green corridors and site specific features 
which make a positive contribution to the green fabric and/
or a coherent green infrastructure network and will, as far as 
practicable, be retained and enhanced. 

2.  The Council will work with a range of partners to 
promote, enhance and manage a substantial network of 

multi-functional green infrastructure across the borough, to 
maximise the social, economic and environmental benefits of 
the borough’s green fabric. This policy will be implemented 
through: 

• DMP policies including to protect and enhance 
landscape character, biodiversity and urban green space 

• Design and Parking SPD

• Green Infrastructure Strategy and action plan, including 
measures to protect, promote, enhance and extend 
the GI network and to deliver a range of measures to 
mitigate the effects of development and avoid potential 
effects of development on the SAC 

• close working with Natural England, the National Trust 
and other partners as appropriate to identify areas of 
focus for the delivery of avoidance measures to protect 
the SAC 

• partnership working to implement the Surrey Biodiversity 
Strategy and to implement projects and initiatives 
identified through the GI Strategy, and to implement 
and monitor the AONB Management Plan and secure a 
review of the AONB boundary

•  Habitats Regulations Assessment of future policies, 
programmes and projects which are likely to have a 
significant effect on the SAC.

• developer contributions, through Section 106 payments 
and/or Community Infrastructure Levy, and other funding 
mechanisms as appropriate

• consideration and determination of planning 
applications and appeals. Indicators used to monitor this 
policy will include: 

• the scale of change and development within areas of 
landscape and nature conservation value. 

Policy CS3 : Green Belt 1

A robust and defensible Green Belt will be maintained to 
ensure that the coherence of the green fabric is protected 

and future growth is accommodated in a sustainable manner. 

2. Planning permission will not be granted for inappropriate 
development in the Green Belt unless very special 
circumstances clearly outweigh the potential harm to the 
Green Belt. 

3. In exceptional circumstances land may be removed from 
the Green Belt and allocated for development through the 
plan making process. Exceptional circumstances may exist 
where both (a) and (b) apply: a. There is an overriding need 
for the development in order to secure the delivery of the 
strategic objectives and policies of the Core Strategy, and 
either: 

(i) The development proposed cannot be accommodated on 
land within the existing urban area or on land which is in the 
countryside beyond the Green Belt; or 

(ii) The development of land within the Green Belt would 
represent a significantly more sustainable option than 

(i). b. There is no or limited conflict with the purposes and 
integrity of the Green Belt. 

4. The Council will undertake a Green Belt review to inform 
the DMP and Policies Map. This review will include: 

a. Consideration of the purposes of the Green Belt to inform 
the identification of land for sustainable urban extensions 
within the broad areas of search identified in policy CS6 

b. Addressing existing boundary anomalies throughout the 
borough 

c. Reviewing washed over villages and areas of land inset 
within or currently beyond the Green Belt throughout the 
borough d. Ensuring clearly defined and readily recognisable 
boundaries which are likely to be permanent and are capable 
of enduring beyond the plan period.

5. In accordance with (3) and (4) above and the provisions 
and considerations set out in policies CS6, CS10 and CS16, 
land required for development will be removed from the 
Green Belt and allocated through the DMP. 6. Land may 
also be safeguarded through the DMP in order to provide 
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options to meet development needs beyond the plan 
period. Safeguarded land will only be allocated through a 
subsequent local plan review and will be subject to Green 
Belt policy until such time. This policy will be implemented 
through: 

• DMP policies to protect the Green Belt; DMP allocations 
of land for development, and safeguarding of land to 
meet longer term development needs, and associated 
amendments to Green Belt boundaries on the Policies Map 

• consideration and determination of planning applications 
and appeals. Indicators used to monitor this policy will 
include: 

• development taking place within the Green Belt.

Policy CS10 : Sustainable development Development will: 
1. Make efficient use of land, giving priority to previously 
developed land and buildings within the builtup areas. 

2. Be at an appropriate density, taking account of and 
respecting the character of the local area and levels of 
accessibility and services. 

3. Contribute to the creation of neighbourhoods which are 
supported by effective services, infrastructure and transport 
options and which are designed to be safe, secure and 
socially inclusive. 

4. Protect and enhance the green fabric, and respect and 
contribute to the borough’s green infrastructure network. 

5. Respect the ecological and cultural heritage of the 
borough including the historic environment. 

6. Minimise the need to travel, whilst increasing opportunities 
to walk, cycle or use public transport, including as part of the 
green infrastructure network. 

7. Minimise the use of natural resources and contribute 
to a reduction in carbon emissions by re-using existing 
resources, maximising energy efficiency, minimising water 
use, and reducing the production of waste, including through 
sustainable construction methods. Encourage renewable 
energy/fuel production whilst ensuring that adverse impacts 

are addressed, including on landscape, wildlife, heritage 
assets and amenity. 

8. Be designed to minimise pollution, including air, noise and 
light, and to safeguard water quality. 

9. Be designed reflecting the need to adapt to the impacts of 
climate change (for example higher temperatures, increased 
flooding, increased pressure on water resources, impacts 
on ecology and built heritage and impacts on ground 
conditions). 

10. Be located to minimise flood risk, through the application 
of the Sequential Test and where necessary the Exception 
Test, taking account of all sources of flooding including 
fluvial, surface water, sewer and pluvial flooding, and 
reservoir failure, and manage flood risk through the use 
of SuDS and flood resistant/resilient design features, and 
where necessary provide floodplain compensation. The 
criteria within this policy, along with policy CS6, will guide the 
allocation of sites through the DMP

Policy CS12 : Infrastructure delivery 

The Council will: 

1. Secure contributions from new development towards the 
infrastructure required to meet the needs created by the new 
development. 

2. Require infrastructure to be provided either ahead of, or 
alongside, the delivery of new development. 

3. Encourage proposals that would: 

a. increase the range, improve the quality, or enhance the 
accessibility, of community and leisure (including sport, 
recreation, and cultural) facilities in the borough, and/or 

b. provide for a mix of compatible community services on 
a single site, including through consolidation to result in 
economies of scale or innovative forms of service provision. 

4. Secure green infrastructure in line with its Green 
Infrastructure Strategy to include provision of new open 
space and or improvements to existing open spaces, the 

provision of and/or improvements to links between open 
space, and measures to link new and existing developments 
with open space. 

5. Resist the loss of existing leisure and community facilities 
(including sport, recreation and cultural) and open spaces, 
unless it can be demonstrated that: a. the existing use is 
surplus to requirements, or 

b. equivalent or better provision in terms of quantity and 
quality, or some wider community benefits, will be made in a 
suitable location. 

6. Seek provision and maintenance of leisure and community 
facilities and open spaces from new development.

Reigate and Banstead Borough Local 
Plan 2005

Policy Pc 1 

The Borough Council will protect the Surrey Hills Area 
of Outstanding Natural Beauty and the Areas of Great 
Landscape Value, as shown on the Proposals Map, from 
inappropriate development, and will promote measures for 
the conservation and enhancement of the landscape. Major 
proposals for development within these areas would normally 
be inconsistent with the aims of designation. To aid proper 
consideration they must be accompanied by an appropriate 
appraisal of their environmental impact. When considering 
applications for development in these areas the Borough 
Council will apply the following criteria:- 

(i) there will be a general presumption against any 
development other than to meet the essential requirements of 
agriculture, forestry or informal recreation, and development 
provided for in Policies Ho 24, Ho 24A and Ho 26. Mineral 
working and waste disposal may be acceptable where no 
suitable alternative sites are available outside the designated 
areas and where the need for development outweighs 
environmental and other relevant considerations; 

(ii) special care will be afforded to the siting, scale, impact 
and design of any development which may be permitted to 
ensure that it is in keeping with the surrounding landscape. In 
particular:- 
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(a) the design, materials, siting and screening of new farm 
buildings should be compatible with the landscape; and 

(b) where proposals are made by statutory undertakers, 
the Borough Council will ensure that the interests of visual 
amenity are a key consideration in siting and design. Within 
these areas, the Borough Council will promote conservation 
and enhancement by: - 

(i) encouraging the management of open spaces and 
public rights of way for nature conservation and informal 
recreational use to ensure that visitors are accommodated 
without detriment to the environment; 

(ii) ensuring that where intrusive development or uses are to 
the detriment of amenity, action will be taken to improve the 
environment and extinguish such uses, where practicable; 

(iii) the grant aiding of tree planting and conservation 
schemes taking into account nature conservation; 

(iv) the promotion of joint action with private interests, 
including the management of land by agreement to take 
account of landscape, conservation and other objectives. 
Particular regard will be paid to the provisions of this policy 
in the Surrey Hills Area of Outstanding Natural Beauty in 
recognition of its national importance.

Sites of Nature Conservation Importance (SNCIs) 

3.11 Introduction: The 1994 Plan stated that sites then 
identified as Areas of High Ecological Quality (AHEQs) would 
be subject to further investigation by the Surrey Wildlife 
Trust. Subsequently, the SNCI designation has taken over 
from AHEQs as the nationally recognised term for nature 
conservation sites of county significance. Accordingly, a 
phased programme of research and site survey has now 
been completed by the Trust, to assess eligibility for SNCI 
status. 3.12 SNCIs are of County wildlife importance and 
have been selected by the Surrey Nature Conservation 
Liaison Group. Each site has been surveyed by the Surrey 
Wildlife Trust and found to satisfy criteria to assess flora and 
fauna based on national guidelines. The Borough Council 
has identified 36 SNCIs. 3.13 Purpose: To identify SNCI 
sites throughout the Borough to secure their protection and 
implementation through appropriate management. Policy Pc 
2C The sites, as shown on the Proposals Map and listed in 

Appendix 2, are identified as Sites of Nature Conservation 
Importance. Development within or adjoining SNCIs or that 
would effect the nature conservation value of an SNCI will 
only be permitted if: 

(i) it does not materially harm the nature conservation value 
or wildlife interest of the site 

(ii) it can be clearly demonstrated that the reasons for the 
proposal outweigh the harm to the nature conservation value 
or wildlife interest of the site.

Policy Pc 2G The retention and enhancement of sites and 
features, including trees, woodlands, hedgerows, ponds, 
ditches, streams and other forms of wildlife corridor which 
contribute to the local diversity and nature conservation 
interest of the area, will be considered in any development 
proposals. The damage or loss of these features will be 
resisted. Proposals affecting sites valuable for nature 
conservation must include sufficient information to 
demonstrate their impact on the site s valuable features. 
Where appropriate the creation of new areas of conservation 
value in development proposals are welcomed.

Policy Pc 3 The Borough Council will seek to retain the 
Ancient Woodland sites, as shown on the Proposals Map, 
and other sites identified as Ancient Woodlands, and will 
encourage the positive management of such sites in the 
interests of nature conservation. Generally, the Borough 
Council, in conjunction with the Forestry Commission, will 
seek to retain all existing woodlands and actively promote 
a larger extent of woodland by the encouragement of 
appropriate planting. There will be a general presumption in 
favour of the planting of broadleaf species.

Policy Pc 4 The Borough Council will protect, conserve and 
enhance the tree cover in the Borough through the use 
of development control powers, its own resources where 
available, and by the making of Tree Preservation Orders. 
The Borough Council will require compliance with the latest 
arboricultural and silvicultural standards in respect of any tree 
works or development near to trees.

Policy Pc 5 The Borough Council will seek the co-operation 
of managers and landowners, through management 

agreements, to ensure the best use and enhancement of 
the countryside for appropriate informal recreational use, 
the extension and improvement of public rights of way and 
nature conservation. The Borough Council will participate in, 
or initiate, countryside management schemes where required 
and will continue to support the Downlands Management 
Project and the Gatwick Greenspace Partnership.

Policy Co 1 

In order to preserve the openness of the Green Belt, as 
defined on the Proposals Map, planning permission will 
not be granted for development that is inappropriate to the 
Green Belt unless justified by very special circumstances. 
Permission will be granted for the following development: 

(a) the construction of a new building for one of the following 
purposes: 

(i) agriculture or forestry in accordance with Policy Co 2; 

(ii) the re-use or adaptation of rural buildings in accordance 
with Policy Co 3; 

(iii) infilling or redevelopment at the major existing developed 
sites , as defined on the Proposals Map, in accordance with 
Policy Co 6. 

(iv) essential facilities for outdoor sport or recreation, in 
accordance with Policies Co 7 and Re 8, for cemeteries or for 
other uses of land which maintain the openness of the Green 
Belt and do not conflict with the purposes of including land 
in it; 

(v) the replacement of a dwelling provided it does not result 
in a materially larger dwelling which is more intrusive, in 
accordance with Policy Ho 24; 

(vi) the extension of a dwelling provided it does not result 
in disproportionate additions over and above the original 
dwelling, in accordance with Policy Ho 24A; 

(b) the carrying out of an engineering or other operation 
or the making of any material change in the use of land 
provided that it maintains the openness of the Green Belt and 
does not conflict with the purposes of including land in it.
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Policy Co 6 

Within Major Existing Developed Sites, as shown on the 
Proposals Map, limited infilling will be permitted within the 
defined area and partial or complete redevelopment of the 
site will be permitted provided that the following criteria are 
met: 

A. Infilling should : 

(i) have no greater impact on the purposes of including land 
within the Green Belt than the existing development; 

(ii) not exceed the height of the existing buildings; and 

(iii) not lead to a major increase in the developed proportion 
of the site. 

B. Redevelopment should: 

(i) have no greater impact than the existing development on 
the openness of the Green Belt and the purposes of including 
land in it, and where possible have less; 

(ii) contribute to the achievement of the objectives for the use 
of land in the Green Belt set out in paragraph 1.6 of PPG2; 

(iii) not exceed the height of the existing buildings; and 

(iv) not occupy a larger area of the site than the existing 
buildings (unless this would achieve a reduction in height 
which would benefit visual amenity) 

C. All development proposals should seek to prevent an 
increase in the use of the car and encourage alternative 
means of transport including provision for cyclists and 
pedestrians and where appropriate should include 
amelioration works in the surrounding area to counteract any 
adverse effects of traffic generation. 

Potential new Major Existing Developed Sites, which were not 
considered in the Major Developed Sites Study (December 
2000), will be considered in a review of the policy.

Policy Em 12 

The Borough Council will normally resist any development at 
Redhill Aerodrome, as shown on the Proposals Map, which 
is likely to result in the intensification of its use for flying and 
related activities. Other proposals will be assessed against 
the Green Belt and appropriate design and layout policies of 
this Local Plan. Amplification 

(1) The Future of Air Transport White Paper 2003 did not 
allocate Redhill Aerodrome for any business aviation role and 
the Borough Council does not consider it necessary to have 
a hard runway for its general aviation role. 

(2) Any development will need to be justified by very special 
circumstances under Policy Co 1.

Policy Re 1 

The Borough Council will normally resist the loss of land, 
water and buildings used or proposed to be used for 
recreation and leisure. Exceptionally where such a loss 
does occur then alternative facilities should normally be 
provided nearby. The Borough Council will encourage the 
maintenance and enhancement of existing recreation and 
leisure facilities, where these are appropriately located and 
will give priority to those which meet identified shortfalls.

Policy Re 6 

All new residential development should make provision 
for or contribute towards outdoor playing space provision. 
The National Playing Fields Association (NPFA) six acre 
standard (2001) will be used as a minimum level of provision. 
In respect of non-family dwellings in a development, the 
requirement for Outdoor Recreation 168 children s play 
space provision will not apply and in the case of sheltered 
housing for the elderly, the requirement for open space will 
be reduced to reflect the likely recreational needs created 
by the residents of that type of development. In respect of 
developments of fewer than 15 family dwellings, a commuted 
payment to contribute to outdoor playing space provision in 
the locality will be requested.

Additional

A non-family dwelling includes studio, one bedroom or 
sheltered accommodation. In the case of sheltered housing 
only landscaping and other amenity open space such as 
sitting out space will be required on-site

Policy Cf 2 

In order to maintain and enhance the natural and built 
environment of the Borough, all proposals for the 
development of community facilities will normally be required 
to:- 

(i) make the best use of the physical characteristics of the 
site, views into and out of the site and aspect; existing trees, 
vegetation and other interesting features will be expected to 
be retained; 

(ii) be of a scale and form which would respect the general 
pattern of development in the area; 

(iii) be of a scale and form, where situated on the edge of 
the urban areas, to achieve the appropriate transition to the 
countryside beyond; 

(iv) comprise a layout and design which does not adversely 
affect the amenities of adjoining properties and, where 
necessary, includes noise attenuation measures; 

(v) be designed to a high standard incorporating elevational 
treatments, roofscape and building materials which 
complement the character of the area; 

(vi) incorporate additional landscaping, where appropriate, 
which should be considered at an early stage as an integral 
part of the overall design; 

(vii) incorporate facilities for the disabled and for the easy 
movement of perambulators, pushchairs and wheelchairs; 

(viii) provide satisfactory means for the storage and collection 
of refuse; 

(ix) where necessary, extraction equipment and plant should 
be fitted in as unobtrusive a manner as possible; (x) comply 
with the currently adopted standards for highway design, 
parking and servicing provision; and (xi) take into account 
the requirements of energy conservation.
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Amplification (1) The Borough Council will normally 
require applications to be supported by a thorough site 
survey assessing the quality of and effect of the proposed 
development on existing features. The survey should include 
reference to levels, aspect, views into and out of the site, 
trees, hedges, shrubs and other landscaping features, and to 
neighbouring properties. Applicants will, where appropriate, 
be expected to undertake a comprehensive tree survey 
identifying the locations, species and condition of all trees 
on the site. Trees not only form a natural feature which it is 
impossible to replace immediately, but also can be used to 
reduce the visual impact of new development. Developers will 
be required to observe a strict code of tree protection during 
the construction period (see Policy Pc 4). 

(2) As a general rule, development should not normally 
exceed the height of other buildings in the surrounding area, 
in order to avoid overlooking, interference with established 
views, or having an adverse effect on the character of the 
area. 

(3) A characteristic of development in the Borough is that 
generally densities decrease towards the edge of the built-
up areas and is screened from view from the surrounding 
countryside. It is considered that these features should be 
perpetuated as far as possible so as to safeguard the visual 
amenities of the countryside. Particular attention will be given 
to the retention and reinforcing of the natural screening in 
such locations. 

(4) Multi-purpose halls and other premises where amplified 
music or tannoy systems are likely to be used must be 
designed to minimise any nuisance caused, and may need 
to be sound insulated to the Borough Council’s satisfaction. 
Premises which could generate high levels of pedestrian 
or vehicular activity at unsocial hours may be subject to a 
planning condition controlling hours of operation. 

(5) Landscaping means the treatment of land for the purpose 
of enhancing or protecting the amenities of the site and the 
area in which it is situated, and includes screening by fences, 
walls or other means, planting of trees, hedges, shrubs or 
grass, formation of banks, terraces or other earthworks, 
layout of gardens or courts, and other amenity features. Plans 
of proposed additional landscaping will be required at the 
detailed planning application stage so as to assess the quality 
of the proposal in its finished form. 

(6) Door widths, lift doors and lift carriages themselves, 
should all be designed to accommodate the needs of the 
disabled and their helpers, and for prams and pushchairs, 
including double buggies. For practical guidance on access 
for the disabled see the Approved Document dealing with 
the requirements from PART M of Schedule I of the Building 
Regulations 1991. 

(7) Traffic aspects will be evaluated in relation to any internal 
road layout meeting approved standards and the effect of the 
completed development on the existing highway network. 
Proposals will need to demonstrate that a satisfactory 
means of access can be provided to approved standards, 
without causing an increase in danger to road users and 
pedestrians, and without giving rise to undesirable visual 
impact upon the street scene, e.g. loss of important trees or 
hedges. The internal site layout will need to minimise noise 
and disturbance to neighbouring properties from traffic 
movements, by careful layout and screening, and in the 
choice of materials for hard surfaces. Poor design features, 
e.g. unsightly views of service areas and refuse facilities, 
large unrelieved parking areas, etc. should be avoided.
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APPENDIX D

LANDSCAPE CAPACITY METHODOLOGY
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BACKGROUND
The methodology follows that used by Hankinson Duckett 

Associates (HDA) in their Landscape Capacity and Sensitivity 

Study (LCSS) for Tandridge District Council (October 2016). 

This has been summarised below followed by a further in-

depth narrative.

The parcel is in the process of being tested against the 6 

stages set out within the LCSS. This work will be ongoing 

to incorporate further landscape and visual assessment and 

other technical findings such as arboricultural, ecology and 

heritage to refine and further inform the process.

The six stages set out are:

Stage1: Desk Study and Review

•	 Stage 1 identifies the elements, features and views 
that contribute to the character of each parcel and its 
setting.

•	 The LVA baseline has been prepared to reflect the 
various topics set out within the LCSS.  A summary 
of these findings has been prepared  for each parcel 
and incorporated in the appropriate sensitivity 
and value tables and illustrated on the adjacent 
constraints plan.

Stage 2: Landscape Structure and Settlement Pattern 

Analysis

•	 The information gathered during the desk top was 
overlaid into a wider context plan to give a greater 
understanding of the various constraints and 
opportunities that existing both within the Parcels 
and the surrounding context.  Along with the Zone 
of Theoretical Visibility (ZTV) this provided the study 
area for further site based analysis.  

•	 Desktop information from the ecology, flood risk 
and Heritage consultants was also included. 
Historical mapping has also been used to gain an 
understanding of the changes that have evolved.

Stage 3: Stakeholder Engagement

•	 This has not currently been undertaken but will 
form an important aspect of the developing design 
process.

Stage 4: Broad Area Landscape Sensitivity

•	 The LVA has formed a basis for the proposals to be 
tested against the Sensitivity methodology and the 
influence on the wider character areas is currently 
being reviewed.

Stage 5 - Field Assessment

•	 This stage is ongoing and is being constantly 
reviewed as part of the development framework 
process. 

•	 As part of the site assessments visits have been 
carried out during both summer and winter months 
to develop a full understanding of the surrounding 
character, visual envelope and potential receptors and 
the nature of the potential views. 

•	 A brief summary of the findings for each parcel has 
been included.

Stage 6 - Analysis and Assessment

•	 Initial findings and constraints have been identified 
and included within each parcels analysis and 
development strategy.  

•	 A table for the sensitivity and value has been 
prepared.

Stage 7 - Landscape Capacity for Development

•	 The following matrix, extrapolated from the LCSS, was 
used to combine the sensitivity and value to provide a 
landscape capacity.

Sensitivity

Major Substantial Moderate Slight Negligible

Value Major Negligible Negligible Negligible/Low Low Low/Medium

Substantial Negligible Negligible/Low Low Low/Medium Medium

Moderate Negligible/Low Low Medium Medium/High High/Medium

Slight Low Low/Medium Medium/High High High/Very High

Negligible Low/Medium Medium High/Medium High/Very High Very High

LCSS Capacity Matrix
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GREEN BELT METHODOLOGY
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METHODOLOGY
The Reigate and Banstead Green Belt Review (RBGBR) has 

assessed specific smaller parcels that adjoin the existing 

urban boundaries. The definition of the larger parcels has been 

tested against the guiding principles set out within PPG2 (see 

Table 1 below)  and paragraph 85 of the NPPF which identify 

that boundaries should be defined using ‘physical features 

that are readily recognisable and likely to be permanent,’.

Table 1 - Reigate and Banstead Green Belt Boundary Strengths

Strong boundaries Weaker Boundaries

Prominent Landscape 
Features - valley, ridgelines, 
steep hills, etc

Man made - intermittent 
or unclear settlement 
boundaries, private/unmade 
roads or tracks, power lines, 
fencing

Water Courses - Rivers, 
streams, canals, etc

Vegetation - dense tree 
belts, protected woodlands 
and hedgerows

Vegetation - sparse or 
intermittent tree belts, 
unprotected woodland and 
hedgerows, field boundariesMan-made - motorways, 

major distributor roads, 
railway lines, established 
building lines/curtilage 
boundaries

In addition, the land included within the parcels should be of 

similar character and land use.

This exercise was carried out using Ordnance Survey maps, 

the Reigate and Banstead Local Plan proposals map, Google 

Earth and aerial photography.

Each of the Green Belt purposes were tested against a series 

of questions to provide a score of Low (Green), Medium 

(Orange) or High (Red). 

The results for each question were then combined to give 

an overall indication of their contribution to each purpose as 

follows; 

•	 Lesser Contribution = 1

•	 Moderate Contribution = 2; and

•	 Higher Contribution = 3.

The overall score for each purpose was then combined to give 

a cumulative parcel score.

The overall parcel score relates to the following table which 

then determines its overall priority for protection.

Cumulative Purpose Scores Priority for Protection 
Score

0-6 5 - Lowest Lightest Blue

7 4

8 3

9 2

10+ 1 - Highest

The following decision aiding criteria was used to determine 

the contribution to each purpose.

The fifth point ‘To assist in urban regeneration, by encouraging 

the recycling of derelict and other land’ is not assessed by the 

LPA within their methodology. This can not be tested until the 

availability and viability of ‘brownfield sites’ become known as 

part of the emerging Local Plan process.
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Tandridge, Reigate and Banstead Green Belt Review 
 June 2016 

Questions taken from Tandridge Local Plan Green Belt Assessment Methodology June 2015 and the Reigate and Banstead Development Management Plan (Regulation 18 Stage) Green Belt REVIEW 
June 2016. 

DECISION AIDING CRITERIA FOR PURPOSE 2 – To prevent neighbouring towns from merging into one another 

Factor Criteria Indicative Rating – 
Contribution to Purpose 2 

 
2A. Does the parcel 
protect open land which is 
contiguous or close to 
larger towns? 
 
 

How critical is the settlement separation? 
Essential Gap – Would removal of part of the parcel result in a merging of settlements  Higher  
Narrow Gap  –  Removal of part of the parcel for development would result in a narrowing of the gap 
between settlement 

Moderate 

Wide Gap – Removal of the parcel from the Green Belt would have no effect on the perceived closure 
of settlement gap  

Lower 

2B. How does the gap 
visually or physically 
contribute to the 
separation of settlements? 

Can you see any neighbouring settlement ‘on the ground’? 
Open – Open views between the areas of settlement  Higher  
Partial – Intervening woodland and buildings provide some screening/filtering of views between the 
settlements 

Moderate 

Screened – No inter-visibility between the settlements, screened by topography, vegetation or built 
form. 

Lower 

 

  

Tandridge, Reigate and Banstead Green Belt Review 
 June 2016 

Questions taken from Tandridge Local Plan Green Belt Assessment Methodology June 2015 and the Reigate and Banstead Development Management Plan (Regulation 18 Stage) Green Belt REVIEW 
June 2016. 

DECISION AIDING CRITERIA FOR PURPOSE 1- To check the unrestricted sprawl of large built-up areas 

Factor Criteria Indicative Rating – 
Contribution to Purpose 1 

 
1A. Does the parcel 
protect open land which is 
contiguous or close to 
larger towns? 
 
Does the parcel play a 
role in preventing ribbon 
development and non-
compact development? 

How well contained is the parcel?  
Not Contained - Little of the parcel is contiguous with the existing urban boundary – therefore the 
majority of the parcel is largely detached and poorly related to the existing urban boundary. 

Higher  

Partially Contained – minimum of 30% of the parcel boundary contiguous with the existing urban area 
– parcel has an appreciable relationship with the urban area 

Moderate 

Well contained – minimum of 65% contiguous with the existing urban boundary.  Parcel feels 
enclosed and well related to the existing urban area. 

Lower 

 
1B. Are there clear and 
robust boundaries to 
contain development and 
prevent long term sprawl? 
 
Would sprawl be stopped 
by other barriers other 
than land within the Green 
Belt? 

What is the strength of the boundaries of the settlement? 
Weak – boundaries of the parcel are predominantly formed by features identified as weak (Table 1 of 
the methodology - man-made – intermittent or unclear settlement boundaries, private/unmade roads 
or tracks, power lines, fencing or vegetation - sparse or intermittent tree belts, unprotected woodland 
and hedgerows, field boundaries). 

Higher  

Average – boundaries partially formed by features classified as strong (Table 1 of the methodology) 
or intermittently change between strong and weak boundaries.  

Moderate 

Strong  – boundaries of the parcel are predominantly formed by features identified as strong (Table 1 
of the methodology Prominent landscape features – valley, ridgelines, steep hills, Watercourses  – 
rivers, streams, canal etc - vegetation – dense tree belts, protected woodland and hedgerows – Man-
made – motorways, major distributor roads, railway lines, established building lines, curtilage 
boundaries.  Also includes defined settlement boundaries on the Local Plan map.. 

Lower 

1C. What are the 
characteristics of 
development – if any? 
 
Has this altered 
significantly since the 
designation of Green Belt? 

What are the characteristics of the development? – the effectiveness of the boundary 
Weak – Indistinct, blurred boundary along the settlement edge, notable ad hoc infilling and sporadic 
development, appears unplanned 

Lower  

Average – some definition of settlement boundary with limited areas of seemingly ‘unplanned’ 
development. 

Moderate 

Strong  – Clearly defined physical boundary along the settlement edge – notably planned 
development,  

Higher 
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Tandridge, Reigate and Banstead Green Belt Review 
 June 2016 

Questions taken from Tandridge Local Plan Green Belt Assessment Methodology June 2015 and the Reigate and Banstead Development Management Plan (Regulation 18 Stage) Green Belt REVIEW 
June 2016. 

DECISION AIDING CRITERIA FOR PURPOSE 4 – To preserve the setting and special character of historic towns 

Factor Criteria Indicative Rating – 
Contribution to Purpose 4 

 
4A. Is the open nature of 
the parcel an important 
part of the wider setting of 
a heritage asset? 
 
 

What role does the parcel play in conserving heritage setting or historic character? 
Integral – the openness and character of the wider parcel is clearly related – and contributes 
significantly to the setting of Reigate town or Conservation Areas 

Higher  

Largely undeveloped the openness and character of the parcel contributes to some extent to 
the setting of Reigate town or contributes significantly to the setting of other assets 

Moderate 

Limited  – the parcel plays a limited or localised role in conserving historic character or setting Lower 

4B. Is there a visual or 
physical link between the 
parcel and the heritage 
asset? 
 

Are there important views between the historic asset and the parcel? 
Important – clear views towards the setting or asset which form part of the experiences Higher  

Limited - Forms part of the visual setting and experiences  Moderate 

Negligible– there is little or no visibility between the asset and the parcel Lower 

 

 

   

Tandridge, Reigate and Banstead Green Belt Review 
 June 2016 

Questions taken from Tandridge Local Plan Green Belt Assessment Methodology June 2015 and the Reigate and Banstead Development Management Plan (Regulation 18 Stage) Green Belt REVIEW 
June 2016. 

DECISION AIDING CRITERIA FOR PURPOSE 3 – To assist in safeguarding the countryside from encroachment 

Factor Criteria Indicative Rating – 
Contribution to Purpose 3 

 
3A. Is the parcel largely 
open and rural in 
character? 

What degree of built form or other urbanising influences are there in the parcel? 
Undeveloped – Less than 10% of the parcel is covered by built or urban form, largely perceived as 
‘open’ rural landscape 

Higher  

Largely undeveloped – up to 25% of the parcel is covered by built or urban form or development is 
screened or assimilated into the existing vegetation framework (reducing effects on perceived 
openness/rurality) 

Moderate 

Partially developed – more than 25% of the parcel is covered by built or urban form – notably 
impacts on overall perception of openness and rurality 

Lower 

3B. Where buildings do 
exist within the 
countryside are they 
considered appropriate 
development? 

What Type of Development exists within the area? 
Appropriate - Buildings that are not considered inappropriate in Green Belt (NPPF Para 89) i.e. 
agricultural, equine or forestry, and may not be considered out of scale, size and place and/or 
contribute to the character of the area. 

Higher  

Mixed – a majority of appropriate development but with some notable departures from the NPPF. Moderate 
Inappropriate – development not included within the NPPF that has occurred since the defining of 
the Green Belt, potentially permitted through special circumstances.  Development scale and size 
is notable. 

Lower 

3C. Are there strong 
boundaries which would 
prevent physical or visual 
encroachment in the long 
term? 
 

What is the strength of the physical and visual boundaries between settlement? 
Weak – boundaries of the parcel are predominantly formed by features identified as weak (Table 1 
of the methodology - man-made – intermittent or unclear settlement boundaries, private/unmade 
roads or tracks, power lines, fencing or vegetation - sparse or intermittent tree belts, unprotected 
woodland and hedgerows, field boundaries). 

Higher  

Average – boundaries partially formed by features classified as strong (Table 1 of the methodology) 
or intermittently change between strong and weak boundaries.  

Moderate 

Strong  – boundaries of the parcel are predominantly formed by features identified as strong (Table 
1 of the methodology Prominent landscape features – valley, ridgelines, steep hills, Watercourses  – 
rivers, streams, canal etc - vegetation – dense tree belts, protected woodland and hedgerows – 
Man-made – motorways, major distributor roads, railway lines, established building lines, curtilage 
boundaries. 

Lower 
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