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Dear Sir / Madam, 

 

DEVELOPMENT MANAGEMENT PLAN REGULATION 19 CONSULTATION 

 

We act on behalf of Solum Regeneration, who are promoting the development of the sites at Redhill 
Station and are instructed to submit representations to the Development Management Plan Regulation 

19 consultation.  By way of background, we previously submitted representations on behalf of our 
client, regarding the Regulation 18 Development Management Plan.  It would appear, however, that 

these comments have not been formalised in the more recent Regulation 19 Development Management 

Plan (DMP) document and we, therefore, write again to make representations in response to the 
Council’s current consultation. 

 
Background 

 

Solum is a partnership between Network Rail and Kier Property which was formed in 2008 to encourage 
regeneration and investment into the railway through mixed-use development on underutilised railway 

land, providing new homes and facilities for the local community.   
 

The Redhill Station sites are brownfield sites, located within the town of Redhill, which is situated in 

the east of the county of Surrey.  The station in general is located on the east of the primary shopping 
area of Redhill, as identified in the Regulation 19 DMP Redhill Inset Policy Map.  The railway lines 

include the main London to Brighton line, the North Downs Line from Redhill to Reading, and the Redhill 
to Tonbridge line.  

 
The Redhill Station sites consist of two sites, known as A and B (see attached site plans).  The total 

area of these sites is approximately 2.17 hectares (ha).  Site A (0.97 ha) is located to the west of the 

railway line, and its current principle use is as a car park serving the railway station, with the ticket 
office area at the south of the car park.  Residential properties (Ladbroke Road) lie to the north, with 

railway tracks to the east, the A25 Redstone Hill to the south and the A43 Princess Way to the west, 
from which its current principal access is gained.  

 

Site B (1.20 ha) is located to the east of the railway line, and again, is principally used for car parking, 
serving the east entrance to the station.  At the south of the site are several Network Rail buildings and 
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a service yard, which are accessed through the site but do not form part of the site.  A public underpass 

allows pedestrian access under the railway tracks to the town centre beyond.  Access to Site B is from 
the A25 Redstone Hill.  

 
Planning permission for the redevelopment of Sites A and B was granted in January 2014, under 

reference 13/00848/F, which approved a high density residential and retail mixed use development.   

 
Regulation 19 Objections 

 
Solum Regeneration acknowledge and support the Council’s recognition of housing needs and the role 

to be played by growth and regeneration, particularly in urban areas, in meeting those needs.  The 

Regulation 19 consultation document identifies several strategic sites for the delivery of the majority of 
the Council’s housing needs. 

 
At this stage, however, the consultation document does not identify a site-specific policy for the 

allocation of the Redhill Station sites.  Therefore, my client would like to submit a representation to 
promote the allocation of the station sites in terms of the range of uses, quantum of development and 

heights to support the long-term regeneration of Redhill.  

 
In the absence of a formal allocation for the Redhill Station sites, Solum considers that the Regulation 

19 document is inconsistent with the National Planning Policy Framework (NPPF) and Planning Practice 
Guidance, is not justified and does not sufficiently carry forward relevant matters from previously 

adopted Council policy, specifically regarding brownfield development sites and parking provision.  

Consequently, our client objects to the current consultation document and considers it to be unsound.  
 

Policy CS8: Area 2a (Redhill) The scale and location of development.  
 

Area 2a (Wealden Greensand Ridge – Redhill and Merstham) of this policy is both unsound and 
ineffective as it fails to recognise the Redhill Station sites as available sites to be allocated for 

development.  It is therefore inconsistent with national policy and previously adopted local policy, which 

recognises the sites as opportunity sites for development 
 

Objective PS3 is to “Allocate sites for development across the borough consistent with the Core Strategy 
and sustainability principles”.  The Regulation 19 document states, at paragraph 4.4.8: 

 

“the majority of Redhill town centre sites have previously been identified as having 
development potential through the Council’s draft Redhill Town Centre Area Action Plan. The 
DMP carries forward the majority of identified Redhill Town Centre Area Action Plan (Draft 
2012) sites, but with modifications that reflect subsequent changes in the economic 
environment and anticipated development potential.” 

 
The document goes on to identify several strategic sites for the delivery of the majority of the Council’s 

housing needs, including sites in Redhill Town Centre.  At this stage, however, a site-specific policy has 
not been identified for the Redhill Station sites, which are currently underutilised brownfield sites and 

ideal locations for development, in accordance with the sustainability principles within the NPPF.  
 

In addition to this, the Department for Communities and Local Government has recently consulted on 

proposed changes to the NPPF.  At paragraph 14, the consultation document, dated December 2015, 
proposes increasing the density of development around commuter hubs, wherever feasible, to make 

more efficient use of land in suitable locations, including non-operational railway land near to existing 
stations.  
 
Previous Policy RTC1-E of the Redhill Town Centre Area Action Plan (Draft 2012) identifies Site A as a 
major opportunity site, and Site B as an opportunity site, both for mixed-use development.  Site A is 

also identified (Site RE01) in the more recent Housing and Economic Land Availability Assessment 
(January 2018), which was carried out as part of the evidence base for the Regulation 19 DMP, as land 



 

 
 

 
3 

that is suitable and available for both residential and retail development.  Despite the recognition of the 

sites in these two documents, the Redhill Station sites have not been formally allocated in the Regulation 
19 DMP, which is unjustified.  

 
The Redhill Station sites are highly accessible sites within Redhill town centre, and therefore priority 

locations for development through Policy CS4 of the Core Strategy.  The Draft Redhill Town Centre Area 

Action Plan included an assessment of the town centre with regards the appropriateness of tall buildings 
in various parts of the town.  The AAP explained that tall buildings, within its definition of the term, 

means 8+ storeys but that regard must be had to the ratio between building heights, street width and 
surrounding topography.  The AAP specifically mentions Site A with regards tall buildings, (see attached 

extract from previous AAP site allocation), stating:  

 
“There is an opportunity for a landmark building above the main station entrance.  This location 
within the station cluster is identified as an area appropriate for taller buildings given its location 
at one of the town centre’s arrival points.” 

 
Our client is committed to the delivery of the Redhill Station sites for high density residential and mixed-

use development, including taller buildings, and therefore seeks the formal allocation of the Redhill 

Station sites, as part of Policy CS-8 Area 2a.  Such an allocation should also carry forward the previous 
recognition of Site A’s capacity to accommodate taller buildings (i.e. 8+ storeys).  This will clearly 

demonstrate priority being given to development of brownfield sites in urban areas, in accordance with 
NPPF policy (paragraphs 17, 89 and 111).  

 

Whilst previous permissions secured a significant amount of retail space for Site A, market conditions 
mean that such a use can no longer maximise the benefits of the site to the regeneration of Redhill 

town centre nor the improvement of railway facilities.  Accordingly, to sustain the vitality and viability 
of Redhill Town Centre, residential development with some supporting commercial / retail uses would 

make more efficient use of the land.  It is considered that Site A should, therefore, be allocated for 
high-density residential-led mixed use development suitable, with supplementary retail or commercial 

uses.   Accordingly, the displaced parking from Site A should be recognised in terms of a formal linked 

allocation for Site B in the form of a multi-storey car park designed and built to the latest standards.   
 

Sufficient flexibility within the Site-Specific allocations, in terms of the proposed range of uses, should 
also be provided to allow the Station sites to respond to changing market conditions and support the 

long-term regeneration of Redhill.  Proposed uses for Site A should include a mix of high density 

residential (C3) use; convenience retail (A1); office (B1) and/or hotel (C1) uses.  In the absence of 
such changes to allocate the Redhill Station sites our client considers the current DMP to be unsound.   

 
Policy TAP1: Access, parking and servicing 

 

Part 1 (c) is unsound as it is inconsistent with national policy 
 

Paragraph 1 (c) states: 
 

“All types of development, across the borough, will be required to….Include car parking and cycle 
storage for residential and non-residential development in accordance with adopted local standards 
(see Annex 4)….”   
 
It is considered that the proposed parking standards at Annex 4 conflict with the National Planning 

Policy.  NPPF paragraph 39, requires Local Planning Authorities, when setting parking standards, to 
consider the accessibility of a development, the type, mix and use of the development, the availability 

and opportunities for public transport, and the need to reduce the use of high emission vehicles.  PPG 

paragraph 42-008 supports this, again requiring Local Planning Authorities to ensure that parking 
provision is appropriate to the needs of the development.  DMP Annex 4, however, prescribes minimum 

parking standards, starting at 1 vehicle space per residential unit.  
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As previously stated, the Redhill Station sites are highly accessible, both in terms of the surrounding 

road network and public transport links.  Minimum parking standards would not be appropriate for 
development on these sites, and therefore our client considers that paragraph 1 (c) (and Annex 4) of 

the consultation document should be amended to give greater flexibility on parking provision in highly 
accessible locations, as recommended in national policy.  In the absence of such changes our client 

considers the current DMP to be unsound.   

 
Conclusion 

 
At present, our client considers the DMP to be unsound, as measured against the tests of soundness 

set out in paragraph 182 of the NPPF, in the following areas: 

 

 Policy CS8 Area 2a fails to allocate the Redhill Station sites for appropriate development, which 
is inconsistent with national policy on the effective use of brownfield sites and with previous 

local policy; and 
 

 Policy TAP1 is not consistent with national policy, which recommends that a development’s 

accessibility and type of use be taken in to account by local planning authorities when 
considering parking provision. 

 

Our client would be able to support the plan as being sound, justified and in accordance with national 
policy, if the above corrections are made and an allocation is made for the Redhill Station sites.  

 
We hope that these representations are of assistance in taking the plan forward to the next stage of 

preparation and examination, and would welcome, in due course, participating in the relevant hearing 

sessions during the Examination in Public.  
 

Should you require any further clarification on the issues raised in this representation, please do not 
hesitate to contact me. 

 
Yours faithfully,  

 

 

 

 

 

 

Mary-Jane O’Neill 

Director 
For WYG 

mary-janeoneill@wyg.com  

Tel: 020 7250 7500   Mob: 07815 692 991 

 

Enc.  

 

 

c.c. Mark Witham, Solum  
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