
Response on behal f  of  Gal lagher Estates Ltd.  
to the Development Management Plan  
2018 -2027 Proposed Submission (January 2018)

Former 
Copyhold 
Works
East Redhill
 
New sustainable  
urban extension



All plans are reproduced from the Ordnance 
Survey Map with the permission of the 
Controller of HMSO. Crown copyright 
Reserved. Licence No. AR152684.

BARTON WILLMORE
The Blade,  
Abbey Square,  
Reading  
Berkshire 
RG1 3BE 
 
T: 0118 943 0000 
F: 0118 943 0001 
E: info@bartonwillmore.co.uk

DESK TOP PUBLISHING AND GRAPHIC 
DESIGN BY BARTON WILLMORE
This artwork was printed on paper using fibre 
sourced from sustainable plantation wood 
from suppliers who practice sustainable 
management of forests in line with strict 
international standards. Pulp used in its 
manufacture is also Elemental Chlorine Free 
(ECF).

BARTON WILLMORE 

COPYRIGHT

The contents of this document must not 
be copied or reproduced in whole or in 
part without the written consent of Barton 
Willmore.

J:\22000 - 22999\22700 - 22799\22723 - 
Copyhold Works, Redhill\A5 - Reports & 
Graphics\Graphic Design\Documents\Vision 
Doc 2018

Document Status: Draft

Revision: k

Author: Various

Checked by: MK

Authorised by: Mike Knott

Issue Date: February 2018



Former Copyhold Works, East Redhill - Response to the Proposed Submission DMP submitted on behalf of Gallagher Estates

CONTENTS
EXECUTIVE SUMMARY  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 6

1. INTRODUCTION  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 10

2. SITE ANALYSIS . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 12

3. MASTERPLAN  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 40

4. DMP REPRESENTATIONS . . . . . . . . . . . . . . . . . . . . . . . . 52



Former Copyhold Works, East Redhill - Response to the Proposed Submission DMP submitted on behalf of Gallagher Estates4

Executive 
Summary



Former Copyhold Works, East Redhill - Response to the Proposed Submission DMP submitted on behalf of Gallagher Estates 5



Former Copyhold Works, East Redhill - Response to the Proposed Submission DMP submitted on behalf of Gallagher Estates6

EXECUTIVE SUMMARY

These representations are submitted on behalf of Gallagher 
Estates Limited (‘Gallagher Estates’) in response to Reigate 
and Banstead Borough Council’s (‘the Council’s) Proposed 
Submission draft Development Management Plan (‘DMP’) 
2018-2027 consultation document. These representations 
follow the representations submitted to the Council at 
previous stages of consultation on the DMP and through 
the Core Strategy process.

Gallagher Estates, now part of the L&Q Group, is a major 
strategic land promotion company operating across the UK, 
with a track record for successfully delivering many large-
scale developments. The company has a specific focus 
on the residential sector, and acts as ‘Master Developer’ 
by retaining responsibility through all stages of the 
development process. The company is not a house builder, 
but instead facilitates development, enabling serviced 
land parcels to be offered for sale to the house building 
industry. 

The representations are submitted in support of the 
Former Copyhold Works (‘the Site’), located on the eastern 
edge of Redhill, which is owned by Gallagher Estates and is 
being promoted for residential redevelopment. The Site is 
identified within the DMP as ERM2/ERM3 – Land west of 
Copyhold Works/Former Copyhold Works, as a proposed 
Sustainable Urban Extension (SUE) for approximately 210 
dwellings and a new primary school.

The Site is a highly sustainable location for new residential 
development, situated in close proximity to Redhill Town 
Centre which offers a wide range of retail, leisure and 
community facilities. The Site is also located within a short 
distance of the Train Station and Bus Station, providing 
excellent opportunities for sustainable travel.

The eastern part of the Site (ERM3) is previously 
developed, comprising the substantial derelict factory 
complex of the Former Copyhold Works. The Council’s 
Green Belt Review concludes that the Site (ERM2/ERM3) 
makes little or no contribution to the purposed of including 
land within the Green Belt and should be released in order 
to help meet development needs.

The western part of the Site (ERM2) is located within the 
Holmethorpe Site of Nature Conservation Importance 
(SNCI). As set out in the representations below, survey 
evidence collected by Gallagher Estates’ ecological 
consultant EPR shows that the part of the Site which is 
designed as SNCI does not perform any significant role 
in supporting ecological features for which the SNCI was 
designated, nor does it support other ecological features 
of sufficient value either individually or collectively to 
warrant inclusion in the SNCI designation in their own 
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right.    In view of these results, it could be appropriate, 
in due course, to redraw the SNCI boundary accordingly.   
The development of the Site could also help fund and 
deliver enhancements within within which would not 
occur in the absence of development, and could also 
provide biodiversity enhancements which could contribute 
to achieving the targets and objectives associated with 
Biodiversity Opportunity Area WG11 (Holmeslade). 

The Site is located adjacent to the Patteson Court Landfill 
(PCL) where restoration of the cells closest to the Site 
have been completed and where phased restoration is 
due to be fully completed by 2030. As set out in these 
representations and supporting technical reports, the 
proximity of the Site to the PCL does not present any basis 
for delaying the development of the Site for residential and 
education uses.

Gallagher Estates fully supports the identification of the 
Site in the DMP as an allocation for a new SUE and its 
associated release from the Green Belt. The allocation of 
the Site is consistent with the approach in the adopted 
Reigate and Banstead Core Strategy which identifies a 
broad area of search to the East of Redhill and East of 
Merstham.

The Site could be brought forward for new housing 
development in the short term, potentially to include land 
for a new 2FE primary school. Framework Masterplans for 
the Site is presented within these representations which 
demonstrates how the Site could be brought forward to 
accommodate the delivery of the school and, alternatively, 
how the Site could be developed for additional residential 
development.

Gallagher Estates is generally supportive of the DMP and 
we wish to support the Council is securing its adoption at 
the earliest opportunity. These representations identify 
those parts of the DMP which are either subject to legal 
failings and/or soundness issues which need to be resolved 
through modifications to the DMP prior to its submission 
and adoption.

The following documents are submitted alongside these 
representations:

1. Transport Technical Report (Mayer Brown, 2018)

2. Flood Risk and Water Quality Technical Report (Mayer 
Brown, 2018)

3. Noise and Vibration Impact Statement (Mayer Brown, 
2018)

4. Air Quality Screening (Mayer Brown, 2018)

5. Odour Impact Assessment (Air Spectrum Environmental 
Limited, 2018)

6. Landscape and Visual Appraisal (Site Appraisal and Site 
Context Photographs) (Barton Willmore, 2018)
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1. INTRODUCTION

1.1  These representations have been prepared by Barton 
Willmore on behalf of Gallagher Estates in response to the 
Council’s DMP consultation. These include our response 
to the policies in the DMP, our analysis of the Site and its 
suitability for new housing development and a masterplan 
demonstrating how the allocation proposed Policy ERM2/3 
could be delivered.

1.2  The following documents are submitted alongside these 
representations:

1. Transport Technical Report (Mayer Brown, 2018)

2. Flood Risk and Water Quality Technical Report (Mayer 
Brown, 2018)

3. Noise and Vibration Impact Statement (Mayer Brown, 
2018)

4. Air Quality Screening (Mayer Brown, 2018)

5. Odour Impact Assessment (Air Spectrum Environmental 
Limited, 2018)

6. Landscape and Visual Appraisal (Site Appraisal and Site 
Context Photographs) (Barton Willmore, 2018)

SITE LOCATION AND DESCRIPTION
1.3  The Site is located on the eastern side of Redhill, 
immediately north of the A25, between the Redstone Park 
residential area and the PCL site. The Site is 17.3 hectares 
and comprises the former Copyhold Works site and the 
adjacent field to the west. This Site is located within 
Green Belt and is framed predominantly by planting and 
woodland on all sides. To the north is the mainline railway 
to London, with Warwick School beyond.

1.4  The eastern part of the Site (ERM3) is previously 
developed, comprising the substantial derelict factory 
complex of the Former Copyhold Works. The Council’s 
Green Belt Review concludes that the Site (ERM2/ERM3) 
makes little or no contribution to the purposed of including 
land within the Green Belt and should be released in order 
to help meet development needs.

1.5  The western part of the Site (ERM2) is located within 
the Holmethorpe Site of Nature Conservation Importance 
(SNCI). As set out in the representations below, the 
development of the Site could result in net gains for 
biodiversity, complying with national policy and the policy 
approach set out in NHE2 of the DMP.

1.6  Both the greenfield and brownfield areas of the Site 
have been used for development previously. The field 
in the western area of the Site previously housed the 
Copyhold Farm. The former Copyhold Works site in the 
eastern area contains the now redundant and derelict 
large industrial complex and associated office buildings 
previously used for the production of Fuller’s Earth 
products. The facility closed in 1997 and was then used 
as a waste transfer station until closure. The immediate 
area surrounding the complex is a man-made landscape 
containing large excavations and mounds of material 
associated with the former use.  

1.7  Vehicular access is currently gained off the A25 in two 
locations.  Although the industrial site is no longer in use, 
it has previously catered for high levels of HGV movements 
per week as recently as until the Site was closed. Please 
see the Connectivity & Facilities chapter of this document 
for further information.
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FIGURE 1.1  SITE LOCATION PLAN
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CONTEXT APPRAISAL
FACILITIES
1.8  Redhill centre contains a public library, post office 
and high street banks. It also has numerous retail outlets 
proportionate to its town centre status, including the Belfry 
shopping centre. There are Sainsburys, Iceland, Marks & 
Spencer supermarkets as well as a number of pubs, bars 
and restaurants. There is also a small cinema and theatre, 
the Harlequin.

1.9   Redhill Centre contains a number of pharmacies, 
and opticians. The are a number of GP surgeries located 
within Redhill, with the Greystone House, Hawthorn and 
Woodlands GP Surgeries located approximately 1200m 
west of the Site.  The Holmhurst Medical Centre is located 
approximately 2km north of the Site and the East Surrey 
Hospital complex is located 2 miles to the south of the Site.

1.10  The Lowcroft Dental Surgery is located on Redstone Hill 
within 500 metres of the Site.

1.11  Redhill Memorial Park is approximately 800 metres 
from the Site and contains sports facilities, playground and 
parking. 

1.12  There are a number of existing schools in the local 
area. The Warwick School is located north of the Site and 
provides mixed secondary education from the age of 11 
to 16. St. Johns Primary School is located 2km from the 
southern end of the Site and St. Josephs and St. Matthews 
primary schools are approximately 1400m north west of 
the northern site boundary.

2. SITE ANALYSIS
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RAIL
1.13  The Site is very well located for access to Redhill centre 
and station. Redhill station is within 450m of the Site (5-6 
minute walk), providing links to central  London, Gatwick 
Airport, Portsmouth and Southampton.  From the station 
it is only another 200m (2 minute walk) to Redhill High 
Street.  

1.14  The connectivity of the development to Redhill railway 
station is a relatively unique opportunity to achieve such 
a high level of accessibility to high frequency rail services 
from a major new development.  Redhill is typically served 
by six trains per hour to London, two to Victoria and 
four to London Bridge, with typical journey times on the 
fast services of 28 and 34 minutes respectively.   It also 
benefits from frequent direct services to other destinations 
including:

• East Croydon;

• Tonbridge;

• Gatwick Airport (interchange for fast services to 
Brighton);

• Horsham;

• Bognor Regis, Portsmouth & Southampton;

• Reigate, Dorking, Guildford & Reading.

BUS
1.15  A bus stop is located on the A25 at the southern end 
of the Site along Nutfield Road. The bus stops benefit from 
being typically served by 3 buses per hour in each direction 
providing a connection into the centre of Redhill as well 
as to other destinations further afield such as Gatwick and 
Crawley.  

1.16  The Site is within 400m of the existing stops and 
therefore it will not be necessary to provide a new service 
to serve the Site or divert existing routes. Instead the 
development will support the operation of the existing 
services by supplementing existing patronage.

PEDESTRIAN & CYCLE ROUTES
1.17  Nutfield Road is the main highway corridor out to the 
east of Redhill and forms part of the A25.  It benefits from 
existing footways along the entire length of the northern 
side, i.e. adjacent to the Site boundary, with sections 
of footway also provided on the southern side to serve 
existing dwellings and westbound bus stops.  

1.18  The Site benefits greatly from an existing public right of 
way along its western boundary and an existing footway / 
cycleway along the northern boundary. The cycleway forms 
part of National Cycle Network (NCN) Route 21. These 
routes converge to pass over the railway line at the north-
western corner of the Site.  The existing cycle route is of a 
good quality and also provides a quieter and more direct 
route into the town centre than negotiating Redstone Hill, 
which is the continuation of Nutfield Road.  

1.19  There is however scope to improve the quality of the 
Redstone Hill route through the provision of advisory cycle 
lanes, this will continue from the existing section of shared 
footway / cycleway which runs along the north side of 
Nutfield Road between the Site boundary and Oakwood 
Close.  Completion of this link into the town centre will 
benefit both future residents of the Site as well as existing 
and potential cyclists on this corridor.  A preliminary 
assessment demonstrates the advisory cycle lane could be 
accommodated (this is an advisory cycle lane therefore is 
over-runnable by vehicles). 

1.20  It is also proposed that the existing public footpath 
which runs within the western boundary of the Site be 
upgraded to a combined footpath / cycle-path thereby 
linking NCN Route 21 to the existing footway/ cycleway 
facilities alongside Nutfield Road.
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SITE APPRAISAL
TOPOGRAPHY

2.1  The Site is predominantly north facing with an 
elevation changes of 55 metres  with the base of the valley  
at approximately 80m Above Ordnance Datum (AOD). To 
the east of the Site, the landfill site extends elevated land 
form from the ridge-line northwards into the valley. 

2.2  The valley base includes a series of marshes and meres. 
The Redhill Brook flows south-west through the valley 
before turning south through a gap in the Greensand Ridge 
approximately 750m to the west of the Site.

2.3  The Site itself can be divided into 2 topographical 
typologies:

• The gradual land gradients

• The artificial man made topographies

2.4  The gradual land gradients can be found to the 
western half of the Site and the southern woodland areas. 
Gradients vary but the main field area gradient to the 
western half of the Site is approximately 1 in 9. 

2.5  The former Copyhold site contains a main made 
landscape with areas of steep incline as well as retaining 
structures and the associated level areas of the industrial 
complex. 

2.6  The proposed topography and level strategy for the 
Site has been developed in conjunction with the new 
access road design which ensures that a gentler gradient, 
in comparison to the surrounding topography, can be 
achieved and complies with DDA requirements. 

2.7  An earthworks assessment has been carried out 
through the creation of 3D ground models for both 
the existing (undeveloped) and proposed (developed) 
sites. The results of this 3D modelling have informed 
the preliminary level design for the new development 
to ensure that the import and export of bulk earthwork 
material to and from the Site is minimised; thus reducing 
the overall construction traffic.

2.8  As part of the earthworks assessment the opportunities 
for recycling the existing material resulting from the 
demolition of the existing buildings on site will be reviewed 
to minimise the volume of imported construction material 
onto the Site.
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ACCESS

2.9  Vehicular access is to be taken from Nutfield Road 
which benefits from a 30mph speed limit along the Site’s 
entire highway frontage.  The Site area to the north of 
Nutfield Road has two established access points to the 
former Copyhold Works, which has historically serviced 
works traffic including HGV movements, whilst the eastern 
access is also utilised by existing residents to gain vehicular 
access to their properties.

2.10  As with the former Works it is proposed that the Site 
be served by two access points, a main access located just 
to the west of the former main Works access which would 
be closed, together with reuse of the existing secondary 
Works access to the east.

2.11  The main residential access will be formed by a priority 
junction and will benefit from the provision of a ghost 
island right turn lane.  This access will serve the majority 
of the development and incorporates pedestrian refuge 
islands to improve access to the westbound bus stop.  It is 
located to the west of the existing Works access in order to 
accommodate the improved junction arrangement and the 
appropriate visibility splays determined from site specific 
speed surveys.  Junction analysis has established that such 
an arrangement will have more than sufficient capacity.

2.12  The secondary, minor access will reuse the former 
secondary Works access, which is still in use as it provides 
vehicular access to the existing residential dwellings that 
front onto Nutfield Road.  This will serve only a small 
proportion of the proposed residential development and 
as such the change in traffic movements into and out of 
the junction would be immaterial.  Furthermore this access 
would have been trafficked historically by the former 
Works traffic. The access will be enhanced by the provision 
of footways and the clearance of overgrown vegetation. 
Junction analysis has established that this access 
arrangement also has more than sufficient capacity. 

2.13  Pedestrian, cycle and public transport access is 
already available from within the immediate vicinity of 
the Site.  The proposed internal layout of the residential 
development will look to provide a highly permeable 
network of footway and cycleway links.  This will include 
connections along key desire lines such as to the bus stops 
on Nutfield Road and to Cavendish Road towards the 
railway station and town centre.

2.14  The principles of the Site access onto Nutfield Road 
have already been discussed with Surrey County Council, 
with the main vehicular access achievable to their 
requirements.
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FIGURE 1.4  PROPOSED WESTERN ACCESS ARRANGEMENT
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FIGURE 1.5  PROPOSED EASTERN ACCESS ARRANGEMENT
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FLOOD RISK
2.15  The Former Copyhold Works site is located within Flood 
Risk Zone 1 and is considered to be at low risk from fluvial 
or tidal flooding, based on a review of the Environment 
Agency’s (EA) flood maps and RBBC’s Strategic Flood Risk 
Assessment (SFRA).

2.16  The National Planning Policy Framework Technical 
Guidance (NPPFTG) identifies that the overall aim of the 
Sequential Test is to steer new development to Flood Zone 
1 and as such the proposed development’s suitability 
and vulnerability meet the requirements as set by the 
Sequential Test criteria for Flood Zone 1, therefore, 
satisfying the NPPF. 

2.17  A review of the SFRA and intrusive ground investigation 
indicates that the Site is not likely to be susceptible to 
groundwater flooding. The SFRA also indicates that there is 
no record of any historical flooding events on the Site.

DRAINAGE
2.18  A desk top study has been carried out using information 
and mapping obtained from the EA, British Geological 
Survey (BGS) mapping, intrusive ground investigation 
results, RBBC’s SFRA, Thames Water Utilities Limited 
(TWUL) sewer records and topographic survey of the Site 
to inform the initial flood risk assessment and drainage 
strategy proposals.

2.19  The EA’s Groundwater mapping indicates that the Site 
is not located over a groundwater protection zone.

2.20  A baseline hydrology review based on the Site 
topography indicates that the Site is generally formed of 
a single catchment area falling from the south to north 
with intermittent localised areas of ponding and former 
extraction areas based on the survey levels. The highest 
point on the Site is at approximately 139.21m AOD, located 
at the south western corner adjacent to the A25 Nutfield 
Road and the lowest point on Site at approximately 78.76m 
AOD located at the north east corner adjacent to the 
railway embankment.

2.21  The proposed on-site surface water drainage strategy 
will be designed to accommodate surface water run-
off, from within the Site, for storm events of up to and 
including 1 in 100 year plus 30% climate change thereby 
mitigating the future risk of surface water flooding on site.

2.22  The surface water run-off will be managed using a 

FIGURE 1.6  ENVIRONMENT AGENCY FLOODMAP

FIGURE 1.7  DETENTION POND

FIGURE 1.8  DRAINAGE SWALE
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FIGURE 1.9  DRAINAGE STRATEGY PLAN
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number of different methods across the Site.  The drainage 
strategy will seek to convey surface water run-off from 
the roof areas, roads and other hard standings via a below 
ground surface water network to a series of swales/
ditches/basins along the eastern boundary of the Site, 
which lead into a larger detention basin located at the 
northern part of the Site prior to discharging to the existing 
ordinary watercourse. Run-off from parking areas will be 
conveyed to the surface water network via permeable 
paving making use of partial infiltration, subject to the 
results of the future soakage tests. The use of open surface 
water attenuation features along the eastern and northern 
boundaries of the Site will not only provide a means for 
temporary storage and treatment of storm water flows but 
can also create opportunities for the natural development 
of biodiversity within these SuDS features

2.23  The final discharge from the Site will be restricted to 
the pre-development discharge rates with the increased 
volume of surface water run-off discharged at the mean 
annual peak of runoff for the Greenfield Site (referred to as 
Qbar in the IoH Report 124)

2.24  The surface water run-off from the development is 
proposed to discharge to the existing ordinary watercourse 
located at the north eastern corner of the Site.

ECOLOGY
2.25  An Ecological Appraisal was undertaken by Gallagher 
Estates’ ecology consultants EPR in December 2013. 
During the Ecological Appraisal, the potential for the Site 
to support protected or notable habitats and species 
was considered and additional ecological surveys were 
recommended which are now underway.  To date, a 
wintering bird survey has been completed and surveys for 
additional ecological features will be undertaken during 
the appropriate seasonal windows in 2014.  Nothing 
recorded in the Ecological Appraisal or wintering bird 
survey suggests that the Site could not come forward for 
development. 

2.26  The ultimate output of the suite of surveys will be an 
ecological impact assessment (EcIA), completed in line with 
the (now Chartered) Institute of Ecology and Environmental 
Assessment (CIEEM) Guidelines for Ecological Impact 
Assessment (2006), in which potentially significant negative 
impacts on ecological receptors will be identified, and a 
series of impact avoidance, mitigation and compensation 
measures will be recommended which will reduce, as 
far as is possible, any potential negative impacts to non-

significant levels. In accordance with the aspirations of the 
National Planning Policy Framework (NPPF) opportunities 
for biodiversity enhancement will also be taken where 
possible,  

HABITATS AND VEGETATION

2.27  The Site itself is essentially split into two distinct 
areas, the Field to the west, which is included within the 
Holmethorpe Sandpits Complex SNCI, and the old Copyhold 
Works facility and its surrounds to the east, with woodland 
areas surrounding both.  

2.28  The Field to the west is improved grassland dominated 
herb poor permanent pasture and is considered to be of 
negligible botanical value.  A review of old maps shows 
that the western boundary of the Field is potentially one 
of the oldest features within the Site, and may therefore 
contain features of interest.  In addition, what could be the 
less common Midland Hawthorn (or a hybrid with Common 
Hawthorn) was recorded on this boundary during the 
Ecological Appraisal.  

2.29  The remainder of the boundaries appear to be more 
recent; although the northern boundary does support 
some Oak trees which appear to be of some age; these are 
of biodiversity value in themselves and are also likely to 
provide habitat for a range of invertebrate species.

2.30  The remainder of the Site is a mixture of dilapidated 
buildings and hardstanding associated with the former 
Copyhold Works, disturbed ground and spoil, woodland, 
scrub and patches of grassland.  

2.31  The grassland on site has been heavily disturbed by 
previous uses.  If any grassland habitat is present, older 
patches of grassland habitat (particularly acid grassland 
which appeared to be more concentrated toward the 
south of the Site) may have some botanical value, and such 
habitats can also support invertebrate assemblages that 
would be investigated further.  If present, then the design 
of the proposals will respond to these, and appropriate 
mitigation will be incorporated.

2.32  The majority of woodland present within the Site is 
considered to be relatively recent. A review of old maps 
shows that the square of woodland near the south-western 
corner was present in 1871, although initial investigations 
suggest that this area has been cleared and heavily 
disturbed, and along with other woodland within the Site 
boundary is likely to be relatively recent in origin.  Further 
Woodland and Grassland surveys will be undertaken during 
2014 in order to determine the value of the habitats and 
inform the mitigation strategy.  



Former Copyhold Works, East Redhill - Response to the Proposed Submission DMP submitted on behalf of Gallagher Estates 23

MAP 1 Site Location & Site of Nature
Conservation Importance (SNCI)

Ecological Planning & Research

Ordnance Survey (c) Crown copyright 2007. All rights reserved. License number 100005596.
© Surrey Biodiversity Information Centre

P13/59

CLIENT:   

PROJECT:   

DATE:   February 2018

±

KEY

SCALE: 1:12,500 at A3

Y:\Redhill_Surrey\GIS\Map1_SiteLocSNCI_P1359_150218.mxd

Gallagher Land

Redhill

Holmethorpe Sandpits Complex SNCI

0 250 500 750 Metres

Site boundary

Site of Nature Conservation Importance
(SNCI)

Ancient Woodland

MAP 1 Site Location & Site of Nature
Conservation Importance (SNCI)

Ecological Planning & Research

Ordnance Survey (c) Crown copyright 2007. All rights reserved. License number 100005596.
© Surrey Biodiversity Information Centre

P13/59

CLIENT:   

PROJECT:   

DATE:   February 2018

±

KEY

SCALE: 1:12,500 at A3

Y:\Redhill_Surrey\GIS\Map1_SiteLocSNCI_P1359_150218.mxd

Gallagher Land

Redhill

Holmethorpe Sandpits Complex SNCI

0 250 500 750 Metres

Site boundary

Site of Nature Conservation Importance
(SNCI)

Ancient Woodland

FIGURE 1.10  SITE LOCATION AND SITE OF NATURE CONSERVATION IMPORTANCE (SNCI)



Former Copyhold Works, East Redhill - Response to the Proposed Submission DMP submitted on behalf of Gallagher Estates24

FIGURE 1.11  UPDATE WALKOVER SURVEY
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2.33  An arboricultural consultant has been engaged to 
assess the Arboricultural value of the trees within and 
bordering the Site and advise on any arboricultural 
constraints that need to be taken into account.  In addition, 
all trees within the zone of influence of the proposals will 
be assessed for their potential to support bats.  The design 
of the proposals will respond to recommendations made in 
the arboricultural report and any recommendations made 
in respect of potential bat tree roosts.  Where necessary, 
appropriate mitigation and compensation will be provided.

DESIGNATED SITES

2.34  The proposals are not predicted to impact any statutory 
or non-statutory designated sites for nature conservation 
with the potential exception of Holmethorpe Sandpits SNCI 
(the proposals include a field to the west which lies within 
the boundary of the SNCI, a non-statutory site designated 
due to the presence of habitats such as lagoons, ruderal 
communities, marsh, willow carr and rank grassland that 
support assemblages of breeding and foraging birds). 

2.35  The part of the SNCI within the red line boundary 
is approximately 2% of the total area on the SNCI. The 
initial Ecological Appraisal has shown the field which falls 
within SNCI boundary is agriculturally improved grassland 
of negligible botanical value and data obtained from the 
completed winter bird survey indicates that the western 
field does not play any significant role in supporting 
wintering birds.  Furthermore, as the field is grazed flat it 
does not provide habitat for species such as reptiles.

2.36  The breeding bird surveys will begin in Spring, and 
will ultimately provide information on the extent to 
which habitats within the western field are supporting 
breeding birds that are contributing toward the overall 
value and interest of the SNCI. Appropriate mitigation or 
compensation will be incorporated into the proposals to 
address any impacts that could occur upon breeding birds. 
As set out in more details below, this could involve the 
proposals making provisions to deliver biodiversity benefits 
on nearby parts of the SNCI, and discussions in respect 
of potential opportunities for this will be had with Surrey 
Wildlife Trust, who manage the main part of the SNCI 
known as Moors Country Park.

PROTECTED AND NOTABLE SPECIES

2.37  The Site is known to support a Badger sett on the 
periphery and is also considered to have the potential to 
support a number of protected and/or notable species 
including: bats (the Site supports features with potential 
for roosting, foraging and commuting), reptiles, Great 
Crested Newts and other amphibians, breeding birds and 
Hazel Dormice.  An update walkover survey was undertaken 
by EPR in January 2018 . Details are provided below. 

2.38  Following completion of a full suite of surveys to 
support a planning application, a robust mitigation and 
compensation strategy will be developed for all ecological 
receptors.  At this stage, it is not envisaged that there 
are likely to be any ecological impacts that cannot be 
adequately mitigated.

OPPORTUNITIES

2.39  The proposals will involve the development of an area 
of land included within the SNCI, albeit one which, at this 
stage, appears to be playing little role in supporting the 
SNCI interest features.  Mitigation will be provided for 
any unavoidable significant negative impacts on the SNCI, 
however, there is also potentially a significant opportunity 
for measures to enhance the biodiversity value of the main 
area of the SNCI to be delivered in combination with the 
delivery of the scheme.

2.40  The project proponents and EPR as their ecological 
advisors, will be meeting with SWT imminently to discuss 
the proposals for the Site, and identify any opportunities 
that may exist for delivering biodiversity benefits in 
conjunction with the development proposals.

2.41  Ultimately, the package of measures adopted will need 
to be reasonable and proportionate to the level of impact 
predicted.  Subject to agreement with Surrey Wildlife Trust 
and the SNCI landowner, Potential opportunities identified 
for enhancing the SNCI that could be put forward following 
survey and assessment include the following:

• Installing tern rafts in the lakes in the SNCI;

• Scrub and secondary woodland management;

• Habitat diversification e.g. through creation of a reed-
bed(s);

• Provision of Kingfisher nesting boxes;

• Provision of bird boxes;

• Creation of a nature trail;

• Creation of a bird hide;

• Improving public awareness of the SNCI, its interest 
features and its vulnerabilities through creation of 
interpretation boards; and,

• Funding an SNCI monitoring programme. 

2.42  In line with the aspirations of the NPPF, an additional 
suite of on-site biodiversity enhancements will also be 
provided, where possible.
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LANDSCAPE AND VISUAL
SITE CONTEXT
2.43  Residential development in Redhill extends to the 
western boundary of the Site. Further west lies the 
commercial centre of Redhill, immediately adjoining the 
railway station, approximately 320m to the west of the 
Site. Further residential development extends north-east 
as far as a large area of industrial development located 
at Holmethorpe, between the two routes of the London-
Brighton railway line, approximately 770m to the north of 
the Site. Merstham, located immediately to the east and 
north-east of this area, is primarily residential, including 
recent development at Holmesdale Avenue and The Moors, 
approximately 1km to the north-east of the Site. To the 
south and east of the Site, a series of large, predominantly 
detached properties extends sporadically along the A25 
between Redhill and Nutfield. Noticeable gaps in this linear 
development appear to the east of Cormongers Lane, 
approximately 450m to the east of the Site.

2.44  The Site lies on the northern slopes of the Greensand 
Ridge, which extends east-west, rising up to approximately 
80m above the Holmesdale valley to the north. The base 
of the valley lies at approximately 80m Above Ordnance 
Datum (AOD) and includes a series of wetland features. 
The Redhill Brook flows south-west through the valley 
before turning south through a gap in the Greensand 
Ridge approximately 750m to the west of the Site. To the 
north of the Holmesdale valley the land rises steeply in the 
form of the escarpment of the North Downs, rising from 
an elevation of approximately 110m AOD in the northern 
part of Merstham to approximately 195-200m AOD in the 
vicinity of Upper Gatton Park, approximately 3.7km to the 
north-west of the Site; and Hilltop Farm, approximately 
4.3km to the north-east of the Site. Immediately to 
the north-east of the Site lies the domed and much-
manipulated landform of the landfill site, which extends 
north from the Greensand ridgeline, containing the north-
eastern edge of the Site.

2.45  Vegetation in the vicinity of the Site reflects the 
topographical variation: wetland scrub and canopy trees 
are evident in the Holmesdale Valley to the north, including 
willow and alder among the dominant tree species; and 
deciduous woodland extends along the Greensand Ridge 
to the south-west and east, including ash, birch and oak 
among the dominant tree species. No structural vegetation 
is present within the landfill site to the east.

2.46  The Site lies on the western edge of an area of Green 
Belt, which washes over the area to the east of Redhill 
and incorporates numerous areas of built development, 
in addition to the landfill site to the east of the Site. The 
Surrey Hills Area of Outstanding Natural Beauty (AONB) lies 
approximately 1.5km to the north of the Site. A locally-
designated Area of Great Landscape Value (AGLV) overlaps 
with the AONB and also includes other areas, including 
the southern flank of the Greensand Ridge, approximately 
350m to the south-east of the Site and separated from it 
by the ridgeline landform and extensive woodland planting.

2.47  Areas of Ancient Woodland are located in close 
proximity, at Byes Wood to the south-east of the Site; and 
Chartfields and Redstone Hill to the south-west.

2.48  There are no Tree Preservation Orders (TPO) within the 
Site but individual trees in the surrounding area are subject 
to TPOs, including a number in the curtilages of residential 
properties immediately to the east of the Site.

2.49  Listed buildings in the vicinity are located at Chart 
Cottage East and Chart Lodge, which flank the A25 
immediately to the south of the Site.

2.50  A registered Park and Garden (Grade II) is located at 
Gatton Park, approximately 1.6km to the north-west of the 
Site.

2.51  A number of Public Rights of Way (PROW) extend 
across the landscape surrounding the Site, including no.104 
(Sustrans route) along the valley of the Redhill Brook to 
the north, passing through the northern edge of the Site. 
PROW no.102 extends through the treebelt forming the 
western boundary of the Site. Numerous PROW traverse 
the elevated landform of the North Downs, including 
the waymarked Pilgrims Way and the North Downs Way 
National Trail.
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FIGURE 1.12  SITE CONTEXT PLAN
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LANDSCAPE CHARACTER
2.52  The Site is included within published landscape 
character assessment at the following levels:

• National: National Character Area 120: Wealden 
Greensand (2013);

• County: Surrey Landscape Character Assessment 
(2015), Type UE, Area UE9; and

• Local: Reigate and Banstead Borough Wide Landscape 
and Townscape Character Assessment (2008), Area 
B3.

2.53  A summary is provided below of key observations made 
in these assessments of landscape character, of relevance 
to the Site.

National:

• Varied characteristics;

• Scarp topography including views from ridge;

• Well-wooded;

• Hedgerows and shaws;

• Surface water – streams and rivers and associated 
wetland habitats;

• Recreational access; and

• Tranquillity associated with ancient woodlands.

County (where additional to above), Type UE: Unique Areas 
on the Edge of Urban Areas:

• On the edges of towns, often entirely enclosed by 
Built Up Areas;

• Significant human intervention;

• Frequently provide outdoor amenity for the 
surrounding population;

• Physical and visual connections to the wider 
landscape;

• Landscape setting to adjacent urban areas and 
settlements.

Area UE9: Holmthorpe Pits and Mercer’s Park:

• Undulating landform has been significantly altered by 
human intervention;

• Large areas quarried for sand, currently at various 
stages of ‘restoration’ including lakes, which provide 
recreation at Mercer’s Park Country Park;

• Mounding and planting designed to screen quarry 
working enclose views in places, but elsewhere there 
are views across lakes and open fields with the North 
Downs ridge scarp glimpsed in the distance;

• Intervisibility with the North Downs to the north, but 
the area is seen in context with the built up area of 
Redhill to the west;

• Short stretches of railway cross the western end of 
the character area adjacent to the built up end of 
Redhill; and

• Ongoing restoration at the PCL will restore landform 
along the valley side which joins the greensand ridge.

Borough (where additional to above):

• Diverse, disturbed and interrupted landscape;

• High degree of rural/urban interface, including from 
railway lines which sever landscape;

• Low sensitivity to change; and

• Higher sensitivity in nature reserves.

2.54  A number of opportunities and guidelines of relevance 
to the Site are identified in the national and county-level 
assessments and summarised below.

National:

• Enhancement of habitat mosaic and connectivity;

• Woodland enhancement and extension;

• Hedgerow and shaw enhancement;

• Enhanced wetland environment including recreational 
amenity benefit (e.g. from footpaths/cycle routes) 
and new SuDS; and

• Recreational linkages and network of Green 
Infrastructure around urban areas and urban fringe.

County (where additional to above):

• Protect and enhance the landscape setting to 
adjacent settlements and urban areas;

• Maintain physical links and open views to the wider 
landscape;

• Maintain and enhance the network of public access;

• Encourage understanding of the biodiversity and 
historic elements of the landscape; and

• Conserve the historic elements of the landscape as 
remnants of an older landscape.
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FIGURE 1.13  LANDSCAPE CHARACTER PLAN
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FIGURE 1.14  TOPOGRAPHICAL FEATURES PLAN
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SITE APPRAISAL
2.55  A Site Appraisal Plan and supporting photographs is 
submitted in a separate document accompanying these 
representations.

2.56  The Site comprises an irregular shaped area of 
approximately 17.37ha. The Site is situated on land sloping 
down from approximately 138m AOD on the south-eastern 
boundary to approximately 80m on the northern boundary.

2.57  The Site is divided into a series of distinct character 
areas, principally by a series of tree belts/shaws (TB1-8) 
and a large area of woodland (W1).

1. Wooded ridgeline on elevated land to the south, 
comprising canopy vegetation of varying quality and 
structural diversity, including areas of plantation, including 
coniferous species; traversed by access routes; forming 
the setting to large residential properties flanking the 
busy Nutfield Road; and strong sense of containment with 
occasional glimpsed views out to the north.

2. Former Copyhold Works and earth mounding in the 
eastern area of the Site, comprising abandoned large-scale 
industrial built forms and expanses of hard standing; spoil/
excavations all associated with the former use of the Site as 
a Fuller’s Earth plant and influence of further manipulation 
of landform in the adjacent landfill site; and partial 
containment by embankments and belts of coniferous 
trees, but occasional glimpsed views out to the north.

3. Open field in western area of the Site, comprising 
sloping grassland, restored from previous non-agricultural 
use; containment to east and west by vegetation, framing 
long views north over the urban area to the North Downs; 
and influence of residential development to south-west 
and of Copyhold Works to the east, including non-native 
coniferous treebelts.

4. Valley floor in northern area of the Site, comprising 
a wetland area including unmanaged scrub and trees, 
forming a buffer to the railway line and a semi-rural setting 
to the PROW/Sustrans route.

2.58  In summary, the Site is reflective of the varied 
landscape character set out in published assessments, 
being partly heavily-wooded but also significantly altered 
by human intervention and strongly subject to the 
influence of urban and industrial development. Semi-

natural habitat is evident within the Site, in some of the 
treebelts and the wetland area in the north of the Site, 
although planting of coniferous screening trees and areas 
of plantation exacerbate the sense of an uncharacteristic 
landscape structure. The enclosure pattern is mixed, 
including a relatively strong pattern of enclosure within 
the western area of the Site, but less coherent and more 
artificially created enclosure evident in the eastern area 
of the Site. As a result, the Site comprises an incoherent 
landscape pattern. This is exacerbated by the large scale 
of the disused industrial buildings and further influenced 
by the movement of vehicles within the landfill site to the 
east. 

2.59  Notwithstanding the planning designation of Green 
Belt, which washes over the area, the character of the Site 
is subject to a range of urbanising/industrial influences 
and as such, is not tranquil, wild or remote and of limited 
value. It is also of limited susceptibility to the type of 
development proposed, owing to its lying adjacent to 
residential development to the west and south and the 
potential for such development to be integrated within a 
locally characteristic wooded landscape structure.

VISUAL APPRAISAL
2.60  A Visual Appraisal Plan and supporting photographs 
is submitted in a separate document accompanying these 
representations.

2.61  There is very limited visibility of the Site from the 
west, south and east, owing to topography, including the 
elevated landform of the landfill site to the east and the 
Greensand ridgeline to the south; vegetation, notably 
the woodland associated with the Greensand ridgeline 
and the treebelts that border the Site, particularly to the 
north and west; and built form within the urban area. As a 
result, there are very limited publicly accessible views into 
the Site from locations within the central, southern and 
eastern areas of Redhill. However, glimpsed views from 
the A25 roadway, immediately to the south of the Site, are 
obtained into the woodland area and, momentarily, over 
the field in the western part of the Site. Filtered views into 
the western part of the Site are obtained through treebelt 
(TB7) from adjoining residential properties to the west, 
as well as from very limited elevated public viewpoints 
within Redhill to the west, along visual corridors formed 
by roadways. In these very limited views from the west 
the tall built forms of the existing Copyhold works and the 
upper parts of treebelt TB7 are perceived and the horizon 
is formed by the landfill site to the east.
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2.62  More open views towards the Site are therefore 
restricted to a cone to the north. Views from PROW 104 are 
only obtained within treebelt TB6 within the Site, allowing 
filtered views of the field in the western area of the Site. 
Glimpsed, filtered views are obtained from residential 
development in the north-eastern area of Redhill, including 
St Anne’s Rise, from where vegetation in the Site, the 
western field and the Copyhold works, are partially visible.

2.63  North-east along the valley floor to the north of the 
Site, from PROW 104, views are screened by the landform 
and vegetation associated with the landfill site. From 
locations further north, including from open space to the 
south of The Moors, the Copyhold works buildings appear 
above these features as large-scale and alien industrial 
features. No views are obtained from the valley floor east 
of The Moors.

2.64  More open views are obtained from a mound of 
elevated land at the Moors and at long distances to the 
north, including from sensitive receptor locations within 
the North Downs AONB. These include the North Downs 
Way, Pilgrims Way, Gatton Park Registered Park and Garden 
and from other PROW on the escarpment. In these views, 
as well as glimpsed views from more elevated parts of 
the urban area of Redhill, in the vicinity of Coles Meads 
and Gatton Park Road, the field in the western area of 
the Site can be perceived, as can the existing works, set 
amid vegetation and in the context of the landfill site. 
Even in these longer distance views, the infrastructure and 
activity associated with the landfill site and the derelict 
built forms of the former Copyhold Works are dominant 
and discordant features, of industrial scale and character. 
The Site is also seen in the context of the existing expanse 
of the urban area of Redhill, which penetrates into the 
elevated wooded character of the ridgeline which rises out 
from the eastern side of Redhill, including the prominent 
facades and gables of built forms in the vicinity of Redstone 
Hill/Nutfield Road. East of Hilltop Farm on the North Downs 
Way, where views are obtained beyond localised screening, 
the Site is not readily perceived beyond the landform of 
the landfill site.

CONTRIBUTION OF THE SITE TO THE NPPF 
PURPOSES OF THE GREEN BELT
2.65  A review of the Site and its contribution to the 
Purposes for inclusion of land in the Green Belt has been 
undertaken. With regard to the fifth purpose of assisting in 
urban regeneration by encouraging the recycling of derelict 
and other urban land: should the Site be brought forward 
for development, this would not prejudice derelict or other 
urban land being brought forward for urban regeneration 
and therefore the performance of the Site against this 
purpose is not assessed. The principle of retaining land 
within the Green Belt holds true for all areas within the 
Green Belt, therefore the Site is considered to make the 
same contribution to this purpose of the Green Belt as 
any other land parcel within the Green Belt. It is noted, 
however, that the eastern part of the Site comprises 
derelict, previously developed land, including substantial 
built forms and therefore, the inclusion of this part of the 
Site within the Green Belt contradicts the fifth purpose.

2.66  In relation to checking the unrestricted sprawl of 
settlements, the Site is already developed at its eastern 
edge and the urban area extends to the south and north 
of the Site, so further development within the Site will not 
extend the built edge further than existing extents of the 
built-up area on the ground (even though currently washed 
over by Green Belt). Existing tree belts on the eastern 
edge of the Site form a strong and defensible boundary to 
development.

2.67  In terms of preventing nearby towns from merging into 
one another, there are no settlements to the immediate 
east of Redhill in this area which are of risk of merger from 
development within the Site. The A25 corridor to the south 
already includes built development extending east of the 
Site, in addition to that in the eastern part of the Site and 
therefore redeveloping the Site for residential use would 
not extend the built edge further to the east.



Former Copyhold Works, East Redhill - Response to the Proposed Submission DMP submitted on behalf of Gallagher Estates 33

2.68  With regard to assisting in safeguarding the countryside 
from encroachment, whilst development would inevitably 
appear as encroachment in the western part of the Site, 
tree planting along the eastern boundary forms a strong 
feature and, together with the topography of the landfill 
site, would prevent any perceived influence of intrusion 
of development on the Site to the east. The existing 
buildings in the eastern part of the Site already encroach 
visually into the countryside. Developing the Site would 
not therefore cause additional visual encroachment and 
the removal of the tower buildings would reduce some 
perceived intrusive features.

2.69  In relation to preservation of the setting and special 
character of historic towns, the nearest historic town 
centre is that in Reigate, approximately 3km to the west 
of the Site, designated as a Conservation Area. The Site 
is separated from this by the eastern part of the Reigate-
Redhill conurbation and therefore development of the Site 
would have no effect on the setting of the historic town 
centre.

2.70  In summary, the Site is partly developed and already 
causes encroachment into the Green Belt, in conjunction 
with development along the A25 to the south. As a result 
of existing development within and around the Site, 
developing the Site would not contribute to sprawl or the 
merging of towns or cause more than limited physical 
encroachment into land currently designated as Green 
Belt. It is therefore considered that the Site makes only a 
Limited contribution to the purposes of the Green Belt.
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LANDSCAPE AND VISUAL DESIGN PRINCIPLES
2.71  A number of considerations emerging from the 
landscape and visual appraisal and consideration of the 
Site’s contribution to the Green Belt have a bearing on the 
design of any development within the Site:

2.72  Development of the central and eastern areas of the 
Site, where the existing works are situated, would be 
appropriate and readily accommodated with sensitive 
reinforcement/extension of existing structural planting and 
landform. This would represent an enhancement of the 
existing disturbed mineral working character of the eastern 
area of the Site and removal of the dominant, discordant 
features of the former Copyhold works buildings.

2.73  The field in the western part of Site is currently open 
in character, including as seen from a number of receptors 
to the north (including from the AONB/North Downs Way 
at a distance of at least 2.5km) from where it appears 
contained by structural vegetation and seen in the context 
of urban and industrial development.

2.74  There is a need to create a new transitional landscape 
structure between Redhill and the countryside to the 
east. Set within this structural planting, built form within 
the western part of the Site would be softened and well 
screened, although owing to topography, it would be 
partially visible from the north, albeit more softened by 
existing and proposed vegetation than existing built form 
seen in the residential area immediately to the west. 

2.75  This mitigation would be achieved by introducing 
a horizontal pattern of vegetation to soften the strong 
vertical pattern of the field slope. This would be achieved 
by extending structural planting across the slope from 
existing belts of planting to the east and west, from the 
points where this vegetation already ‘pinches’ into the field 
or from where an existing alignment is apparent (e.g. TB3, 
north of the existing works). 

2.76  This horizontal landscape structure would also 
provide a robust framework of a series of tiers of built 
development, softened by structural planting, descending 
to the lower northern parts of the Site.

2.77  The north-eastern boundary should retain what 
landform and locally appropriate planting there is, to 
provide a distinct boundary to the wider landscape, 
but should result in a robust physical separation rather 
than complete visual screening. A SuDS corridor with 
appropriate associated planting of wetland scrub and 
trees, noting the need to soften the landfill in views from 
the Site, would provide an appropriate transitional feature 
between the eastern area of the Site and the landfill to the 
east.

2.78  The combination of these two landscape structural 
concepts, including the replacement of existing non-native 
coniferous planting, would provide a softened, wooded 
setting to built development, but would also result in a 
sensitive and considered landscape edge of the urban area 
to the wider landscape and a robust, permanent boundary 
to the Green Belt.

2.79  The profile and character of woodland cover on the 
upper slopes of the ridgeline in the southern part of the 
Site should be maintained, in particular those specimens 
of native deciduous trees, reinforced with enhanced 
structural diversity, including only very low density 
residential development to reflect the character of existing 
development along the roadway corridor. Planting and built 
form should be used to frame long distance glimpsed views 
to the north.

2.80  The wetland corridor in the northern part of the Site 
should be maintained and enhanced through positive 
management, with associated SuDS landform arranged 
around retained trees, and new tree planting, reinforcing 
the floodplain to the north-west as a transitional point 
between urban and rural areas and an attractive setting to 
a key connection to the town centre.

2.81  All of the existing and extensive proposed green 
infrastructure should be appropriately managed, to 
enhance the condition of existing features and ensure the 
successful establishment of proposed features to realise 
the mitigation by design intent set out above.

2.82  Opportunities for public access to green infrastructure 
should be sought, wherever feasible, notably to the 
woodland in the southern area of the Site, with potential 
for glimpsed views out to the north.

2.83  The built form should make reference to local 
materials and vernacular style to provide a coherent and 
locally distinctive appearance.

2.84  Assuming the implementation of these principles, 
there is potential for the removal of detracting influences 
of industrial built form, successful integration of built 
development within the Site and enhancement of the 
green infrastructure transition between urban and rural 
areas in this vicinity, including assisting in the integration 
of the adjacent landfill site into the landscape. For 
these reasons, the proposed development would be 
compliant with the landscape and visual criteria for built 
development set out in draft Policy NHE1.

(see representations below)
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Maintain existing planting in creating new
north-eastern edge with a strong physical
interface to wider landscape e.g. SuDS with
appropriate scrub and tree planting.

Maintain and enhance existing wetland
corridor and flanking vegetation as
improvement to existing recreational
corridor and connection with town centre.

Vary width and understorey density of
existing planting but maintain height.

Maintain stream corridor as key
physical interface between existing
urban edge and Site.

Break up dominant pattern of rising
open plane of field. Diminish
perception of existing strong
landscape edges and draw
horizontal pattern across the field
with structural planting.

Maintain structure and character of wooded
ridgeline, inserting very low density residential
properties, where feasible on arboricultural
grounds, to reflect existing character of roadway.

Maintain and reinforce existing
planting and landform on
eastern edge.

Green/blue (SuDS) corridors
extending through
development to soften and
vary edge.

Soften and partially screen
views out to landfill site and
associated vehicle
movements.

Maintain and enhance limited
areas of existing structural
planting in central areas as
'anchor points' for extended
structural planting.

Maintain opportunities for
glimpsed views out to
north through layout and
associated planting.

Enhance and extend existing
structural planting to soften
built form in elevated views
from north.
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Maintain existing planting in creating new
north-eastern edge with a strong physical
interface to wider landscape e.g. SuDS with
appropriate scrub and tree planting.

Maintain and enhance existing wetland
corridor and flanking vegetation as
improvement to existing recreational
corridor and connection with town centre.

Vary width and understorey density of
existing planting but maintain height.

Maintain stream corridor as key
physical interface between existing
urban edge and Site.

Break up dominant pattern of rising
open plane of field. Diminish
perception of existing strong
landscape edges and draw
horizontal pattern across the field
with structural planting.

Maintain structure and character of wooded
ridgeline, inserting very low density residential
properties, where feasible on arboricultural
grounds, to reflect existing character of roadway.

Maintain and reinforce existing
planting and landform on
eastern edge.

Green/blue (SuDS) corridors
extending through
development to soften and
vary edge.

Soften and partially screen
views out to landfill site and
associated vehicle
movements.

Maintain and enhance limited
areas of existing structural
planting in central areas as
'anchor points' for extended
structural planting.

Maintain opportunities for
glimpsed views out to
north through layout and
associated planting.

Enhance and extend existing
structural planting to soften
built form in elevated views
from north.
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FIGURE 1.15  LANDSCAPE AND VISUAL OPPORTUNITIES AND CONSTRAINTS PLAN
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Maintain existing planting in creating new
north-eastern edge with a strong physical
interface to wider landscape e.g. SuDS with
appropriate scrub and tree planting.

Maintain and enhance existing wetland
corridor and flanking vegetation as
improvement to existing recreational
corridor and connection with town centre.

Vary width and understorey density of
existing planting but maintain height.

Maintain stream corridor as key
physical interface between existing
urban edge and Site.

Break up dominant pattern of rising
open plane of field. Diminish
perception of existing strong
landscape edges and draw
horizontal pattern across the field
with structural planting.

Maintain structure and character of wooded
ridgeline, inserting very low density residential
properties, where feasible on arboricultural
grounds, to reflect existing character of roadway.

Maintain and reinforce existing
planting and landform on
eastern edge.

Green/blue (SuDS) corridors
extending through
development to soften and
vary edge.

Soften and partially screen
views out to landfill site and
associated vehicle
movements.

Maintain and enhance limited
areas of existing structural
planting in central areas as
'anchor points' for extended
structural planting.

Maintain opportunities for
glimpsed views out to
north through layout and
associated planting.

Enhance and extend existing
structural planting to soften
built form in elevated views
from north.
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Maintain existing planting in creating new
north-eastern edge with a strong physical
interface to wider landscape e.g. SuDS with
appropriate scrub and tree planting.

Maintain and enhance existing wetland
corridor and flanking vegetation as
improvement to existing recreational
corridor and connection with town centre.

Vary width and understorey density of
existing planting but maintain height.

Maintain stream corridor as key
physical interface between existing
urban edge and Site.

Break up dominant pattern of rising
open plane of field. Diminish
perception of existing strong
landscape edges and draw
horizontal pattern across the field
with structural planting.

Maintain structure and character of wooded
ridgeline, inserting very low density residential
properties, where feasible on arboricultural
grounds, to reflect existing character of roadway.

Maintain and reinforce existing
planting and landform on
eastern edge.

Green/blue (SuDS) corridors
extending through
development to soften and
vary edge.

Soften and partially screen
views out to landfill site and
associated vehicle
movements.

Maintain and enhance limited
areas of existing structural
planting in central areas as
'anchor points' for extended
structural planting.

Maintain opportunities for
glimpsed views out to
north through layout and
associated planting.

Enhance and extend existing
structural planting to soften
built form in elevated views
from north.
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GEOLOGY
2.90  Based on the ground investigations undertaken at the 
Site, the ground conditions have been generally found to 
comprise the following:

• Made ground was encountered extensively across 
the southern and western areas of the Site (ranging 
on average to 1.5 - 2.5m and locally over 3m below 
ground level – bgl predominantly in the area of 
the former copy hold buildings. The made ground 
materials generally comprised reworked natural 
materials of sandy clay, and variable proportions of 
sand, gravel, and cobbles of sandstone and siltstone.  
Ash, brick and concrete were also typically present in 
the granular made ground materials.

• Weathered sandy clay (Sandgate Beds) with variable 
gravel content (firm to very stiff) were present at 
surface or directly underlying the made ground. 
Sandstone rock was locally present at shallow depth 
(typically 0.5m to 2.4m bgl) in the northeast part of 
the Site.

• Hythe Bed Strata: The Sandgate Beds were 
observed to be underlain by Hythe Bed strata where 
investigated in the southern part of the Site. The 
Hythe Beds were encountered at depths between 
6.5m and 18m bgl and comprised orange brown fine 
to medium sand with some rounded fine to coarse 
gravel of quartz. The Hythe Bed strata were proved to 
a depth of 36m bgl.

HYDROGEOLOGY
2.91  No significant inflows of groundwater were 
encountered during the investigation fieldwork, and 
shallow groundwater is not anticipated to be present 
beneath the Site. Regional topography falls from 140m 
above sea level in the south east of the Site to c.80m 
above sea level in the north west around the centre of 
Redhill. Deeper groundwater is anticipated follow regional 
topography and flow in a generally north/north west 
direction. 

GROUND CONDITIONS AND 
CONTAMINATION
GROUND CONDITIONS
2.85  This chapter has been prepared to inform the 
background document relating to the proposed residential 
development at the former Copyhold Works, Redhill.  This 
chapter summarises available information about soil, gas 
and groundwater conditions at the Site.

2.86  To date, two comprehensive preliminary risk 
assessments and site investigations have been undertaken 
at the Site, with a total of 65 trial pits and 40 shallow 
boreholes excavated to assess the Site for proposed re-
development. 

SITE HISTORY
2.87  The Site can be divided into two principal areas based 
on historical and current land use – Area A and Area B. 

• Area A (c 7.85 hectares) in the west exists as a 
pasture field used for the grazing of sheep and which 
is surrounded by belts of trees. Historically this area 
has been substantially in agricultural use and was 
partially occupied in the south by a farm complex and 
three ponds.

• Area B (ca 9.5 hectares) in the east possesses a 
derelict former Fullers Earth works (also known as 
Copyhold site) in the north with associated ancillary 
buildings and storage areas and woodland and 
access roads in the south. The north of Area B has 
historically been used as a Fullers Earth works and 
mineral extraction quarries were also present. In the 
south of Area B, other small shallow quarries were 
present.

2.88  Adjacent to the Site to the east and northeast is a large 
operational putrescible waste landfill site which occupies a 
large former mineral extraction quarry.

2.89  A railway is present to the north west, with residential 
properties surrounding the remainder of the Site 
boundaries. 
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CONTAMINATION
2.92  Significant ground investigation has already 
been undertaken at the Site, which has not identified 
widespread contamination which would prevent the Site 
being redeveloped for a residential end use. 

2.93  Some localised weathered shallow diesel/oil/metal 
contamination has been encountered around former 
above ground fuel storage tank locations, but this was not 
laterally or vertically extensive and is anticipated to be 
easily mitigated during redevelopment.

GROUND GAS
2.94  Sources of on-site gas are considered limited due to the 
generally inert nature of the made ground. 

2.95  The Site is located adjacent to the Patterson Court 
Landfill operated by Biffa, which is a source of landfill gas. 
The landfill cells adjacent to the Site have been completed 
and either have been or are in the process of being 
regenerated as agricultural/forest land in line with the 
reclamation strategy for the landfill.  The landfill is due to 
be fully closed and regenerated by 2030. 

2.96  It is understood that gas is being actively collected by 
Biffa and used for energy production at the Site, and Biffa 
are obligated as part of their permit to control gas at the 
boundaries of the Site. A sequence of boundary monitoring 
wells are present along the boundary between the 
development site and the landfill. Data from these wells 
does not indicate a significant issue with cross-boundary 
gas migration, and it is anticipated that by incorporating 
appropriate landfill gas mitigation measures within 
the development that gas will not pose a risk to future 
residents at the Site.

MINING
2.97  As part of an environmental desktop study, former 
Fullers Earth mines in the vicinity of the Site were 
identified.  A mine workings investigation was carried 
out which comprised the advancement of 15 deep 
boreholes (to depth ranging from 20 to 35m bgl).  The 
investigations found no evidence for any mine related voids 
or disturbed ground. It was therefore concluded that the 
risks associated with potential ground instability derived 
from possible historical shallow mine workings within the 
southern part of the Site were negligible. The Site is not in 
an area affected by former coal mining. 

FURTHER WORKS
2.98  In summary, in line with current UK guidance for the 
assessment of risks from contamination, no significant 
sources of contamination have been identified at the 
Site that would prevent the Site being redeveloped for 
residential use. Some minor localised sources are present 
as would be expected on a former industrial site, but these 
can be addressed during redevelopment and any pathways 
to future users and the environment mitigated. 

2.99  A source of landfill gas is present adjacent to the 
north and north east boundary, however data provided 
from Biffa indicates this is being controlled and significant 
gas concentrations overall not been identified at the 
boundary. However, the masterplan has been developed 
with a 25-50m cut off zone from the waste materials (and 
source of gas) to allow for gas mitigation measures to be 
incorporated in the development along this boundary if 
necessary. 

2.100  A significant amount of generalised data is already 
present for the Site which has not identified significant 
constraints to development with regards to a proposed 
residential end-use. Further development specific 
investigation and risk assessment works are intended 
to be undertaken once the final development layout 
and earthworks have been finalised which are expected 
to confirm these findings. However, based on current 
information, no pollutant linkages to future receptors have 
been identified which could not be mitigated during the 
proposed redevelopment.    

2.101  It is therefore concluded that the Site, following 
further investigation and any remedial works (if necessary), 
could be made suitable for residential development. 
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NOISE
2.102  An assessment of potential noise and vibration 
constraints in relation to the proposed development has 
been carried out by Gallagher Estates’ consultants Mayer 
Brown. The Noise and Vibration Study has considered the 
potential significance of a range of noise sources affecting 
the Site using a combination of assessment methods. 

2.103  The study identifies that the Site is subject to noise 
and vibration from a range of existing sources, including 
aircraft, road traffic and railway noise, railway vibration 
and operational noise at the adjoining landfill site. The 
study identifies that the impacts of such noise sources are 
not significant and could be acceptably mitigated. 

2.104  The study concludes that, subject to the adherence to 
a good acoustic design process and the implementation of 
appropriate mitigation, the Site is a suitable location for 
the proposed development and could be developed in full 
accordance with current governmental noise objectives.

FIGURE 1.16  NOISE CONSTRAINTS PLAN
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AIR QUALITY
2.105  Air Quality Screening has been conducted by Gallagher 
Estates’ consultants Mayer Brown to assess the suitability 
of the Former Copyhold Works site for residential 
development. The Air Quality Screening assessed whether 
the Site’s location is suitable for the proposed use and 
whether any significant air pollution effects are likely 
to impact the proposed development. As part of this 
assessment, the potential for impacts upon the local 
area including the Air Quality Management Area (AQMA) 
located to the west of the Site, were considered. 

2.106  The screening highlights that the latest published data 
for all the urban background locations within Reigate and 
Banstead, which are considered most representative of the 
conditions experienced at the Site, identifies monitored 
NO2 annual mean concentrations at levels which represent 
no air quality grounds for the refusal of a planning 
application. 

2.107  The screening concludes that, due to the Site’s 
sustainable location in relation to the town centre and rail 
station, significant traffic related impacts upon the nearby 
AQMA are not anticipated. 

2.108  The screening identifies that there will be 
opportunities to mitigate any adverse impacts identified 
in further assessment, including any impact resulting 
from the additional traffic generated by the development, 
through appropriate design. The opportunity to effectively 
mitigate the effects of dust from construction activity 
during the development of the Site is also identified in 
the screening work. Overall, the work concludes that the 
proposed development could be expected to have a neutral 
impact on air quality.

ODOUR
2.109  Gallagher Estates’ consultants Air Spectrum 
Environmental Ltd, incorporating Spectrum Environmental 
Support, have undertaken an odour dispersion model in 
respect of the Former Copyhold Works site. The model 
used odour emission data collected empirically at several 
landfill sites across the UK to model distinct parts of the 
adjacent Patterson Court Landfill. 

2.110  Assessment of the impacts of the odour release from 
the waste site has also been conducted by Spectrum 
Environmental Support. A dispersion model has been 
used to quantify the risk that off-site odours may cause a 
nuisance to future residents of the proposed development.

2.111  The results of this assessment indicate that odour 
concentrations at the Site are below the level at which 
odour is likely to be detected by future residents. 
Therefore, this initial modelling undertaken by industry 
experts reveals that odour concentrations are not likely 
to be of a level which would cause a nuisance to future 
occupants. As such, the proposed development is unlikely 
to result in odour complaints.
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3. MASTERPLAN
3.1  Underpinning the masterplan are design concepts which 
respond to the issues identified in the Site appraisal and 
best practice design approaches for new developments

DESIGN CONCEPTS
3.2  The former Copyhold site presents an exciting 
opportunity to establish a new residential neighbourhood 
in a highly sustainable location, close to the heart of 
Redhill, offering high quality family housing and amenity 
space set within extensive landscape. The new residential 
development will be underpinned by an overarching 
concept and a set of guiding principles (Figure xx) which 
illustrate the rationale for the initial design decisions taken 
and how these inform the design concept.

3.3  The design concept and guiding principles have evolved 
in direct response to the investigations into the Site and 
local context undertaken thus far, as well as best practice 
urban design guidance. For further information on the Site 
investigations undertaken please refer to the technical 
Appendices of this document.

3.4  The design concept is composed of the following key 
components:

URBAN TO RURAL TRANSITION
3.5  The Site is located on the edge of Redhill, between 
the Redstone Park residential area and the Patteson 
Court Landfill site. The Site comprises a field, the former 
Copyhold industrial works and the surrounding woodland 
edges. Due to its location, the Site bridges the transition 
between the town and the rural edge. The landfill site is 
undergoing a process of restoration of the landscape along 
its western boundary adjacent to the Site and with the 
removal of industrial works. The redevelopment of the 
former Copyhold works therefore offers a unique chance 
to improve the transition between the restored rural 
landscape of the adjacent land-fill site and Redhill. 

3.6  The development positively responds to this context 
by defining a new settlement edge adopting a cluster 
structure and using landscape to merge the development 
with the landscape. 

3.7  To the east and north of the Site, development is 
proposed to extend to the boundary, whilst still respecting 
existing landscape features.

RESPONDING TO THE LANDSCAPE AND 
TOPOGRAPHY

• The Site slopes between the A25 in the south to the 
railway in the north. The higher reaches of the Site have 
an existing woodland setting. The former Copyhold site 
is screened from the field half of the Site by landscape 
earth works. The western and southern edges of the 
Site are defined by tree belts. 

• The landscape strategy focuses on retaining and 
enhancing areas of structural landscape within the 
Site, around which the masterplan has evolved. The 
proposed development is set within this extended 
framework of structural landscape and adopts a series 
of character areas. This approach enables development 
to respond to the Site’s distinctive topography, 
landscape, environmental, ecological and engineering 
constraints, whilst also creating a development form, 
layout and density that will complement and enhance 
the local distinctiveness of Redhill.

ESTABLISHING ACCESS AND LEISURE LINKS 
• Strong emphasis has been placed upon incorporating 

connectivity with Redhill and within the Site itself, 
for sustainable modes of travel, i.e. by foot and cycle. 
The sloped site presents a challenge for achieving 
suitable access. As a direct response, the Site has 
been designed to work with the topography to 
provide a fully accessible development. In addition, 
the Site addresses and connects to existing footways 
and cycleways within the vicinity of the development.

• The woodland edges will be enhanced with a series 
of proposed landscaped ‘wedges’ which form a 
physical link to the existing woodland as well as a 
visual buffer to the new development. Internal routes 
will supplement the existing and connect the various 
areas of the Site whilst also providing leisure access 
to the proposed landscape. 

AN INSPIRING AND INTEGRATED NEW 
NEIGHBOURHOOD

• The nature of the Site provides for a great 
opportunity for a natural synergy between landscape 
and development, where a rich tapestry of public 
spaces, connecting routes, built form and natural 
habitat can be created in a highly sustainable 
location. The design responds to this opportunity 
with a contextual development structure that 
provides a tailored and diverse new development 
that can enhance the local character and landscape 
setting.
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LAND AT FORMER COPYHOLD 
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SITE CONTEXT
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DATE TAKEN: JANUARY 2014

PROJECT NUMBER: 22723

ACTUAL SIZE EXTRACT: RECOMMENDED VIEWING DISTANCE @ A3 - 300MM

SITE  CONTEXT PHOTOGRAPH 13: VIEW FROM HOLMESDALE AVENUE, LOOKING SOUTH

Landfill site

Approximate extent of Site

Former Copyhold Works Residential Development at the Moors

MARCH 2014

Residential development in vicinity of Redstone Hill / Nutfield Road

13
FIGURE 2.1  URBAN TO RURAL TRANSITION FIGURE 2.2  RESPONDING TO THE LANDSCAPE & TOPOGRAPHY

FIGURE 2.3  ESTABLISHING ACCESS & LEISURE LINKS FIGURE 2.4  AN INSPIRING & INTEGRATED NEW NEIGHBOURHOOD
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DESIGN PRINCIPLES
TOPOGRAPHY & DRAINAGE PRINCIPLES
3.8  A defining characteristic of the Site is its topography, 
both in its hillside setting and the undulating man made 
landscape surrounding the former Copyhold works, as 
illustrated in figure xx. As such, the following principles 
have been adopted:

• Existing site topography is to be retained with 
remodelling to the former Copyhold site to re-instate 
more natural levels

• Surface water drainage will drain to the north along 
the eastern site boundary and terminate within a 
holding pond

• The character areas, layout and appearance will be 
structured by the topography, taking advantage of the 
long distance views to the north. 

FIGURE 2.8  TOPOGRAPHY & DRAINAGE
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LANDSCAPE PRINCIPLES
3.9  The edge of settlement location of the Site dictates 
a development that is well integrated with the existing 
landscape and wider landscape views. To provide this, the 
following landscape principles are proposed:

• The mature landscape structure is to be retained and 
enhanced along the southern edge at the highest 
point of the Site, to maintain the wooded hill side

• Retention of and enhancement to the existing tree 
belt along the eastern boundary

• Integration of sustainable drainage within the 
landscape buffer to the eastern and northern 
boundaries

FIGURE 2.9  LANDSCAPE

• The retention and enhancement of structural 
landscaping within the Site and the provision of new 
green wedges extending across the Site to enhance 
the landscape setting of the development.

• Retention of the existing tree belt structure to the 
western boundary

• A network of courtyards and green spaces providing 
internal amenity space and connected to the 
woodland landscape via a variety of green walkways. 
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ACCESS AND MOVEMENT PRINCIPLES
3.10  Key to a sustainable and vibrant development is 
connectivity. The principles for movement respond to the 
Site’s context and characteristics and are as follows:

• New connections to the A25 at more appropriate 
locations 

• The creation of a fully accessible site providing a main 
access route at a gradient of no more than 1 in 20

• Improved connections to Redhill town centre and 
station via enhanced existing and proposed facilities.

• Connection to the existing footway and cycle 
way along the western and northern boundaries 
respectively

• The creation of an internal pedestrian network along 
desire lines that is independent from the main road 
access, providing linkages between the characters 
areas and access to the woodland edges.

FIGURE 2.10  ACCESS & MOVEMENT
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CHARACTER & BLOCK STRUCTURE PRINCIPLES
3.11  The Site already has a variety of different characters 
and as identified earlier and these will inform the proposed 
character areas and block forms. The proposals seek to 
build upon the existing site character responding to the 
landscape structure and topography of the Site. 

3.12  The Site will be arranged in 4 main character areas:

WOODLAND PLOTS:

3.13  These are located within the southern edge of the Site 
within the woodland areas. This informal, low-density 
character area will have individual dwellings located 
off a low-impact access road. Houses will be positioned 
sensitively to reduce their impact and the existing 
woodland habitat will be restored and enhanced.

EDGE CLUSTERS:

3.14  Further into the Site, the south eastern section will 
contain two main housing clusters that are situated within 
the existing open areas afforded by the former Copyhold 

office blocks and the Fullers Earth area. The clusters utilise 
the existing woodland to the south and east to create a 
woodland enclosure to each cluster area. 

CENTRAL SPINE:

3.15  The central spine area will take in the derelict industrial 
complex and extends east towards the existing housing 
areas. Higher density development is proposed with 
a greater mix of housing typologies. The central spine 
follows the existing contours of the land and links two 
courtyards around which this character area is focussed. 
The two courtyard development areas will be divided by 
the existing woodland belt that runs up the hillside from 
north to south.

HILLSIDE TERRACES:

3.16  This area addresses the descending slope to the north. 
Here a distinct built form is created that integrates the 
landscape into the new development whilst providing an 
accessible site. This area is focussed upon the main linking 
pedestrian spine and provides key connections to the 
surrounding residential areas and landscape.

FIGURE 2.11  CHARACTER & BLOCK STRUCTURE
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FIGURE 2.13  2014 MASTERPLAN
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3.17  The masterplan has been developed to maximise the 
potential of the Site in terms of its integration into the 
existing neighbourhood & landscape. 

3.18  Key to determining the areas for development has been 
the understanding of the topography and the extent of 
important habitat to be retained.

THE DEVELOPMENT
3.19  The total site area equates to 17.34Ha. Once the open 
space areas are subtracted from the total area, just over 
half the Site remains for housing development. This net 
development area could accommodate a range of densities 
across the Site,  between approximately 25 - 35  dwellings 
per hectare (dph) and provide approximately 300 dwellings 
across the development.

3.20  The allocation of the Site in Policy ERM2/3 of the DMP 
requires approximately 210 dwellings and serviced land for 
a 2FE primary school. 

3.21  As explained in the representations below, Gallagher 
Estates is prepared in principle to support the delivery 
of this infrastructure by accommodating this within the 
development of the Site. Figure XX demonstrates how this 
could be accomodated within the development, if needed 
and subject to the delivery mechanism being agreed between 
Gallagher Estates, SCC and the Council.

PHASING AND DELIVERY
3.22  The Site is being actively promoted for residential 
development by Gallagher Estates. Gallagher Estates owns 
the Site and intends to bring it forward for development 
at the earliest opportunity, seeking to work positively with 
the Council in this regard.

3.23  It is anticipated that approximately 3 years will 
be required from the point of submitting an outline 
planning application to first housing completions being 
achieved on the Site. This takes into account the lead-in 
for determination by the Council, completion of a S106 
Agreement, submission and approval of reserved matters, 
discharge of conditions and construction. The build-out 
of the development is likely to take a further 2-3 years 
(approx.).

3.24  Taking account of the lead-in times for the delivery 
of development summarised above, together with the 
time required to prepare a planning application for the 
development, the release of the Site should be triggered 
upon the adoption of the DMP. This would support the 
Council in maintaining a sufficient supply of housing land 
for at least five years. The immediate release of the Site 
would be reinforced if the development is required to 
accommodate a new primary school, as proposed in Policy 
ERM2/3. 

KEY BENEFITS
3.25  The development of the Site will:

• Prioritise the release of land from the Green Belt 
which makes very little or no contribution to the 
purposes of including land within the designation;

• Provide a significant contribution to the delivery 
of new market and affordable housing in a highly 
sustainable location;

• Re-use previously developed land for housing;

• Involve the remediation of contaminated land;

• Deliver a range of environmental benefits including 
biodiversity net gains;

• Potentially accommodate the delivery of a new 2FE 
primary school.
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FIGURE 2.14  POTENTIAL PRIMARY SCHOOL LOCATION
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Dmp Representations 
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4. DMP REPRESENTATIONS

DMP INTRODUCTION
4.1  We support the inclusion of paragraph 1.4 in the DMP 
which states that the overall level of growth is set through 
the adopted Core Strategy and is not being revisited in the 
DMP. However, it is also necessary for the DMP to confirm 
that the level of growth set through the Core Strategy:

• Did not meet the objectively assessed need (OAN) 
for housing established through the SHMA, with a 
shortfall of some 2,000 dwellings during the plan 
period (IR; para 68);

• That the overall level of growth in the Core Strategy 
and DMP is not supported by an up-to-date SHMA, as 
required by paragraph 156 of the National Planning 
Policy Framework (NPPF);

• Does not meet the Government’s standard method 
OAN figure of 644 dpa;

• Is a minimum requirement which the Council should 
seek to exceed;

• The Core Strategy Inspector in his report stated that 
the strategy should: “maximise provision from the 
identified SUEs” (IR; para 69).

4.2  Due to the length of time which has lapsed since the 
submission and eventual adoption of the Core Strategy 
in 2014, a full review of the Local Plan should have be 
completed by 2019. This will not be achieved and could 
mean that policies for the supply of housing as set out in 
the Core Strategy and DMP are “out of date” at the point of 
adoption. 

4.3  Whilst we support the Council in preparing the DMP 
in order to allocate sites for housing, the approach to 
managing the release of the SUEs as set out in the DMP is 
unsound.

4.4  Against this background, the approach to “managing” 
the release of the Site and other SUE allocations through 
Policy MLS1, as mentioned on page 5 of the DMP, is 
unsound. We comment on Policy MLS1 in more detail 
below.

4.5  We propose the following recommendations to the DMP 
Introduction:

“1.4: The overall scale of growth has already been set through 
the Core Strategy and is not being revisited, nor are the 
general spatial principles of where new development will be 
located. The Council will bring forward sufficient land for new 
housing within the Borough, maintaining a supply of sites to 
provide at least five years’ worth of housing with an additional 
buffer in accordance with paragraph 47 of the NPPF.”

… and

“- The Core Strategy also identifies that some new homes will 
likely need to be provided on greenfield sites to meet future 
housing needs, with broad areas of search identified around 
the edge of Redhill, Reigate, Merstham and Horley. These 
urban extension developments will be needed as development 
opportunities in the existing urban areas start to become more 
limited. Their release for development will be triggered as set 
out in Policy MLS1 of the Development Management Plan if 
the Council is unable to demonstrate that it has a five year 
supply of housing land available.”

THEME 2: BUILDING SELF RELIANT 
COMMUNITIES
POLICY DES1
4.6  We note that the DMP identifies that Core Strategy 
Policy CS4 and Policy CS10 are “context” for Policy DES1 – 
Design of New Development. Paragraph 3.2.8 of the DMP 
also refers to the future preparation of supplementary 
planning guidance which will support Policy DES1. No 
reference is made to national policy relating to good design 
as set out in the NPPF.

4.7  We question whether Policy DES1 is necessary given 
the policy framework absent of Policy DES1. In our view, 
the inclusion of Policy DES1 conflicts with paragraph 17 
of the NPPF which requires “succinct plans”, which should 
provide a practical framework within which decisions on 
planning applications can be made with a high degree of 
predictability and efficiency.”

4.8  Notwithstanding this concern, the masterplan proposals 
for the Site presented in these representations (above) 
demonstrates how the development would achieve the 
design criteria set out in Policy DES1.

POLICY DES4
4.9  Policy DES4 – Housing Mix, proposes to impose 
minimum requirements for the proportion of smaller (one 
and two bedroom) market dwellings and larger (three+ 
bedroom) market dwellings on sites outside of town and 
local centres. 

4.10  The policy is not based upon any up-to-date assessment 
of need, with the SHMA significantly out-of-date. No other 
evidence has been produced in support of the approach. 
Furthermore, the only consideration given to the potential 
viability impact is set out at paragraph 3.53 of the Council’s 
Viability Report (January 2018) which advises that the 
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housing mix proposed in Policy DES4 has been met by most 
approved developments since 2012. The detailed evidence 
to support this statement does not appear to be provided 
and, in any event, would not support the application of this 
requirement to edge of settlement SUE sites.

4.11  We therefore conclude that Policy DES4 is unsound as it 
is not justified or consistent with national policy. 

POLICY DES6
4.12  Policy DES6 – Affordable Housing, proposes to impose 
an affordable housing requirement of 35% of (gross) 
dwellings for the development of allocated greenfield 
urban extension sites. This exceeds the requirement in 
Policy CS15 of the Core Strategy (30%) which we note, at 
paragraph 3.2.33, is to be superseded by Policy DES6. 

4.13  The supporting text below Policy DES6 refers to “latest 
evidence of affordable housing needs in the borough”. 
The Affordable Housing Policy document supporting the 
consultation refers only to the 2008 SHMA and 2012 SHMA 
Update. We do not consider this evidence to be up-to-
date, as required by the NPPF (para 159), and therefore the 
evidence to support any proposed increase is lacking.

4.14  We have reviewed the Council’s Viability Report 
(January 2018). This concludes that the provision of 35% 
affordable housing on all large urban extension sites is 
viable (Figure 14 on pages 40-41). The report states that 
this includes an assessment of the Site, as indicated in 
Figure 14 which indicates that affordable housing provision 
of up to 35% is viable.

4.15  Paragraph 4.21 of the Viability Report advises that 
summary appraisals of the allocation sites tested, including 
the Site, are provided at Annex 4 of this report. This is 
incorrect; no summary appraisal for the Site is provided. 
We are therefore not in a position to comment on this 
appraisal in any detail. However, we wish to raise the 
following concerns:

• the abnormal costs of bring the Site forward including 
remediation and ground remodelling to develop the 
Site are likely to be under-estimated.

• The land value assumed in the appraisal is likely to 
have been under-estimated, as it appears that that 
the report assumes existing agricultural land value.

POLICY DES9
4.16  Part 1a) of Policy DES9– Pollution and Contaminated 
Land states that development will only be permitted where 
it can be demonstrated that (on its own or cumulatively) 

it will not result in a significant adverse or unacceptable 
impact on the natural and built environment. 

4.17  As set out in our response to Policy ERM2/3, and 
addressed in more detail within the technical report 
accompanying these representations, the development of 
the Site would accord with the requirements of Part 1a).

4.18  Part 1 b) of Policy DES9 states that new development 
will not normally be permitted where, inter alia, dust, 
noise, vibration, smell, light or any other form of air, land 
water or soil pollution are unacceptable and there is no 
reasonable prospect that these can be mitigated against 
to satisfactory levels. This is noted as being particularly 
relevant to sensitive development such as residential. 

4.19  Our response to Policy ERM2/3 below, and the 
supporting technical reports submitted alongside these 
representations, demonstrates that the Site is not currently 
subject to unacceptable levels of pollution to prevent its 
development for new residential development.

POLICY NHE1
4.20  Paragraph 115 of the NPPF advises that Areas of 
Outstanding Natural Beauty (AONBs) have the highest 
status of protection in relation to landscape and scenic 
beauty. Great weight should be afforded to their 
protection.

4.21  Paragraph 113 of the NPPF adds that distinctions 
should be made between the hierarchy of international, 
national and locally designated sites, so that protection 
is commensurate with their status and gives appropriate 
weight to their importance.

4.22  Having regard to national policy as summarised above, 
we therefore object to part 1) of Policy NHE1 which seeks 
to afford equal status to the protection of the current Area 
of Great Landscape Value (AGLV) to that afforded to the 
AONB. We conclude therefore that part 1) of Policy NHE1 
is unsound as it is inconsistent with national policy. Policy 
NHE1 should therefore be modified as follows:

“1) Within or adjacent to the Surrey Hills Area of Outstanding 
Natural Beauty, great weight will be attached to the impact 
that the proposal would have on the landscape and scenic 
beauty. The same principles will apply to proposals within 
the current Area of Great Landscape Value and maintained 
as such, until such a time as the AONB Boundary Review is 
completed which may extend the AONB onto current AGLV.”

4.23  We set out how the development of the Site would 
accord with the requirements set out in Part 3 of Policy 
NHE1 in our response to Policy ERM2/3, below.
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POLICY NHE2
4.24  EPR, specialist consultants appointed by Gallagher 
Estates have undertaken an assessment of the Site to 
assess the Site’s ecological value, the likely impacts arising 
from the development of the Site and proposed mitigation 
measures, if required. Details are set out in our response to 
Policy ERM2/3 below.

4.25  Parts 1) and 2) of Policy NHE2 are not relevant to the 
Site.

4.26  Part 3) of Policy NHE2 – Protecting and enhancing 
biodiversity and areas of geological importance is 
inconsistent with paragraph 118 of the NPPF which states 
that:

“When determining planning applications, local planning 
authorities should aim to conserve and enhance biodiversity by 
applying the following principles:

• If significant harm resulting from a development cannot 
be avoided (through locating on an alternative site with 
less harmful impacts), adequately mitigated, or, as a last 
resort, compensated for, then planning permission should 
be refused;” (our emphasis)

4.27  National policy proposes a higher threshold than set 
out in Part 3) of Policy NHE2 which applies to development 
that is “likely to have an adverse effect…”, where the grant 
of planning permission is subject to criterion b), requiring 
“adequate mitigation of, or as a last resort, compensation 
for, the impact of the development will be put in place.”

4.28  We therefore recommend that the wording in Part 3) is 
amended as follows:

“3) Development that is likely to have an adverse effect upon 
result in significant harm to any site designated as a…”

4.29  Furthermore, we also note that Part 3) includes two 
criteria for assessing development proposals. 

4.30  Part 3) a) of Policy NHE2 should not apply as this test 
set out in national policy applies to development within or 
outside likely to have an adverse effect on a Site of Special 
Scientific Interest (see paragraph 118, 2nd bullet, of the 
NPPF). Part 2) of Policy NHE2 covers this separately. 

4.31  Part 3) b), which is generally consistent with paragraph 
118 (1st bullet) of the NPPF. The assessment of the Site 
undertaken by Gallagher Estates’ Ecological consultant, 
EPR, demonstrates that the development of the Site could 
adequately mitigate any adverse effects to the SNCI and 
therefore satisfies this requirement.

4.32  We therefore conclude that Part 3) a) of Policy NHE2 is 
unsound and should be deleted.

4.33  Part 4) of Policy NHE2 is relevant to the development 
of the Site as it would include development within the 
Holmethorpe SNCI. As set out in our response to Policy 
ERM2/3, Gallagher Estates’ Ecological consultant, EPR, 
have undertaken an assessment of the Site to identify the 
ecological and nature conservation value of the Site and 
the environmental impact of the proposed development.
Whilst we acknowledge that the assessment would 
need to be updated at the time of submitting a planning 
application, it demonstrates that the Site does not contain 
features that align within the Surrey SNCI selection criteria. 
Therefore, the SNCI boundary should, in due course, be 
redrawn. Nonetheless, The development of the Site is 
therefore accords with Part 4) of the policy.

4.34  Finally, it appears that the final sentence of Part 4) of 
Policy NHE2 is duplication of Part 6) and should therefore 
be deleted.

THEME 3: PLACE SHAPING
POLICY GTT1
4.35  Policy GGT1 – Gypsy, Traveller and Travelling 
Showperson Accommodation includes five sites which are 
proposed for allocation, either for Gyspy and Traveller 
pitches or for Travelling showpeople plots. These sites are 
all relatively small in scale with the largest allocation to any 
one sites being “up to 4 pitches”. 

4.36  The Council’s Traveller Site Land Availability Assessment 
(TSLAA) (December 2017) includes an assessment of sites 
identified as being available for this type of development. 
This erroneously includes the Site which has not been 
promoted and is not available for this development. 

4.37  We note from the TSLAA that sites G9a and G9b are 
both located south of Fairacres, Axes Lane, Salfords. 
These sites are not contiguous and do not follow physical 
boundaries. In particular, we note that G9a comprises a 
small part of larger previously developed site, whilst G9b 
is an ‘L’ shaped site comprising part of an open field. The 
planning history for Fairacres demonstrates in our view the 
strong desire for the Traveller community to expand the 
site to maintain family and community links. We do not 
consider that the Council has adequately appraised this 
and other potential site options across the Borough.

4.38  Importantly, we note that the development of the 
Traveller allocation sites includes requirements for, 
careful design of any on-site lighting in order to avoid 
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causing disturbance to nearby residents; landscaping to 
reduce visual impact; and (where applicable) provide 
additional tree or hedgerow planting to strengthen the 
green belt boundary. We understand, therefore, that the 
Council appears to recognise that the development of 
land for Travellers accommodation could result in adverse 
environmental impacts and potentially disturbance to 
nearby residents, which plainly be more likely to arise by 
comparison to sites which are more divorced from housing. 

4.39  The table included on page 77 of the DMP identifies 
some of the SUE sites including our client’s land and 
advises that 11 pitches in total are required from these 
sites. Based upon the presentation of this table, we 
understand that this does not form part of Policy GGT1, but 
forms part of the supporting text to the policy. In addition, 
we note that the table includes a requirement for 3 pitches 
to be provided on ERM2/ERM3, although the requirement 
for the provision of pitches is not confirmed within the 
Policy ERM2/3 nor other individual allocation site policies. 
As such, the status of the table and weight which should be 
given to it in decision making is unclear.

4.40  The Council’s TSLAA (para 5.15) summarises the 
approach which the Council has taken to apportioning the 
allocation of Traveller pitches to the SUEs. It is based upon 
1 pitch per 70 dwellings which is stated as being “a viable 
rate of delivery” on the basis it is considered by the Council 
to represent 2% of total development costs including land 
and profit.

4.41  On behalf of Gallagher Estates, we have concerns about 
the Council’s general approach to meeting the Traveller 
needs and the Site selection process, as set out above. 
Specifically in relation to the Site, our client has confirmed 
that its land is not available for this use. Furthermore, 
that the impact on sales values of such accommodation 
being required as part of the development has not been 
fully taken into account by the Council. As we have stated 
elsewhere in these representations, the Council’s Viability 
Report (January 2018) does not include the appraisal of 
our client’s Site and, in any event, the report indicates that 
only high-level assumptions have been made on costs and 
values. It is likely in our view that the Council’s appraisal 
is not robust having regard to the specific considerations 
relating to the development of the Site which will need to 
be taken into account.

4.42  We therefore raise concerns that the inclusion of the 
requirement for 3 pitches to be delivered as part of the Site 
is not justified and places a further financial burden which 
could impact on the deliverability of the Site.

4.43  Taking all of the above into account, we seek the 
deletion of the requirement for 3 Traveller pitches to be 
delivered as part of the development of the Site.

SECTION 3B: AREA 2A
POLICY ERM2/3
4.44  On behalf of Gallagher Estates, we fully support the 
identification of the Site as an allocation for a SUE within 
the DMP which accords with the broad areas of search 
identified within the Core Strategy. 

4.45  The land is owned by Gallagher Estates and is actively 
promoted for housing development. The Site is suitable, 
as demonstrated in more detail below and the technical 
reports accompanying these representations, and is 
available now for development. 

4.46  The Site is a highly sustainable location for new 
residential development. It is located centrally within the 
East of Redhill / East of Merstham Broad Area of Search 
identified within the adopted Core Strategy. The DMP 
evidence is supportive of the Site’s identification and its 
development for housing. The assessment of the Site 
within the Council’s evidence base and the assessment 
undertaken on behalf of Gallagher Estates is set out below.

4.47  The Site has been promoted on behalf of Gallagher 
Estates at earlier stages of the DMP’s preparation for the 
development of up to 300 new homes. This preceded 
the requirement for the provision of serviced land to 
accommodate a 2FE primary school on the Site being 
introduced through the DMP.

4.48  The vision for the Site, as set out above, demonstrates 
how a 2FE primary school could potentially be 
accommodated as part of the development. Our client’s 
in principle support for the primary school being 
accommodated on the Site is contingent upon a position 
being agreed between themselves, Surrey County Council 
(SCC), as local education authority, and the Council 
regarding the triggers, funding and delivery of the school. 
Further detail is set out below in response to Policy 
ERM2/3 and the Council’s Infrastructure Delivery Plan 
(IDP).

4.49  The analysis of the Site and its context, and the 
masterplan proposals, are presented above, in support of 
our representations to Policy ERM2/3.
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RESIDENTIAL

4.50  Gallagher Estates generally supports the residential 
allocation of the Site. These representations include a 
Vision for the Site, including the appraisal of the Site and 
its context, a series of design principles and a masterplan 
for the future development of the Site.

4.51  As demonstrated through the masterplan, the 
allocation needs to provide sufficient flexibility to increase 
the residential capacity of the Site, to approximately 300 
new homes, should it be demonstrated at the point of 
submitting a planning application that the education land is 
not required.

4.52  Furthermore, we seek the deletion of a requirement 
for delivery of approximately 25% of the residential 
development to be for retirement accommodation for 
older people. Instead, we propose that the policy be 
amended, to encourage the delivery of some retirement 
accommodation subject to market demand. 

4.53  Furthermore, this requirement is additional to the 
requirements to be imposed through Policies DES6 and 
DES7 which require, for the development of the Site, 5% of 
the affordable dwellings to be designed to meet Building 
Regulation requirements for wheelchair user dwellings and 
20% of dwellings to meet Building Regulation requirements 
for accessible and adaptable dwellings.

EDUCATION/COMMUNITY

4.54  Gallagher Estates and its consultants have met with 
SCC and the Council to discuss the requirement within 
Policy ERM2/3 for serviced land for a 2FE primary school 
to be accommodated. Gallagher Estates is willing in 
principle to accept this requirement, subject to the Council 
and SCC agreeing to modifications to the IDP, also to be 
reflected in Policy ERM2/3. These relate to infrastructure 
project ‘PE3’ and seek to establish agreement in principle 
to fair and equitable compensation being made for loss 
of the residential land value not directly related to the 
development of the Site. We have also set out below, 
under ‘Infrastructure’, proposed modifications to Policy 
ERM2/3 in seeking to secure greater clarity and certainty in 
this important matter.

4.55  On this basis, Gallagher Estates will continue to work 
positively with the Council and SCC to secure the timely 
delivery of the primary school. 

4.56  We note however that the selection of the Site for 
accommodating the primary school is not justified within 
the DMP, the IDP or elsewhere in the Council’s evidence 

base. It is also apparent from the pupil forecasts presented 
within the IDP that the need for a new primary is not 
generated within the Redhill primary school planning 
area, where a surplus is forecast to 2024/25 (see figure 
8) but from other parts of the Borough. We therefore 
question whether the requirement in the policy is justified 
by evidence and has been assessed against reasonable 
alternative options. 

4.57  We have concerns that the Site requirement of 
approximately 1.5ha, as stated within the IDP (paragraph 
2.25), could be underestimated, having regard to the 
ground remodelling which is likely to be required to 
accommodate a school. We therefore seek the inclusion 
within Policy ERM2/3 of the primary school site area of 
approximately 1.5ha.

4.58  We have set out in our response to the IDP, below, that 
the Council identifies a need for at least one additional 
form of entry being needed in September 2022 or 2023. 
SCC has subsequently advised that a new primary school 
will need to be open by September 2024 based on current 
forecasts. SCC has advised that the school would need 
to be brought forward alongside the delivery of the new 
housing development on the Site. 

4.59  Allowing for site preparation, detailed design, 
construction, and fit-out, a planning permission for the 
development of the Site would need to be granted by the 
Council no later than early 2022, in order for the primary 
school to be open for use by September 2024 to meet 
forecast need. SCC has accepted that this lead-in time for 
opening new schools would need to be taken into account.

4.60  Taking this position into account, the selection of 
the Site to provide the new primary school by 2024 
provides further support to the suitability of the Site for 
development at an early stage of the plan period. We 
address this in our response to Policy MLS1 below.

4.61  Finally, we object to the wording requiring the 
developer to test the need for an alternative community 
facility in the event that the primary school is not required. 
This is not based upon any demonstrable need which 
ought to be identified by the Council through the IDP. This 
requirement places an unnecessary and unacceptable 
financial burden on the future development of the Site 
and is not based upon any demonstrable need. It is 
inconsistent with national policy and is unjustified – and 
therefore unsound. We therefore seek the deletion of this 
requirement in Policy ERM2/3.
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DESIGN APPROACH AND MITIGATION REQUIREMENTS

4.62  Bullet point 3 under ‘Design approach and mitigation 
requirements’ should not require the retention of open 
areas in visually sensitive locations. A holistic strategy for 
the characteristic integration of development in views from 
the north is proposed as part of the Masterplan for the 
Site. This requirement should be amended to:

“… the integration of built form amid a woodland structure 
reinforcing the character of the wooded Greensand Ridge…”

EXPLANATION

4.63  Paragraphs 4.6.45 - 4.6.47 of the DMP refer to the 
Site’s proximity to the Patteson Court Landfill WMS. The 
wording of this section is generally clear and acceptable 
to Gallagher Estates (when read alongside the proposed 
modifications we seek to Policy MLS1, as set out below). 

4.64  The supporting technical reports, covering odour, 
traffic, noise and air quality, demonstrate that the 
approach taken by the Council in delaying the release of 
the Site is not justified and is not positively planned. 

4.65  To address these concerns, we seek the following 
modifications to ensure that the wording is sound, and 
provides a practical framework within which decisions on 
planning applications can be made with a high degree of 
predictability and efficiency, as required by paragraph 17 of 
the NPPF:

“The release of the Site will be phased in line with Policy MLS1, 
to ensuring that the effective operations at of the Patteson 
Court Landfill is are substantially completed before residential 
development takes place and are not comprised by the 
development of this site. In line with advice from Surrey County 
Council, as waste planning authority, care should be taken 
in the Site design and layout to minimise any environmental 
concerns effects arising from the Landfill. In particular, careful 
consideration would be required in terms of traffic and 
environmental health impacts, including noise and odour.”

SECTION 4: INFRASTRUCTURE TO 
SUPPORT GROWTH
POLICY INF1
4.66  Policy INF1 – Infrastructure, proposes that the Council 
will require the timely provision of infrastructure to 
support development. Part 2) of the policy sets out that 
where infrastructure critical to support a development 
cannot be provided when the Council considers it is 
needed, development will be required to be phased to 
reflect infrastructure delivery. 

4.67  We support this approach and consider that the 
requirement for a 2FE primary school to be provided as 
part of the development of the Site justifies the phasing 
of the development at an early stage in the plan period. 
As we have set out in response to Policy MLS1, a planning 
permission for the development of the Site including the 
school would need to be granted in 2022 to ensure that 
the need for a new school to be open by September 2024 
is met.

SECTION 5: MANAGING LAND 
SUPPLY
POLICY MLS1
4.68  As we have set out in our previous representations 
at the Regulation 18 stage of the DMP’s preparation, the 
housing policy requirement set out in Policy CS13 is out of 
date.

4.69  The Council’s SHMA was last updated in 2012 and 
whilst the Government’s standardised method OAN figure 
provides a useful guide, this does not take into account any 
uplift for economic growth. 

4.70  Whilst the Core Strategy was adopted ‘post-NPPF’, 
in 2014, the Inspector in his report identified concerns 
relating to the evidence base and to the level of housing 
provision proposed. Importantly, the Inspector stated in his 
conclusions on the matter of scale and location of housing 
(IR; paragraphs 68-69):

“… Roughly three-quarters of the minimum 6,900 dwellings 
would cater for changes to the existing population, with 
one-quarter providing for in-migration. A shortfall of over 
2,000 dwellings against the full objectively assessed housing 
needs would remain, but given the environmental and other 
constraints across the borough, it is not possible to meet this 
shortfall sustainably without conflict with the other aims of 
the Framework….”

“However, the existence of an unmet housing need means 
that the Council should not be complacent. The Framework 
(paragraph 17) encourages every effort to be made to meet 
the housing (and other) needs of an area. Consequently all 
opportunities should be taken to increase housing delivery 
from the urban areas above that currently envisaged, where 
consistent with the overall strategy, and to maximise provision 
from the identified SUEs…” (our emphasis)

4.71  Against this background, the DMP should seek to 
maximise provision for increasing housing delivery in 
the Borough, including from the SUEs, recognising that 
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the housing requirement in the adopted Core Strategy 
is a minimum figure. Furthermore, if not exceeded, 
there will be a substantial shortfall against the evidence 
of objectively assessed need for housing (OAN) 
identified through the Core Strategy Examination and as 
demonstrated through the draft standardised method OAN 
figure. 

4.72  It is necessary, therefore, for the DMP to release SUEs 
in the short term to help boost significantly the supply of 
housing in the area. 

4.73  Gallagher Estates fully supports the preparation of the 
DMP document, as opposed to undertaking a review of the 
Core Strategy, subject to a clear statement within the DMP 
does not address the full OAN and that the delivery of new 
housing should seek to meet this need, including through 
the Sites allocated in the document. The preparation of 
the DMP, as a ‘daughter document’ to the Core Strategy, 
is an approach which has been supported elsewhere, 
for example, in West Berkshire and Woking Borough, as 
discussed below. 

4.74  Woking Borough Council published the Inspector’s 
Report for its DMP DPD in July 2016. In this case, WBC 
has produced an up-to-date SHMA which shows this the 
OAN is significantly higher than the adopted Core Strategy 
housing requirement. The Inspector was satisfied that 
the document would serve a useful planning purpose, in 
identifying sites for various types of development including 
housing. The Inspector added that paragraphs 14 and 49 of 
the NPPF provide a basis for assessing housing proposals 
(IR; para 20). 

4.75  It is also important to note that Examination of the 
Local Plan for Waverley Borough (which is located within 
the West Surrey HMA, alongside Woking and Guildford) has 
resulted in an apportionment of 50% of Woking’s unmet 
housing need to Waverley, to be addressed through its 
Local Plan. The Waverley Local Plan was adopted in early 
2018.

4.76  In West Berkshire, the ‘Housing Site Allocations DPD’ 
Inspector took a similar position in 2017. In response 
to discussion at the Examination hearings, the Council 
published proposed modifications to its DPD, clarifying the 
role of the document.  

4.77  The translation of this approach, from plan making 
to decision taking, is provided in an appeal decision for 
Stanbury House, Spencers Wood in Wokingham Borough. In 
particular, we draw the Council’s attention to paragraph 24 
of the Inspector’s Report which states:

“Until the full, objectively assessed needs are qualified by 
the policies of an up to date Local Plan, they are the needs 
which go into the balance against any Framework policies. 
It is at that stage constraints or otherwise may apply. In this 
circumstances, therefore, the housing requirement of the Core 
Strategy cannot be said to be up to date in the terms of the 
Framework.”

4.78  Against this background, Gallagher Estates objects 
to the proposed phasing of sustainable urban extension 
sites, having regard to the need to maximise provision 
from SUEs including the Site. In our view, there is no basis 
to constrain the delivery of housing within the Borough, 
which will fall short of meeting the OAN; ignores the 
lead in times required to secure planning permission, 
implement and commence construction of new housing; 
puts at risk the Council’s ability to meet the minimum 
housing requirement; and fails to maximise provision from 
the SUEs.

4.79  Should a phasing policy be retained within the DMP, 
we object to the identification of the Site as the least 
preferable SUE as proposed under Part 2. b. of Policy MLS1. 
The approach is unsound for the following reasons:

4.80  It is in conflict with the approach to allocating and 
releasing SUEs which is set out in Policy CS6 of the Core 
Strategy, which seeks to prioritise sites within the East of 
Redhill and East of Merstham broad area of search;

4.81  Policy ERM2/3 in the DMP requires the development 
of the Site to include land for a new 2FE primary school. 
As set out above, current forecasts of demand for primary 
places indicates that this new school will need to be 
open by September 2024. A planning permission for 
the development of the Site including the school would 
need to be granted in 2022 to ensure its timely delivery. 
However, this will not be achieved if the release of the Site 
is withheld until the end of the plan period, or potentially 
post-2027;

4.82  It ignores the Council’s Green Belt Review which 
demonstrates that the Site makes little or no contribution 
to the purposes of including land within the Green 
Belt. Furthermore, we have also identified that the 
comprehensive assessment of the Site results in a more 
favourable assessment, reinforcing the conclusion 
that it should be released immediately for residential 
development; 
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4.83  The Council’s Sustainability Appraisal indicates that 
the Site is one of the most preferable SUE sites. Our 
representations have also identified that the appraisal 
should be revised, having regard to the more detailed 
technical work undertaken on behalf of Gallagher Estates, 
which demonstrates that the development of the Site 
would be highly sustainable; and

4.84  The sole reason to delaying the release of the Site, 
as noted in paragraph 4.10.15, is the Site’s proximity 
to the PCL. The technical reports accompanying these 
representations demonstrate that the development of the 
Site does not pose any risk to the effective operation of the 
PCL and, similarly, would not constrain the development 
of the Site for housing prior to the completion of the PCL’s 
operation.

4.85  Taking all of the above into account, we consider the 
approach Policy MLS1 is unsound as it is not positively 
prepared; not justified; not effective; and is not consistent 
with national policy.

4.86  To address the concerns set out above, we propose the 
following modifications.

“1. The release of urban extensions for development will be 
determined through the Council’s annual monitoring process 
to ensure that a sufficient five year housing land supply is 
maintained throughout the plan period.

2. The release of sites will take into account lead in times for 
bringing forward sites for development and the need to secure 
the delivery of infrastructure identified within the Council’s 
Infrastructure Delivery Plan.

3. Planning permission will not be granted for any proposals 
which would prejudice or compromise the long-term 
comprehensive development of an extension allocation.”

4.87  The supporting text including paragraph 4.10.15 
will therefore also need to be revised to reflect the 
modifications set out above and having regard to the 
matters raised above.
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INFRASTRUCTURE DELIVERY PLAN
ANNEX 1: INFRASTRUCTURE SCHEDULE
4.88  Further consideration and amendments are required 
to the Council’s IDP and/or should inform the DMP’s 
examination in public. Our case for the changes set out 
below is set out in our representations above responding 
to Policy ERM2/3.

4.89  The IDP includes new education infrastructure projects. 
These include project ‘PE3’ which is the provision of a 
new 2 form entry primary school on the Site. We have 
commented on this proposal in our response to Policy 
ERM2/3, above, and set out how this requirement could be 
accommodated as part of the development. We also wish 
to raise the following objections regarding the information 
set out in the Council’s IDP.

COST AND FUNDING
4.90  The cost of the new 2FE primary school is estimated at 
approximately £4,000,000.00. We have discussed this with 
SCC who have advised that this is unrealistically low and 
that the cost is likely to similar to the cost of project ‘PE1’, 
identified as £7,200,000.00. 

4.91  The details provided should also confirm that the Site 
area requirement is approximately 1.5ha, based upon the 
details set out in paragraph 2.25 of the IDP.

4.92  Whilst we accept the principle that serviced land 
for a primary school could be provided by our client as 
a Community Infrastructure Levy Payment in Kind, the 
reference to this being “free” land should be deleted. 
Clearly, the value of the land as a Payment in Kind, 
which should be limited to that directly related to the 
development of the Site, will need to be agreed between 
our client and SCC. 

4.93  In this regard, we note that the IDP states that 
additional land value should be reimbursed by SCC. The 
IDP should make clear that the this must be based upon 
residential alternative use value.

DELIVERY DATE
4.94  As set out above, SCC has advised that a new primary 
school will need to be open by September 2024, based 
upon current forecast need. The IDP should be amended 
accordingly.

NEED FOR PROJECT
4.95  The IDP does not provide evidence of any need for 
a community use being provided. Should such evidence 
exist, it would of course be appropriate for this need to 
be secured as part of development elsewhere within the 
Borough. It is unreasonable for the development of the Site 
to be burdened with a requirement to assess the need for 
a community facility; a requirement which is not applied 
to any other site allocation within the DMP. We therefore 
seek the deletion of this requirement from Policy ERM2/3 
and the IDP.
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DEVELOPMENT MANAGEMENT 
PLAN (REGULATION 19) GREEN BELT 
REVIEW (OCTOBER 2017)
ERM2 LAND NORTH OF NUTFIELD ROAD, REDHILL:

• Purpose 1: We agree that there would be very limited 
importance to the green belt of ERM2, owing to the 
existing sprawl along Nutfield Road to the south and 
the potential for robust enclosure by vegetation of 
ERM2 from the wider landscape, from which it is also 
structurally separated by both the former Copyhold 
Works, as well as the landfill site.

• Purpose 2: We agree that the gap to Nutfield is 
situated to the east of ERM3.

• Purpose 3: We acknowledge the largely undeveloped 
current state of ERM2 and its visibility from the wider 
landscape to the north. However, we note the existing 
encroachment to the south and east of ERM2, which 
would limit the perception from the wider landscape 
of encroachment such that the assessment should be 
Lower-Moderate importance, at most.

• Purpose 4: We agree that ERM2 makes no 
contribution to this purpose

4.96  Overall, we consider that ERM2 is of ‘lower importance’ 
to the Green Belt.

ERM3 COPYHOLD WORKS, REDHILL:
• Purpose 1: The assessment ignores the fact that 

development already sprawls east along the A25 
Nutfield Road (although this is noted by the Review in 
relation to Purpose 3) and that ERM3 already includes 
extensive built form of substantial scale and other 
large-scale features associated with human activity 
(noted under ERM2 as an element of the ‘existing 
built up form of Redhill’ that already contains ERM2). 
The context and ERM3 itself therefore together 
already represent sprawl and this would not be 
exacerbated by removal of ERM3 from the Green Belt.

• Purpose 2: We agree that the gap to Nutfield in 
reality is situated to the east of ERM3 but disagree 
with the rating of Moderate importance. By 
definition, if the gap in reality is recognised to begin 
to the east of ERM3 (as the Review also concludes for 
ERM2), then development in ERM3 cannot result in 
loss of the gap.

• Purpose 3: We agree that the parcel is largely 
developed and well contained and therefore that 
ERM3 is of lower importance.

• Purpose 4: We agree that ERM3 makes no 
contribution to this purpose.

4.97  Overall, we consider that ERM3 is of ‘lower importance’ 
to the Green Belt and consider that the logic behind the 
agreed conclusions in respect of sprawl and merging for 
the largely undeveloped ERM2 is not consistent with those 
for the largely developed ERM3.
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COUNCIL’S SUSTAINABILITY APPRAISAL RESPONSE TO THE SUSTAINABILITY 
APPRAISAL

SCORE COMMENTS POTENTIAL MITIGATION COMMENTS PROPOSED SCORE

ERM2
- The Redhill Brook runs just 

to the north of the Site and 
is of poor quality in this area. 
Development on this site will 
need to investigate ways to 
ensure the water quality is 
not further impacted. 

There is a drain on the 
western boundary of the 
Site that would need to be 
protected from the impacts 
of development.

Development should 
be designed to 
avoid impact on 
water features on or 
adjacent to the Site. 

We note that the appraisal does 
not recognise that it is possible 
to avoid impact on the water 
course by appropriate design of 
drainage features. The use of 
SUDS measures on the Site can 
ensure that both runoff flows and 
the water quality of runoff can be 
properly controlled.

The use of SUDS measures will 
be a requirement sought at the 
planning application stage by 
the local authority and the local 
lead drainage authority. The 
masterplan proposals for the Site 
have been informed by advice 
from Gallagher Estates’ drainage 
consultant which is based upon a 
SUDS strategy. 

We therefore recommend that the 
score for ERM2 should be neutral 
as the development of the Site will 
not have an adverse impact.

0

ERM3
0 Development on this site 

would not have an impact on 
water quality. 

N/A As for ERM2, we note that it is 
expected that the use of SUDS 
measures will be a requirement 
sought at the planning application 
stage.

The use of SUDS measures can 
ensure that both runoffs flows and 
the water quality of runoff can be 
properly controlled. We therefore 
recommend that the score for 
ERM3 should be positive.

+

OBJECTIVE 12 - TO IMPROVE THE WATER QUALITY OF RIVERS AND GROUNDWATER, AND MAINTAIN AN ADEQUATE SUPPLY OF WATER 

SUSTAINABILITY APPRAISAL REPORT
APPENDIX J – SUSTAINABLE URBAN EXTENSION 
SITE ALLOCATION ASSESSMENTS
The assessment of the Site as presented in Appendix J has 
not been informed by detailed site analysis. A range of 
technical assessments of the Site and the potential impacts 
of its future development have been undertaken on behalf 
of Gallagher Estates. These provide a more detailed and 
robust basis for the sustainability appraisal. 

Whilst the Council’s appraisal of the Site within the 
Regulation 19 Sustainability Appraisal Report is broadly 
acceptable, we raise the following objections to the 
assessment based upon the more detailed evidence which 
is available and shared with the Council. Taking account of 
the following amendments to the appraisal, this supports 
priority being given to the immediate release of the Site for 
development as the most sustainable SUE allocation in the 
DMP.
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COUNCIL’S SUSTAINABILITY APPRAISAL RESPONSE TO THE SUSTAINABILITY APPRAISAL

SCORE COMMENTS POTENTIAL MITIGATION COMMENTS PROPOSED 
SCORE

ERM2
- The Site may 

suffer from 
various forms 
of pollution. 
Proximity to a 
landfill site and to 
the A25 may affect 
air quality and 
noise pollution for 
residents on the 
Site. Care must 
be taken during 
construction to 
avoid light or 
noise pollution 
impacts on 
nearby residential 
properties, and 
air quality may 
also be slightly 
impacted by an 
increase in traffic. 

Development on this 
site should explore 
mitigation options 
to reduce the impact 
of noise, light, and 
air pollution, both 
on the development 
itself and on nearby 
residential properties. 
A construction 
statement could be 
used to set out how 
construction impacts 
will be mitigated. 

We note that no formal lighting assessment has been 
undertaken. We consider that with modern lighting 
designs the Site can be appropriately developed 
to avoid any adverse impacts on existing sensitive 
receptors in the vicinity of the Site and mitigate 
any ‘unacceptable’ overspill from existing uses 
which could impact on the suitability of the Site for 
residential development.

We note that the conclusions of a recent Noise and 
Vibration study undertaken in respect of the Site 
identify that the impacts of noise and vibration 
are not significant and can be acceptably mitigated 
through the implementation of a good acoustic design 
process.

We note that there will be opportunities to provide 
appropriate mitigation to address any impacts on air 
quality.

With regard to odour, whilst further detailed 
assessment would need to be undertaken, initial 
modelling undertaken by industry experts reveals that 
odour within the Site would be at an acceptable level.  

We therefore recommend that the score for ERM2 
should be neutral.

0

ERM3
- The Site may 

suffer from 
various forms 
of pollution. 
Proximity to a 
landfill site and to 
the A25 may affect 
air quality and 
noise pollution for 
residents on the 
Site. Care must 
be taken during 
construction to 
avoid light or 
noise pollution 
impacts on 
nearby residential 
properties, and 
air quality may 
also be slightly 
impacted by an 
increase in traffic. 

Development on this 
site should explore 
mitigation options 
to reduce the impact 
of noise, light, and 
air pollution, both 
on the development 
itself and on nearby 
residential properties. 
A construction 
statement could be 
used to set out how 
construction impacts 
will be mitigated. 

We note that no formal lighting assessment has been 
undertaken. We consider that with modern lighting 
designs the Site can be appropriately developed 
to avoid any adverse impacts on existing sensitive 
receptors in the vicinity of the Site and mitigate 
any ‘unacceptable’ overspill from existing uses 
which could impact on the suitability of the Site for 
residential development.

We note that the conclusions of a recent Noise and 
Vibration study undertaken in respect of the Site 
identify that the impacts of noise and vibration 
are not significant and can be acceptably mitigated 
through the implementation of a good acoustic design 
process.

We note that there will be opportunities to provide 
appropriate mitigation to address any impacts on air 
quality.

With regard to odour, whilst further detailed 
assessment would need to be undertaken, initial 
modelling undertaken by industry experts reveals that 
odour within the Site would be at an acceptable level.  

We therefore recommend that the score for ERM3 
should be neutral.

0

OBJECTIVE 14 – TO ENSURE AIR QUALITY CONTINUES TO IMPROVE AND NOISE AND LIGHT POLLUTION ARE REDUCED 
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OBJECTIVE 15 – TO PROTECT AND ENHANCE LANDSCAPE CHARACTER

COUNCIL’S SUSTAINABILITY APPRAISAL RESPONSE TO THE SUSTAINABILITY APPRAISAL

SCORE COMMENTS POTENTIAL 
MITIGATION

COMMENTS PROPOSED 
SCORE

ERM2
0 The Site is located within 

the green belt. In the 
green belt assessment it 
was rated 5 out of 5 (1 
being the highest priority), 
and rated as moderate 
priority for safeguarding 
countryside. The Site is 
elevated and can be viewed 
from residential areas 
to the north. The Site is 
contiguous with existing 
residential properties to 
the west and north, and 
would appear as a slight 
extension of the existing 
urban area. The area to the 
east is a 

landfill, which separates 
the Site from the setting 
of the AGLV further to the 
east. Development on this 
site would have limited 
impact on landscape 
character. 

Development 
should be 
sensitively 
designed to 
protect views of 
the countryside. 

We agree with the overall assessment that the 
retention of the Green Belt in ERM2 is of lowest 
priority.

We agree that development of the Site would 
appear as a slight extension of the urban area east 
of the town centre, albeit in the context of existing 
built development at the Former Copyhold Works, 
further to the east. We note that development 
would be very well contained by existing and 
reinforced structural vegetation, including on the 
north-eastern boundary.

We agree that the landfill site to the east 
structurally separates ERM2 from the wider 
landscape, including the setting of the AGLV. This 
separation is reinforced by extensive woodland 
vegetation, in conjunction with ridgeline landform.

We note that subject to the Landscape and 
Visual opportunities and constraints set out 
above (exemplifying the ‘sensitive approach’ 
noted in the Appraisal), including removing the 
detracting influence of existing built forms at 
ERM3, development of ERM2 would result in very 
limited effects on landscape character and views, 
including from the north.

We therefore agree that the score should be 
neutral.

0
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ERM3
- The Site is located within 

the green belt. In the green 
belt assessment it was 
rated 4 out of 5 (1 being 
the highest priority), and 
rated as moderate priority 
for checking sprawl and 
settlement separation. 

The Site is elevated and 
visible at long range, 
and long range views are 
possible from the top 
of the Site. The Site is 
not contiguous with the 
existing urban area, and 
would represent a 'gap' in 
the built up area unless site 
ERM2 were developed at 
the same time. The area 
is currently a landfill and 
quarry, clearly showing 
human impact on the 
landscape. The AGLV is 
located slightly to the east 
of the Site, and this area of 
AGLV may be added to the 
AONB in the future, subject 
to the results of an ongoing 
AONB review. Development 
on this site would likely 
have some impact on 
landscape character. 

Development 
should be 
sensitively 
designed to 
protect views of 
the countryside, 
particularly those 
of the AGLV/AONB. 
Development 
should also 
designed to 
respect the 

location on the 
urban-rural fringe 
and minimise the 
obviousness of 
the separation 
between the Site 
and the main 
urban area. 

We do not agree that the Green Belt rating is 
appropriate as ERM3 already includes the built 
forms of the Former Copyhold Works, which 
already encroach into this area; and the existing 
development along the A25 to the south, which 
extends further than ERM3, to the east, away from 
the town centre. We consider that, like ERM2, 
ERM3 should be considered to be ‘lower priority’ 
for green belt retention.

We note the need for development of ERM2 in 
conjunction with ERM3 and consider that this 
would result in a coherent urban extension up to 
and including the existing built form within ERM3. 
This would mean that there was no ‘obvious 
separation’ between ERM3 and the urban area.

We do not agree that ERM3 is any more prominent 
in long range views than ERM2 and, as it already 
contains substantial industrial built form, in a 
deteriorated condition, as well as evidence of 
extraction activity, there is considerable potential 
to enhance views of ERM3 from the wider 
landscape.

We note that, as for ERM2, the landfill site to the 
east structurally separates ERM3 from the wider 
landscape, including the setting of the AGLV. 
We do not consider the Appraisal consistent in 
this respect. Furthermore, extensive woodland 
vegetation, in conjunction with ridgeline landform, 
separates ERM3 from the AGLV.

We note that, subject to the Landscape and 
Visual development principles set out above 
(exemplifying the ‘sensitive approach’ noted in 
the Appraisal), development of ERM3 would result 
in beneficial effects on landscape character and 
views, including from the north.

For such reasons, there is also potential to 
enhance landscape character within ERM3. We 
therefore recommend that the score should be 
positive.

+
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OBJECTIVE 16 – TO CONSERVE AND ENHANCE BIODIVERSITY 

COUNCIL’S SUSTAINABILITY APPRAISAL RESPONSE TO THE SUSTAINABILITY APPRAISAL

SCORE COMMENTS POTENTIAL MITIGATION COMMENTS PROPOSED 
SCORE

ERM2
-- Almost the entire site falls 

within the Holmethorpe 
Sandpits SNCI, and 
development here 
would be likely to have 
an extremely significant 
negative impact on 
biodiversity. Almost all 
of the Site is within the 
Holmethorpe and Bay 
Pond BOA. Continued 
access may need to be 
provided to the Site for 
monitoring work related 
to the restoration of the 
nearby landfill.

It is unlikely that any 
mitigation could be 
taken to avoid damaging 
biodiversity on this 
site due to the SNCI 
designation. Account 
should be taken of the 
continued need for 
access to boreholes to 
monitor environmental 
issues related to the 
restoration of the 
nearby landfill. 

Ecological surveys completed at the Site 
in 2014 and 2018 concluded that “the 
Western Field [the improved grassland 
field which forms the majority of the ERM2 
site] does not play any significant role in 
supporting ecological features for which the 
SNCI was designated, nor does it support 
other ecological features of sufficient value 
either individually or collectively to warrant 
inclusion in the SNCI designation in their 
own right. Furthermore, the habitats that are 
present do not appear to be providing any 
supporting value for features that comprise 
any significant contributory or supporting 
value to the SNCI”.     

We therefore do not agree that development 
of the Site ‘would be likely to have an 
extremely significant negative impact on 
biodiversity’. 

There is an opportunity to deliver a net 
benefit to the SNCI through improvement 
measures which could contribute to the 
delivery of the Holmethorpe and Bay Pond 
BOA objectives and targets. As such, it is 
demonstrated that any adverse impacts on 
the SNCI could be mitigated.

We therefore recommend that the score 
should be positive.

+

ERM3
- The Site is surrounded 

on the north, west, 
and east sides by the 
Holmethorpe Sandpits 
SNCI, and a buffer zone 
may be required to 
ensure this biodiversity 
asset is not damaged by 
development on this site. 
There are two individual 
TPOs in the southeastern 
corner of the Site which 
should be retained. The 
northeastern section of 
the Site falls within the 
Holmethorpe and Bay 
Pond BOA. Continued 
access may need to be 
provided to the Site for 
monitoring work related 
to the restoration of the 
nearby landfill.

Buffer zones should 
be considered to 
protect the SNCI 
from the impacts 
of development. 
Development should 
be designed to retain 
trees with TPOs. 
Development should 
aim to improve 
biodiversity within 
the BOA. Account 
should be taken of the 
continued need for 
access to boreholes to 
monitor environmental 
issues related to the 
restoration of the 
nearby landfill. 

We agree that development should be 
sensitively designed to avoid SNCI interest 
features being negatively affected. We agree 
that this should include provision of buffer 
zones if these are identified as necessary in 
assessment work. 

As with the western part of the Site (ERM2), 
we note that appropriate and proportionate 
improvements to the SNCI, funded by 
development, could offer significant potential 
to ensure that any negative effects of the 
development are outweighed, and overall net 
gains for biodiversity can also be delivered. 
The potential for development to help deliver 
benefits to the SNCI has not been fully 
acknowledged in the SA score for ERM3.

The Sustainable Urban Extensions (Stage 
2) Site Specific Technical Report does not 
identify any TPOs on the Site and it is our 
understanding, as detailed elsewhere in these 
representations, that none apply to the Site.

We therefore recommend that the score 
should be positive.

+
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APPENDIX O – ASSESSMENT TABLES FOR SELECTED SITES ONLY
We note that in Appendix O the combined site ERM2/3 is assessed. We 
consider that the assessment of the combined site is partially flawed and 
recommend the following changes to the scoring of the Site.

With the exception of the comments and proposed modifications we 
support the findings of the assessment of the combined site.

OBJECTIVE 12 – TO IMPROVE THE WATER QUALITY OF RIVERS AND GROUNDWATER, AND MAINTAIN AN ADEQUATE SUPPLY OF WATER

SCORE TAKEN FROM 
SUSTAINABILITY 
APPRAISAL

RESPONSE TO THE SUSTAINABILITY APPRAISAL

COMMENTS PROPOSED SCORE

- The development of the western part of the Site (ERM2) would result 
in a neutral impact on the objective and the eastern part (ERM3) a 
positive impact. We therefore consider that the development of the 
Site would present a positive impact and seek an amendment to the 
appraisal to reflect this.

+

OBJECTIVE 14 – TO ENSURE AIR QUALITY CONTINUES TO IMPROVE AND NOISE AND LIGHT POLLUTION ARE REDUCED

SCORE TAKEN FROM 
SUSTAINABILITY 
APPRAISAL

RESPONSE TO THE SUSTAINABILITY APPRAISAL

COMMENTS PROPOSED SCORE

- We note that no formal lighting assessment has been undertaken. We 
consider that with modern lighting designs the Site can be appropriately 
developed to avoid any adverse impacts on existing sensitive receptors 
in the vicinity of the Site and mitigate any ‘unacceptable’ overspill 
from existing uses which could impact on the suitability of the Site for 
residential development.

We note that the conclusions of a recent Noise and Vibration study 
undertaken in respect of the Site identifies that the impacts of noise 
and vibration would not be significant and can be acceptably mitigated 
through the implementation of a good acoustic design process.

There will be opportunities to provide appropriate mitigation to address 
any impacts on air quality.

With regard to odour, whilst further detailed assessment would need 
to be undertaken at the planning application stage, initial modelling 
undertaken by industry experts reveal that odour within the Site would 
be at an acceptable level.  

Taking this into account, the score for the Site should be neutral.

0

OBJECTIVE 15 – TO PROTECT AND ENHANCE LANDSCAPE CHARACTER

OBJECTIVE 16 – TO CONSERVE AND ENHANCE BIODIVERSITY

SCORE TAKEN FROM 
SUSTAINABILITY 
APPRAISAL

RESPONSE TO THE SUSTAINABILITY APPRAISAL

COMMENTS PROPOSED SCORE

- We disagree with the rating for protection and enhancement of 
landscape character, which should be positive rather than adverse, 
notably as a result of potential for enhancement of the eastern part of 
the Site (ERM3). The score for the Site should be positive.

+

SCORE TAKEN FROM 
SUSTAINABILITY 
APPRAISAL

RESPONSE THE SUSTAINABILITY APPRAISAL

COMMENTS PROPOSED SCORE

-- There are opportunities to deliver biodiversity enhancement measures 
which could be delivered through the development the Site. These could 
also have a positive impact on the wider SNCI. The score for the Site 
should be positive.

+




