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 INTRODUCTION 

1.1.1 Miller Homes and Thakeham Homes are promoting Land off Sandcross Lane, Reigate, 

for a residential-led development.  The Site is located to the west of the A217, south 

of the centre of Reigate. It is situated south west of Sandcross Lane, south of Reigate 

Garden Centre. The site location is shown below as Image 1.1 and on Figure 1. 

Image 1.1: Site Location 

 
Source: Savills 
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1.1.2 The Reigate and Banstead Development Management Plan (DMP) 2018 – 2027 

identifies the Site as a ‘Sustainable Urban Extension’ and is proposed to be allocated 

for: 

• Residential: Approximately 260 new homes, including at least 65 units of 

retirement accommodation for older people; and  

• Commercial/retail: Small-scale local commercial facilities, including shops, to 

complement existing nearby facilities; and 

• Health: Land set aside for a new health facility, close to existing community 

facilities; and 

• Open Space: New high quality public open space in the western part of the 

site 

1.1.3 i-Transport has been appointed to provide highway and transport advice in relation 

to the development Site and specifically the impact of developing the site for circa 

350 dwellings, of which a proportion would be allocated to retirement home type 

accommodation.  

1.1.4 This transport overview has been prepared to provide early transport and access 

guidance and to demonstrate how the Site can be developed in a manner that can 

satisfy policy considerations, particularly the three key transport tests set out in 

paragraph 32 of the National Planning Policy Framework (NPPF), which require 

development proposals to ensure that: 

• Safe and sustainable access is provided for all people; 

• Opportunities for sustainable transport modes have been taken up; and 

• There is no severe residual cumulative transport impact.  

1.2 Report Structure  

1.2.1 While the DMP identifies a quantum of 260 new homes, including at least 65 units of 

retirement accommodation for older people, for the purposes of this note a total 

development quantum of 350 dwellings (Including 50 retirement dwellings) has been 

considered.  This is considered to be the worst case scenario, as should 65 retirement 

units ultimately be provided (rather than the 50 currently proposed), the overall 

traffic generation would reduce, as retirement dwellings have a lower peak period trip 

generation profile.  

1.2.2 Therefore, the remainder of this report makes reference to 50 retirement dwellings 

rather than the 65 identified in the DMP.  
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1.2.3 The remainder of this transport overview is presented as follows: 

• Section 2 – Site Access; 

• Section 3 – Sustainable Transport Strategy Principles; 

• Section 4 – Traffic Impacts; and 

• Section 5 – Summary and Conclusions. 
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 Policy Overview 

2.1 Local Policy  

Development Management Plan (DMP) Regulation 19 Consultation (January 2018) 

2.1.1 Policy SSW2 in the DMP demonstrates the consultation response for the Land at 

Sandcross Lane site. It describes what the proposed layout should make provision for: 

“Infrastructure:  

- Upgrading of off-carriageway cycle routes to the nearby local 

centre (Prices Lane).  

- Consideration should be given to whether there are opportunities 

to improve traffic management and access to Sandcross Primary 

School. Off road routes to the Primary School should be included. 

- Local improvements to existing bus infrastructure / passenger 

facilities in and around Sandcross Lane measures to maximise the 

accessibility of routes / services to new and existing residents.  

- Improvements to local highway network including the Dovers 

Green Road / Sandcross Lane junction and Slipshatch Road / 

Sandcross Lane junction. 

- Measures to manage the effects on nearby rural residential roads 

from rat-running and re-routing. 

- Submission of TA as part of planning application to include 

consideration of impacts on Woodhatch Road / A217 Dovers Green 

Road / Prices Road. Where necessary to contribute to any 

improvements and interventions required, with respect to the 

impact of additional traffic on safety, capacity, and efficiency of this 

junction.” 

Policy TAP1 

2.1.2 The Site will be supported by a Transport Assessment which will show that with 

appropriate mitigation that the development will not have an unacceptable impact in 

transport terms (including cumulative impacts) and will be delivered in line with Policy 

TAP1, i.e. that: 

• It will provide safe and convenient access for all road users, including 

pedestrians, cyclists an public transport users and will not materially 

exacerbate traffic congestion on the existing highway network, when 

considering the cumulative impacts of development in the locality.  
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• Incorporate a highway design and layout that promoted walking and cycling 

and complies with currently adopted highway standards and guidance 

including due regard to circulation, manoeuvring, turning space, visibility 

splays on-site parking and provision for loading/unloading, servicing and 

emergency vehicles at all times. 

• Furthermore, the site will consider opportunities to deliver shared use of 

parking provision for public parking when not in use and initiatives to increase 

travel by more sustainable options and help reduce the impact and frequency 

of travel by individual private car journeys to and from the development. 

Reigate and Banstead Borough Council Local Plan – Strategic Highway Assessment 

Report (October 2017) 

2.1.3 Using Surrey County Council’s strategic highway model, a Strategic Highway 

Assessment Report has been undertaken to assess the traffic impact for multiple 

scenarios.  

2.1.4 The findings of the modelling, and specifically Scenario B, which includes baseline 

growth, committed developments and proposed developments, is discussed in 

Section 5. 

Infrastructure Delivery Plan (November 2017) 

2.1.5 This report summarises the key infrastructure which is required to support the 

development proposed in the Development Management Plan. This report includes a 

number of infrastructure projects, of which many are located within the vicinity of the 

site and would provide effective mitigation for the scheme as well as benefits to 

existing residents. The most pertinent schemes are identified on Figure 2 and are 

summarised below in Table 2.1 
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Table 2.1: Infrastructure Development Plan (November 2017) 

Strategic 

Reference 
Infrastructure Type / Project Need for Project 

Local Road Network 

LRN2 Signalised junction of the A217 

(Cockshot Hill / Dovers Green 

Road) with Woodhatch Road 

and Prices Lane. 

To improve capacity, safety and pedestrian 

access of the junction. Planning applications, 

including Land at Sandcross Lane will need to 

demonstrate the impact of development on 

the surrounding network and in particular this 

junction. Should it be necessary, these 

developments will contribute to feasibility 

studies and junction improvements. 

LRN6 Improvements to the junctions 

of Dovers Green Road / 

Sandcross Lane and Sliphatch 

Road / Sandcross Lane 

junctions. 

To accommodate safely the additional traffic 

from the development of the site allocations: 

Land at Sandcross Lane. 

LRN12 A217 Dovers Green to junction 

with Woodhatch Road: 

Introduction of antiskid road 

surfacing on both approaches to 

Lonesome Lane to reduce the 

risk of skidding. 

To improve the safety of this junction.  

LRN13 A217 Woodhatch Road to Park 

Lane East: Increase width of two 

central islands 

To provide greater protection to the right turn 

lanes and encourage greater compliance with 

the 30mph speed limit. 

LRN14 A217 Park Lane East to Parkgate 

Road: Widening of pedestrian 

refuse island south of junction 

with Lymden Gardens; and 

replacement of pedestrian 

refuge with signalised crossing. 

To protect right turning vehicles and reduce 

the carriageway width to encourage greater 

compliance with the speed limit; and to make 

crossing safer for pedestrians 
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Strategic 

Reference 
Infrastructure Type / Project Need for Project 

Bus Services and Facilities 

BT4 Reigate and Redhill Quality 

Partnership – Bus corridor 

improvements on the A23 

corridor (430/465). 

Improvements to waiting areas, 

passenger facilities, passenger 

information and step-free 

access onto buses. 

To make using the bus easier and more 

attractive to local residents along key 

transport corridors. 

BT6 Improvements to existing bus 

infrastructure / passenger 

facilities in and around 

Sandcross Lane and measures to 

maximise the accessibility of 

routes / services to new existing 

residents. 

To support the development of land at 

Sandcross Lane, Reigate. 

BT7 Improvements to existing bus 

infrastructure / passenger 

facilities in and around Dovers 

Green Road, Reigate to serve 

development at land at Dovers 

Farm. 

To support the development of land at Dovers 

Farm. 
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Strategic 

Reference 
Infrastructure Type / Project Need for Project 

Cycle and Pedestrian Facilities 

CP20 Improvement and extension 

and pedestrian and cycle 

facilities on Dovers Green Road 

and Lonesome Lane and 

upgrading bridleway (BW61). 

To support the development of Land at 

Dovers Farm, Woodhatch. 

CP21 Off-road cycle route along Prices 

Lane. 

To support the development of land at 

Sandcross Lane. 

CP23 Cycle and pedestrian 

improvements under the 

Reigate Transport Package from 

Reigate Road from the town 

centre southwards to 

Woodhatch Road / Prices Road 

junction. 

To improve connectivity within the town 

centre and reduce congestion. Package of 

measures to improving the operation of key 

junctions and road links. 

CP24 Reigate Transport Package: 

Creation of off-carriageway 

cycle route within the town 

linking to Woodhatch junction 

(avoiding Cockshot Hill) 

Improvements to walking and cycling 

infrastructure to provide a safer and more 

pleasant alternative for pedestrians and 

cyclists, with the aim of reducing car use and 

road congestion. 

 

2.1.6 The infrastructure projects identified are commensurate with the likely impacts 

arising from the proposed development, as well as other sites in the vicinity and would 

form part of the overall strategy to improve sustainable travel options (LRN2, LRN13, 

LRN 14, BT4, BT6, BT7, CP20, CP21, CP23 and CP24) and ensure no residual cumulative 

severe impact (LRN2, LRN6, LRN12, LRN13 and LRN14) arising from the proposed 

development of 350 dwellings.  
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2.2 Summary 

2.2.1 In summary, the most recent evidence base has identified that the relatively modest 

impacts arising from the proposed development can be adequately mitigated through 

a package of measures which will improve conditions for pedestrians and cyclists, 

enhance local public transport provision and infrastructure and provide cost effective 

capacity improvements which will ensure that there is no residual severe impact. 
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 SITE ACCESS  

3.1 Site Access Strategy 

3.1.1 The site benefits from direct frontage to: 

• Sandcross Lane; 

• Slipshatch Road and  

• Whitehall Lane.  

3.1.2 Sandcross Lane is a residential access road forming the north-eastern boundary of the 

site.  It has a typical width of 6.2m, and footways of 1.8m to 2.0m provided on both 

sides of the road.  It is street -lit and is subject to a 30mph speed limit. 

3.1.3 Slipshatch Road is rural in nature with a derestricted speed limit at its western end.   

There is a stream crossing part way along its length, which narrows the carriageway 

to circa 4m.  East of the stream, the speed limit reduces to 30mph, there is frontage 

access to residential properties and a 1.6m wide footway and street lighting is 

provided on the southern side of the road.  

3.1.4 Whitehall Lane is a single track rural lane with a carriageway width of some 2.5m.  

There is no footway provision.  At its southern end the highway widens out to a total 

of 7.5m, including a 2.5m wide carriageway and 2.5m wide verges on both sides of the 

road. 

3.1.5 Prices Lane has a carriageway width of approximately 7m to 8m, has footways on both 

sides, is street lit and subject to a 30mph speed limit.  Prices Lane forms the western 

arm of the traffic signal controlled junction of A217 Cockshot Hill / Dovers Green Road 

and the A2044 Woodhatch Road.    

3.2 Vehicular Access 

3.2.1 It is possible to take access from both Sandcross Lane and Sliphatch Road.  Three 

points of access have been considered as part of this assessment.   

3.2.2 Access can be provided from Sandcross Lane, to the north of the existing Garden 

Centre. This would will take the form of a simple priority junction, as shown on 

Drawing ITB10313-GA-005, and replicated below as Image 3.1. 
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Image 3.1: Sandcross Lane (Northern Access) 

 

Source: i-Transport drawing ITB10313-GA-005  

3.2.3 This access onto Sandcross Lane will require the replacement of the existing Scout 

Hut.  

3.2.4 Access can also be provided from Sandcross Lane, to the south of the existing Garden 

Centre. This would will take the form of a simple priority junction, as shown on 

Drawing ITB10313-GA-005, and replicated below as Image 3.2. 

Image 3.2: Sandcross Lane (Southern Access) 

 

Source: i-Transport drawing ITB10313-GA-005  

3.2.5 Visibility splays of 2.4m x 54m have been shown at both access points based on 

observed speeds on Sandcross Lane.   
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3.2.6 There is also the potential for an access to be provided from Sliphatch Road.  The 

alignment is shown on Drawing ITB10313-GA-006 and replicated below as Image 3.3. 

This would be in the form of a simple priority junction.  Visibility splays of 2.4m x 63m 

have been shown at this access point based on observed speeds on Sliphatch Road.    

Image 3.3: Sliphatch Lane Access 

Source: i-Transport drawing ITB10313-GA-006  

3.2.7 All junctions have been tested based on expected future traffic flows, based on up to 

350 dwellings and are anticipated to work well within their theoretical capacity.  

3.3 Pedestrian / Cycle Access 

3.3.1 To deliver a permeable, connected and integrated development, a number of 

pedestrian and cycle accesses are proposed as part of the strategy comprising: 

• Pedestrian and cycle facilities at each of the proposed vehicular accesses; and 

• A pedestrian / cycle access onto Sliphatch Road. This access could also be used 

as an emergency access if required.  

3.3.2 Providing pedestrian/cycle access to Sandcross Lane from the north-eastern and 

south western corners of the site as well as Sliphatch Road will minimise walking 

distances to local facilities. 
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3.4 Development Concept  

3.4.1 The Site access strategy and development concept is presented in Image 3.4. 

Image 3.4: Site Access Strategy and Development Concept  

 

Source: Savills  

3.5 Summary 

3.5.1 A summary of the of access strategy is shown in Table 3.1. 

Table 3.1: Summary Table 

Summary 

Vehicular Access The site has direct frontage onto Sandcross Lane, Sliphatch Road 

and Whitehall Lane. 

Vehicular access can be provided from both Sandcross Lane and 

Sliphatch Road, of which three points of access have been 

considered: 

1. To the north of the existing garden centre on Sandcross 

Lane in the form of a simple priority junction. This will 

require the replacement of the existing Scout Hut. 
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2. To the south of the Garden Centre on Sandcross Lane in 

the form of a priority junction.  

3. On Sliphatch Road in the form of a simple priority 

junction. 

All proposed junctions have been tested and are anticipated to 

work well within capacity.  

Pedestrian and Cycle 

Access 

Pedestrian and cycle accesses have been proposed at each of the 

vehicular accesses and another access onto Sliphatch Road which 

would also be used for emergency access. 

Conclusion The access strategy can deliver safe access for all users, including 

pedestrians and cyclists. 
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 SUSTAINABLE TRANSPORT STRATEGY 

4.1 Proximity to Local Facilities and Services 

4.1.1 The site is located on the edge of a residential area, with good access to local facilities 

and services including a primary school within 200m and a local shop within 300m i.e. 

both within an 800m ‘easy’ walking distance, as shown on Image 4.1. 

Image 4.1: Local Facilities Plan  

 

4.1.2 Locally there is the existing Garden Centre and a selection of shops and services 

located on Sliphatch Road, including a newsagents, hairdressers and computer repair 

shop.  

4.1.3 Further facilities are available at the local centre around the Prices Lane/A217 

Cockshot Hill junction, which is less than 1km to the east and is well within a 2km 

‘acceptable’ walking distance from the site.   

4.1.4 An initial assessment of the proximity of the site to local facilities has been carried out 

and is presented at Table 4.1 and shown on Figure 1.  This has also considered walking 

and cycling journeys to each destination. 
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4.1.5 It can be seen from Table 4.1 and Figure 1 that the Site is well located to schools and 

employment opportunities and benefits from its proximity to the Prices Lane local 

centre which is less than 1km from the centre of the site. 

4.1.6 Additionally, the Site is well located to facilities within the Reigate urban area, which 

is within 2km which is considered to represent a reasonable walking distance, and a 

short cycle distance.  
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Table 4.1: Distance and Journey Times to Local Facilities and Services 

Type of 

Facility 
Destination 

Approximate 

Distance  
Walking  Cycling  

Education 

Sandcross School (Primary) 519  

Daisy Chain Nursery  619  

KidsUnlimited Reigate Day 

Nursery 
1140  

Reigate School 1490  

Dovers Green School 

(Primary) 
1730  

Reigate College  2760  

Employment 

Woodhatch Village Centre 976  

Reigate Town Centre 2460  

Canon Headquarters 1340  

Chapter House 3120  

Leisure 

South Parks Sports 

Association 
650  

Hair Salon 1050  

Woodhatch Park 1080  

Woodhatch Centre 1280  

Cricket Club 2540  

Donyngs Leisure Centre 3780  

Retail 

Reigate Garden Centre 276  

Sliphatch shops 400  

Co-Op 567  

Post Office 975  

Village Centre 976  

Morrisons 2550  

Reigate Town Centre 2460  

Health 

Oasis Dental Care 969  

Hartswood Dental Practice 722  

Pharmacy 940  

Malling Health South Park 704  

Transport 

Bus Stop SE – Bound 234  

Bus Stop NW – Bound  374  

Reigate Rail Station 3360  

Earlswood Rail Station  3376  

 Source:  Consultant’s Estimates & Google maps measurements. Note: Walking distances measured from the centre of 

the site. Walk Distances –  less than 800m,  between 801m and 2km,  between 2km and 3.2km Cycle 

Distances – less than 2km,  between 2km and 5km,  between 5km and 8km 
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4.2 Walking and Cycling Facilities 

4.2.1 Good pedestrian accessibility is provided along Sandcross Lane with footways of 1.8m 

to 2m in width on either side of the road. These connect into a network of good 

standard footway facilities throughout the surrounding residential area. 

4.2.2 Footway provision continues north onto Park Lane East where the majority of the 

route has footways on both sides of the road.  A continuous footway is provided on 

at least one side of the road into Reigate town centre providing good walking 

accessibility. 

4.2.3 Turning right out of the site heading south and to the east, footways are provided on 

both sides of the road providing access to Prices Lane and the local facilities at 

Western Parade.  There is a puffin pedestrian crossing on Prices Lane approximately 

30m to the east of the junction with Sliphatch Road.  

4.2.4 There are two pedestrian signalised crossing points available on Dovers Green Road. 

The pedestrian crossing point south of Prices Lane provides access to and from the 

local facilities on the western side and Woodhatch Park to the east. The crossing point 

north of Prices Lane provides access to Woodhatch Road and Reigate School to the 

east and towards local facilities and Sandcross Lane to the west.  

4.2.5 There are a number of routes within close proximity to the proposed Site which are 

considered suitable for cycling by SCC.  These routes include all of Sandcross Lane, 

Whitehall Lane, New North Road, Allingham Road, Crescent Road, Alexander Road, 

Park Lane East and Park Lane.  These provide a recommended route between the 

proposed site and Reigate Town Centre.  These routes are shown on Figure 1.    

4.2.6 Running south of the site is the Surrey Cycle Way.  This provides a scenic route along 

country roads and covers a total distance of 150km. Sliphatch Road and Prices Lane 

are signposted as part of the Surrey Cycleway.  This section of the route runs from the 

local areas of Brockham and Leigh through to Woodhatch. This route provides 

excellent access towards services and facilities on Prices Lane as well as Reigate 

School.  At its eastern end, the Surrey Cycleway links to the National Cycle Network 

Route 21, which in turn routes north to south providing a route locally between 

Redhill, Earlswood and Salfords.   
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4.2.7 Image 4.2 shows the public right of ways (PRoW) located in close proximity to the site. 

These PRoW provide routes to Reigate Park and shorter routes through to Reigate 

town centre.  

Image 4.2: Map Showing Public Rights of Way and cycleways 

 

Source: Surrey Interactive Map 

4.2.8 Given the good pedestrian accessibility of the site, the internal layout can be designed 

to maximise walking opportunities and to minimise journey distances. A permeable 

network of streets will be provided to promote use by sustainable modes of travel.  

4.2.9 Local improvements identified within the Infrastructure Delivery Plan (Such as CP21, 

CP23 and CP24) will enhance local routes and encourage the take up of these 

sustainable modes between the site and local facilities.  

4.3 Access to Public Transport  

4.3.1 Public transport is accessible to the future residents of the proposed site, providing 

opportunities for accessing local facilities and services as well as those further afield.  
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4.3.2 There are two bus stops in close proximity to the site. These are located on Sandcross 

Lane circa 235m and 375m from the centre of the site (or within 100m from the 

boundary of the site). Table 4.2 demonstrates the bus services available to future 

residents. These routes are shown on Figure 3. 

Table 4.2: Bus Services 

Service Route 
Typical Frequency 

Mon - Fri Saturdays Sundays 

430 

Merstham-

Redhill-East 

Surrey Hospital-

Reigate 

2 services per 

hour 

Depart 06:33 

and return 22:57 

from Merstham 

2 services per 

hour  

Depart 06:41 

and return 22:57 

from Merstham 

1 service per 

hour  

Depart 08:14 

and return 21:57 

from Merstham 

435 

Merstham-

Redhill-East 

Surrey Hospital-

Reigate 

2 services per 

hour 

Depart 06:36 

and return 22:24 

from Merstham 

2 services per 

hour 

Depart 06:49 

and return 22:24 

from Merstham 

1 service per 

hour 

Depart 08:31 

and return 21:24 

from Merstham 

Source: Traveline and Surrey County Council 

4.3.3 Table 4.2 demonstrates that there are two frequent bus services available from these 

bus stops. Routes 430 and 435 provide a circular service between Merstham and 

Reigate East Surrey Hospital (2 services per hour Monday to Saturday and 1 service 

per hour on a Sunday). 

4.3.4 Furthermore, there are services which run along Cockshot Hill, stopping adjacent to 

and opposite Angel Place, near the junction of Prices Lane. Services 420, 424, 433 and 

774 operate from these stops. 

4.3.5 Rail services are available from Reigate and Earlswood rail stations located some 

3,360m and 3,376m respectively from the centre of the site. Table 4.3 shows the rail 

services available. 

Table 4.3: Rail Services from Reigate Rail Station 

Destination 
Typical Daytime Frequency Typical Journey 

Time (approx.) Peak Services Off-Peak Services 

Gatwick Airport 1 per hour 1 per hour 17 minutes 

Reading 2 per hour 2 per hour 1 hour 15 minutes 

Redhill 4-5 per hour 3 services per hour 5 minutes 

London Victoria 1 per hour 1 service per hour 37 minutes 

Source: National Rail 
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4.3.6 Table 4.3 demonstrates that there are frequent services to key destinations including 

Gatwick Airport, Reading, Redhill and Tonbridge. This provides accessibility to 

destinations further afield including those wanting to travel abroad from Gatwick 

Airport.  

4.3.7 Table 4.4 also demonstrates that there are services available to different key 

destinations including London Bridge, London Victoria, Horsham and Three Bridges. 

With mostly frequent services throughout the day.  

Table 3.4: Rail Services from Earlswood Rail Station 

Destination 
Typical Daytime Frequency Typical Journey 

Time (approx.) Peak Services Off-Peak Services 

London Bridge 2 services 2 per hour 46 minutes 

Horsham 2-3 per hour 2 per hour 32 minutes 

Three Bridges 2-3 per hour 2 per hour 18 minutes 

London Victoria 3 per hour 0 per hour 46 minutes 

Source: National Rail 

4.3.8 The development provides an opportunity to reinforce existing public transport 

facilities and services, benefiting new residents of the development and those in 

existing adjacent residential areas.   

4.3.9 Local improvements identified within the Infrastructure Delivery Plan (Such as BT4 

and BT6) will enhance local bus provision and infrastructure and help promote its 

uptake.  

4.4 Sustainable Transport Strategy Principles 

4.4.1 The location of the Site relevant to local facilities and benefiting from the good 

sustainable connections described in Sections 4.2 and 4.3, means that the 

development offers a significant opportunity to create a sustainable and integrated 

development that will not be reliant upon the private car. 

4.4.2 To build on the site’s excellent location relevant to local services, the development 

will be brought forward alongside a sustainable transport strategy comprising a 

package of improvements to enhance access opportunities by all modes of travel. 
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4.4.3 Whilst the detail of the sustainable transport strategy will be developed as the 

proposal progresses, Table 4.5 identifies a series of strategy principles which will be 

applied. 

Table 4.5: Sustainable Transport Strategy Principles 

Principle Measure 

Facilitate home working 
Ensure dwellings provide adequate space for home working, and that 

they are provided with appropriate infrastructure (i.e broadband). 

Improved Footway / 

cycleway provision   

Undertake a non-motorised user audit and identify gaps in pedestrian 

and cycle network, especially towards Reigate Town Centre, Rail 

Station and Earlswood Rail Station.  

IDP schemes CP21, CP23 and CP24 

Facilitate improvements to 

public rights of way 

Provide sensitive and appropriate surfacing and access improvements 

to local footpaths and bridleways to facilitate access to the 

countryside, Reigate Park and Reigate Town Centre.  

Encourage bus access to 

the site 

The internal road layout will be designed to ensure that bus access 

could be provided through the site if an operator considered this 

viable within current timetabling  

Bus Stop waiting facilities 
Deliver high-quality bus stop facilities locally. 

IDP BT4 and BT6 

Promote Smarter Choices 
Promote a package of travel incentives, travel planning services and 

travel information to encourage sustainable travel.  

 

4.4.4 The Site can contribute towards the delivery of the following sustainable travel 

interventions which have been identified in the Infrastructure Delivery Plan and the 

Reigate and Banstead Development Management Plan (DMP) 2018 – 2027: 

• Upgrading of off-carriageway cycle routes to the nearby local centre (along 

Prices Lane); 

• Consider opportunities to improve traffic management and access to 

Sandcross Primary School, including off road routes to the Primary School  

• Local improvements to existing bus infrastructure/passenger facilities in and 

around Sandcross Lane and  

• measures to maximise the accessibility of routes/services to new and existing 

residents  

4.4.5 A development quantum totalling 350 dwellings rather than 260 dwellings would 

most likely bring forward a greater opportunity to deliver sustainable travel 

interventions and would also help to strengthen existing local bus services.  
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4.5 Summary 

4.5.1 A summary of the Site Accessibility is shown in Table 4.6. 

Table 4.6: Summary Table 

Summary 

Proximity to Local 

Facilities and Services 

Good access to local facilities and services with many located 

within an 800m ‘easy’ walking distance and all within a 

reasonable cycling distance.  

Walking and Cycling 

Facilities  

Existing provision along Sandcross Lane and continued 

provision to Prices Lane and the local facilities at Western 

Parade. 

Pedestrian crossing points on Prices Lane and two signalised 

crossings on Dovers Green Road. 

Number of suitable cycling routes within close proximity to the 

site, including The Surrey Cycle Way with linkages to the 

National Cycle Network Route 21. 

Good network of public rights of way in the area. 

Access to Public 

Transport 

Two bus stops located in close proximity to the site, operated 

by services 430 and 435 providing a frequent service via circular 

routes to East Surrey Hospital, Redhill and Merstham. 

Reigate and Earlswood railway stations within a cycle distance 

of the site, provide the opportunity to travel to key destinations 

including, Gatwick Airport, Redhill, London Victoria, London 

Bridge and Horsham. 

Sustainable Transport 

Strategy Principles 

The development will be brought forward alongside a 

sustainable transport strategy comprising a package of 

improvements to enhance sustainable travel, including 

schemes identified within the IDP.  

Sustainable travel options will therefore be taken up.  
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 TRAFFIC IMPACTS 

5.1 Overview 

5.1.1 To consider the potential traffic impacts of the development of the Site, an initial and 

high level appraisal has been carried out and is summarised in this section.   

5.1.2 The assessment considers the delivery of up to 350 dwellings, of which circa 50 have 

been identifies as being dedicated as retirement homes.  This is considered a worse 

case, as if the number of retirement homes increased to 65, overall trip generation 

would reduce, as these units have a lower traffic generation rate.   

5.1.3 The assessment concludes that the local highway network could adequately 

accommodate the additional traffic over and above that associated with a 

development of some 260 dwellings (of which a proportion would be retirement 

dwellings).  

5.2 Study Area 

5.2.1 In view of the location of the site relative to local facilities and areas of employment, 

it is likely that the greatest impacts of development will be experienced to the north 

and south of the Prices Lane / Woodhatch Road junction on the A217 Dovers Green 

Road and A217 Cockshot Hill.  However, given the network of streets locally, routes 

to the north and south mean that the impact of traffic at the A217 / Prices Lane / 

Woodhatch Road junction is minimised.  

5.2.2 For those reasons this initial traffic assessment has focussed on the A217 corridor, and 

particularly the following junctions: 

• A217 Cockshot Hill / Park Lane East; 

• A217 / Prices Lane / Woodhatch Road; and 

• A217 Dovers Green Road / Sandcross Lane. 
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5.3 Trip Generation  

5.3.1 An initial assessment of the traffic impact on the local highway network has been 

undertaken using the TRICS database based upon a development of 350 dwellings, of 

which 50 dwellings would be as dedicated retirement uses.  A private house rate has 

been considered for a robust assessment and as such if dwellings were provided for 

‘older people’ as identified in SSW2 of the DMP, the overall trip generation is likely to 

be less. The results are summarised in  

5.3.2 Table 5.1 summarises typical trip rates derived from TRICS for private houses and 

retirement facility. 

Table 5.1: Weekday Vehicle Trip Rates and Generation  

 

Morning Peak (07:30 – 08:30) Evening Peak (17:00 – 18:00) 

In Out 
Two-

way 
In Out 

Two-

way 

Private Dwellings  

Trip Rate (per 

dwelling) 

0.14 0.43 0.58 0.36 0.25 0.61 

Residential Trips 42 130 173 108 75 183 

Retirement home 

Trip Rate 
0.066 0.061 0.127 0.061 0.111 0.172 

Retirement Home 

Trips 
3 3 6 3 6 9 

Total Vehicle 

Movements 
46 133 179 111 81 192 

Source: TRICS / Consultant’s calculations based on TRICS data 

5.3.3 A development of some 350 dwellings (including 50 retirement dwellings) would 

generate around 179 two-way vehicle movements during the morning peak hour and 

192 two-way vehicle movements during the evening peak hour, equivalent to around 

3 to 4 vehicles every minute.  

5.3.4 A development of some 260 dwellings (including 65 retirement dwellings) would 

generate around 120 and 130 two-way vehicle movements during the morning and 

evening peak hours respectively.  

5.3.5 The additional development identified would add an additional 60 two-way 

movements in any peak hour, equivalent to around 1 additional movement every 

minute in the peak.  
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5.3.6 The likely journey purpose for the vehicular peak hour trips has been derived from the 

National Travel Survey (NTS) 2015 (DfT). For journeys to work the 2011 Census has 

been reviewed to identify the likely destination for employment journeys, whilst for 

other journey purposes the distribution of non-employment trips has been estimated 

by a P/T² gravity model. 

5.3.7 Traffic has been assigned to the local network based on online journey planning tools 

(Google Maps Directions facility) applying a peak period travel time during the 

morning peak hour to reflect existing traffic conditions.  

5.3.8 Based on the assessment of traffic distribution and assignment, it is estimated that 

the development traffic will be distributed as follows: 

• 45% north to Reigate via the A217 Cockshot Hill via Park Lane East; 

• 9% north via Park Lane; 

• 20% east via Prices Lane and A2044 Woodhatch Road; and 

• 26% south on A217 Dovers Green Road, via Sandcross Lane.  

5.3.9 Existing traffic flows were recorded through Manual Classified Counts (MCC) surveys 

on Tuesday 28 April 2015 (a neutral period) during the morning and evening peak 

periods at the Cockshot Hill/Park Lane East priority junction, Cockshot Hill/Woodhatch 

Road/Dovers Green Road/Prices Lane signalled controlled junction and Dovers Green 

Road/Sandcross Lane priority junction.  

5.3.10 Table 5.2 summarises the likely traffic impact of the development on the local 

highway network compared to 2020 Future Baseline traffic flows during network peak 

periods. 
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Table 5.2: Local Traffic Impact  

Link 

Morning Peak (07:30 – 08:30) Evening Peak (17:00 – 18:00) 

2020 Base 

Flow (Two 

Way) 

Dev 

Traffic 

Impact 

(%) 

2020 

Base 

Flow 

Dev 

Traffic 

Impact 

(%) 

Park Lane East/Cockshot 

Hill between Church 

Road and Crescent Road 

1370 79 5.8% 1228 84 6.9% 

Prices Lane and 

Woodhatch Road – Prices 

Lane/Cockshot Hill 

Junction 

1039 36 3.5% 1027 39 3.8% 

Dovers Green Road and 

Sandcross Lane – Dovers 

Green Road 

1082 47 4.3% 834 50 6.0% 

Source: Consultants Calculation 

5.3.11 Development of the site for up to 350 dwellings (of which 50 would be retirement 

homes) would have a maximum impact on two-way traffic flows on the local highway 

network of 5.8% in the morning peak and 6.9% in the evening peak.  

5.3.12 The additional development identified would add an additional 60 two-way 

movements in any peak hour, equivalent to around 1 additional movement every 

minute in the peak.  When split across the identified access routes this equates to no 

more than 26 movements (or one every two minutes) on any particular route. 

5.3.13 These relatively low levels of flow change will not have a materially significant effect 

on the operation of the local network once identified mitigation is included, and will 

be contained to daily traffic flow fluctuations. 

5.4 Junction Operation and Mitigation 

5.4.1 The impacts of the identified potential development sites in the DMP have been 

assessed by Surrey County Council (SCC) through the Reigate and Banstead Borough 

Council Local Plan Transport Assessment (October 2017).  This identifies local network 

hotspots and sections of road under stress in the future year.  Image 5.1 provides an 

extract from the model.  This identifies only one junction within the vicinity of the site 

as a congestion hotspot.  
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Image 5.1: Network (R&B Local Plan Model Hotspots)  

 

Source: Reigate and Banstead Borough Council Local Plan Transport Assessment produced by Surrey County Council 

(SCC) 

5.4.2 The operation of the Prices Lane / A217 / Woodhatch Road junction is a known bottle 

neck on the existing network as identified within the Reigate and Banstead Borough 

Council Local Plan Transport Assessment produced by Surrey County Council (SCC). 

The A217 Dovers Green Road is also a hotpost identified by Surrey County Council and 

has been identified for future improvements within the Infrastructure Delivery Plan 

set out in Section 1.2.4 
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5.4.3 Using Surrey County Council’s strategic highway model, a Transport Assessment has 

been undertaken to assess the traffic impact for multiple scenarios.  These include 

scenarios A, B and C.  

5.4.4 In Scenario B there is an average weekday delay of 24 seconds for the junction of 

Sliphatch Road with Prices Lane and Sandcross Lane. However, the TA goes on to 

provide evidence that the RFC values of these junctions are at 0.33 or less, and 

therefore a delay of 24 seconds would not affect the operation of the junction. 

5.4.5 It is of note that the Prices Lane / A217 / Woodhatch Road junction was also identified 

at the time of developing a highway strategy for Horley regeneration and funding 

secured to make improvements at the junction.  The type and extent of these 

improvements are still being considered by SCC and the Horley regeneration team.   

5.4.6 Miller Homes and Thakeham Homes have sought a meeting with Surrey County 

Council to discuss opportunities to improve the junction as well as ways in which 

traffic movements can be removed from the junction to improve its operation.     

5.4.7 Due to the routing options which limit the need for development traffic to route 

through the Prices Lane / A217 / Woodhatch Road junction, the development of up 

to 350 dwellings (including 50 retirement dwellings) is only likely to generate some 36 

to 39 two way movements through the Prices Lane / A217 / Woodhatch Road 

junction.  This is equivalent to one movement every two minutes, or one additional 

movement per cycle of the traffic lights.   

5.4.8 Several mitigation schemes have been considered and reviewed and from the work 

undertaken to date, it is evident that with some relatively minor geometrical 

realignment which could include localised widening on Woodhatch Lane and 

amending the right turn lane configuration from Cockshot Hill and Dovers Green Road 

it would be possible to deliver a scheme within the adopted highway which would 

provide some modest increases in capacity as well as safety benefits.  

5.4.9 Furthermore, it is considered that a detailed review of the location of existing loops, 

sensors and signaling equipment, and thus bringing signal equipment up to latest 

standards could also deliver modest capacity and safety improvements. This package 

of improvements would mitigate the relatively small impact which would occur from 

the proposed development, causing nil detriment.  
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5.4.10 Furthermore, a strategy has been identified which includes improvements to the 

junctions at Park Lane East / A217 Cockshot Hill to the north and Sandcross Lane / 

A217 Dovers Green Road to the south, which can also play a role in reducing demand 

at the Prices Lane / A217 / Woodhatch Road junction.   

5.4.11 All of the mitigation identified is suitable of accommodating up to 350 dwellings rather 

than 260 dwellings and it is evident that there would very little difference in terms of 

development impacts, between 350 dwellings and 260 dwellings.   

5.4.12 The mitigation identified is also in line with the mitigation identified in the IDP, 

including the following: 

• A217 (Cockshot Hill / Dovers Green Road / Woodhatch Road / Prices Lane 

junction (IDP LRN2); and  

• Dovers Green Road / Sandcross Lane and Sliphatch Road / Sandcross Lane 

junctions (IDP LRN6).  

5.4.13 A development quantum totalling 350 dwellings rather than 260 dwellings would 

most likely bring forward a greater opportunity to deliver far greater improvements 

to local junctions.   
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5.5 Summary 

5.5.1 Table 5.1 below provides a summary of the Traffic Impact. 

Table 5.1: Summary Table 

Summary 

Trip 

Generation 

Some 350 dwellings (including 50 units for retirement use) would generate 

around 179 to 192 two-way vehicle movements in a peak hour, equivalent 

to around 3-4 vehicles every minute two way.  

The delivery of 350 dwellings rather than 260 dwellings would generate 

some 60 additional two-way movements in a peak hour (or only one 

additional movement per minute) 

Traffic 

Distribution 

Traffic distribution would be along the lines of: 

• 45% north - A217 Cockshot Hill (via Park Lane East); 

• 9% north via Park Lane; 

• 20% east - Prices Lane and A2044 Woodhatch Road; and 

• 26% south - A217 Dovers Green Road, (via Sandcross Lane).  

Junction 

Operation 

Maximum percentage impact on the local highway network of between 

5.8% and 6.9% in the morning and evening peaks.  

Impact upon the Prices Lane / A2044 Woodhatch Road junction is limited 

with only one additional vehicle being added per cycle of the traffic lights.  

Relatively low levels of flow changes unlikely to have a significant effect on 

the operation of the local network. 

Results are backed up by the modelling undertaken by SCC. 

Mitigation  The Infrastructure Delivery Plan has identified a number of localised 

improvements which could deliver capacity improvements to accommodate 

the planned development.  This and schemes identified as part of this 

review are suitable to accommodate the proposed development quantum 

of up to 350 dwellings.    

The mitigation identified is in line with that identified within the IDP 

Conclusion The Site can therefore be developed for up to 350 dwellings, in a manner 

that can satisfy paragraph 32 of the National Planning Policy Framework 

(NPPF), which require development proposals to ensure that there is no 

severe residual cumulative transport impact. 
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 SUMMARY AND CONCLUSION 

6.1 Summary 

6.1.1 Miller Homes and Thakeham Homes are promoting Land off Sandcross Lane for a 

residential development.  The site is capable of accommodating up to 350 dwellings 

(including 50 retirement dwellings). The site is identified as a potential residential 

allocation in the Development Management Plan.   

6.1.2 This Transport Overview has been prepared to consider whether the development of 

the site can be brought forward in a manner which delivers sustainable development 

and complies with relevant policy. 

6.1.3 The assessment has considered a worst-case scenario of 350 dwellings of which 50 

would be retirement homes.  This is considered to be the worst case scenario, as 

should 65 retirement units ultimately be provided (rather than the 50 currently 

proposed), the overall traffic generation would reduce, as retirement dwellings have 

a lower peak period trip generation profile.  

6.1.4 Infrastructure projects identified in the IDP are commensurate with the likely impacts 

arising from the proposed development, as well as other sites in the vicinity and would 

form part of the overall strategy to improve sustainable travel options (LRN2, LRN13, 

LRN 14, BT4, BT6, BT7, CP20, CP21, CP23 and CP24) and ensure no residual cumulative 

severe impact (LRN2, LRN6, LRN12, LRN13 and LRN14) arising from the proposed 

development of 350 dwellings.  

6.1.5 The Site will be supported by a Transport Assessment which will show that with 

appropriate mitigation that the development will not have an unacceptable impact in 

transport terms (including cumulative impacts) and will be delivered in line with Policy 

TAP1.  The Site will contribute towards the delivery of the following interventions 

which have been identified in the Infrastructure Delivery Plan and the Reigate and 

Banstead Development Management Plan (DMP) 2018 – 2027: 

• Upgrading of off-carriageway cycle routes to the nearby local centre (along 

Prices Lane); 

• Opportunities to improve traffic management and access to Sandcross 

Primary School, including off road routes to the Primary School;  
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• Local improvements to existing bus infrastructure/passenger facilities in and 

around Sandcross Lane; and  

• Improvements to local junctions, including Dovers Green Road / Sandcross 

Lane junction; Sliphatch Road / Sandcross Lane junction and Woodhatch Road 

/ A217 Dovers Green Road / Prices Road junction where necessary following 

the submission of a Transport assessment to support any planning 

application(s)  

6.1.6 It is evident from the assessment that a development of up to 350 dwellings can 

suitably be accommodated and that there would be a negligible difference between 

the delivery of 260 dwellings and 350 dwellings, with there being no demonstrable 

impact between the two development quantum’s.   

Safe and sustainable access is provided for all people 

6.1.7 Two vehicular accesses can be provided onto Sandcross Lane and one from Sliphatch 

Road. These would be in the form of simple priority junctions.  Pedestrian and cycle 

access would be provided at each of the proposed vehicular accesses, and through a 

dedicated access onto Sliphatch Road.  

6.1.8 The access points can be designed in accordance with relevant design standards and 

would deliver safe and suitable accesses to the proposed development for all users.   

Opportunities for sustainable transport modes  

6.1.9 The site is well located to local services and facilities and benefits from good existing 

sustainable transport connections. These will be improved through the delivery of a 

sustainable transport strategy to ensure that opportunities for sustainable travel are 

taken up and promoted at the site.  

6.1.10 Furthermore, the Infrastructure Delivery Plan identifies improvements to local bus 

services (430 and 435), bus priority measures locally and improvements to cycle 

facilities.   

Residual cumulative transport impact.  

6.1.11 An assessment of the traffic impact of the proposed development on the local 

highway network indicates that the development would have generally less than a 

6.9% increase in traffic at any one junction.  
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6.1.12 Given the routing options from the site, the impact upon the Prices Lane / A2044 

Woodhatch Road junction are likely to be limited to around 30 to 40 additional 

movements two way within peak hour, with only one additional vehicle being added 

per cycle of the traffic lights.  

6.1.13 A review of the operation of local junctions demonstrates that there are deliverable 

mitigation schemes which can deliver a package of measures which can both mitigate 

the development impacts as well as improving the existing situation for existing 

residents.   

6.1.14 The Infrastructure Delivery Plan identifies improvements to traffic signal monitoring 

and operation across the network, along with improvements to enable real-time 

alterations to timing / signal patterns.   

6.1.15 Modelling undertaken by SCC identifies that the increase in vehicle movements would 

not result in a significant impact on the operation of the local highway network. 

6.1.16 The delivery of 350 dwellings rather than 260 dwellings would generate some 60 

additional two-way movements in a peak hour (or only one additional movement per 

minute) which is unlikely to have any demonstrable impact in respect to the operation 

of the local highway network.  

6.2 Conclusion 

6.2.1 Against this background, it is concluded that the proposed development site can 

deliver 350 dwellings in a manner that satisfies the three key tests set out in paragraph 

32 of the National Planning Policy Framework (NPPF) and there are no highway or 

transport reasons that the proposed development should not be allocated. 
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