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1.0 INTRODUCTION 

 

1.1 WS Planning & Architecture have been instructed by Dovers Green 

Developments Limited to prepare a submission statement in response to the 

DMP proposed submission document (January 2018) for the forthcoming 

Examination in Public. 

 

1.2 The purpose of this statement is to support the proposed allocation of site SSW9 

in the DMP and to demonstrate both its suitability and deliverability. 

 

1.3 This statement needs to be read in conjunction with  

 

• Development feasibility study produced by ProGen (Appendix 1) 

• Constraints & Opportunities drwg by OMEGA Architects 

(Appendix 2) 

• Development Framework drwg by OMEGA Architects (Appendix 

3) 

• Landscape Visual Assessment and Green Belt review by ETLA 

(Appendix 4) 

• Ecological technical briefing note including Opportunities and 

Constraints Plan by Aspect Ecology (Appendix 5) 

• Highway access strategy and technical feasibility by DHA 

(Appendix 6) 

 

1.4 It is our submission that SSW9 should be extended to include SSW10 as it is a 

logical extension of the site with a strong defensible boundary to the Green Belt 

being identified.   

1.5 Overall, Dovers Green Developments Ltd welcomes the Council’s positive 

approach in proposing SUE’s as a way forward to boost the supply of housing.  

We have however made separate representations with regard to proposed 



Statement on behalf of Dovers Green Developments Ltd 
 

 

3 

 

phasing advocated by the Council.  That said the Council are still only proposing 

to release the land when required to meet their 5-year housing supply when 

they should be striving to meet their Objectively Assessed Need (OAN).  

Furthermore, the SHMA is now somewhat outdated as it is 6 years old. 

 

1.6 Paragraph 182 of the National Planning Policy Framework sets out the tests for 

a ‘sound’ local plan. A plan is considered sound if it is:  

• Positively Prepared – The plan should be prepared based on a strategy 
which seeks to meet objectively assessed development and infrastructure 
requirements, including unmet requirements from neighbouring authorities 
where it is reasonable to do so and consistent with achieving sustainable 
development.  

• Justified – the plan should be the most appropriate strategy, when 
considered against the reasonable alternatives, based on proportionate 
evidence; 

• Effective – the plan should be deliverable over its period and based on 
effective joint working on cross boundary strategic priorities; and  
 

• Consistent with national policy- the plan should enable the delivery of 
sustainable development in accordance with the policies framework    
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2.0 PLANNING ASSESSMENT 

2.1 At the heart of the National Planning Policy Framework is a 

presumption in favour of sustainable development, which is seen as a 

golden thread running through both plan-making and decision-taking. 

Local planning authorities should positively seek opportunities to meet 

the development needs of their area and should meet objectively 

assessed needs, with sufficient flexibility to adapt to rapid change, 

unless any adverse impacts of doing so would significantly and 

demonstrably outweigh the benefits, when assessed against the 

policies in the Framework taken as a whole. For decision taking this 

means approving development proposals that accord with the 

development plan without delay and where the development plan is 

absent, silent or relevant policies are out-of-date, granting permission 

unless any adverse impacts of doing so would significantly and 

demonstrably outweigh the benefits, when assessed against the 

policies in the Framework taken as a whole or specific policies in the 

Framework indicate development should be restricted. 

2.2 Policies in Local Plans should follow the approach of the presumption 

in favour of sustainable development so that it is clear that 

development which is sustainable can be approved without delay. All 

plans should be based upon and reflect the presumption in favour of 

sustainable development, with clear policies that will guide how the 

presumption should be applied locally. 

2.3 The NPPF emphasises that there should be a “presumption in favour 

of sustainable development” (on an economic, social and 

environmental basis). Paragraph 49 goes onto state that “Housing 

applications should be considered in the context of the presumption in 

favour of sustainable development.”  
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Economic Role: - The development would foster economic growth by 

helping towards boosting the local housing and retail markets as well as 

aiding the building industry through employment during the construction 

phases and employment relating to the onward maintenance and 

management of the site, once completed. 

Social Role: - The development would provide the market with a mix of 

family sized units. The site is located in a sustainable location served by 

public forms of transport with options for journeys by foot. The site is 

within walking distance of two local primary schools, a secondary school, 

shops as well as a local health centre, dentist and is on a bus route.  In 

addition there is a local community centre. 

Environmental Role: - It is inevitable that any development will have 

some environmental impact. It is however important that this is balanced 

against the many other elements coupled by the ability to utilise 

renewable energy resources. In this case part of the site will remain 

undeveloped and biodiversity will be achieved through the landscaping 

for the development. It follows that the proposed development does fall 

within the definition of sustainable development when factored by the 

unique circumstances arising from the location coupled by the need to 

provide capacity for more housing in the District. 

 

The Planning Benefits of allocating SSW10 

2.4 There is significant benefit to allocating the land including 

• Immediate delivery of new market and affordable homes in years 

1-5; 

• Delivery of homes in a sustainable location; 
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• Off site Highway improvements 

• Public Open Space 

• Improved Habitats 

• New Homes Bonus 

• Increased local spend in the local and town centre 

• Employment benefits during construction 

• Delivery of affordable housing 

Immediate Delivery of New Market and Affordable Homes in years 1-5 

2.5 The provision of new market and affordable homes is a significant 

benefit, particularly when there is a shortfall in the 5year housing land 

supply. This is even more the case when the homes are being delivered 

in the sustainable settlement of Woodhatch with access to public 

transport, schools, shops and other facilities. All of the land is available 

for delivery within years 1-5 of the plan cycle. 

2.6 The core strategy has a housing requirement of at least 6,900 dwellings 

in the period 2012-2027 (460dpa). This is some 2,000 dwellings less than 

the full objectively assessed need (OAN) for the Borough, which equates 

to an average of 600-840dpa. The core strategy inspector’s conclusions 

of the question of housing need and capacity were that while the figure 

of 460dpa was found sound and is the figure in the adopted Core 

Strategy, it will fall significantly short of meeting the full OAN and the 

Council should work to address this shortfall. Hence, where an 

opportunity of providing additional housing presents itself, and there 

would be no material hard arising from it, it should be grasped.  
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Sustainable Location 

2.7 The development is located in a sustainable location which will allow 

future residents to utilise means of transport other than the car. 

2.8 Both national and local planning policies seek to ensure that 

developments are located in the most sustainable locations. This also 

means that fewer homes would be required to be located in less 

sustainable locations and this is a further benefit in favour of the scheme. 

Off-Site Highway Improvements 

2.9 The proposal presents the opportunity to contribute to highway 

improvements, including footpaths on the A217.  We believe that the 

DMP erroneously refers to junction improvements at Sandcross Lane/ 

Slipshatch Road for SSW9 and the same would apply to SSW10. 

Public Open Space 

2.10  There is a real opportunity to make provision of additional Public Open 

Space including children’s play areas which will be of benefit to the wider 

community as well as the future residents of the site. 

Improved Habitats 

2.11 As set out in the ecology report there are very real benefits that will only 

occur if housing proceeds on the site. 

New Homes Bonus 

2.12 New Homes Bonus is capable of being considered a material 

consideration in determining planning applications. The PPG states that, 
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“Section 70(2) of the Town and Country Planning Act 1990 (as 

amended) provides that a local planning authority must have 

regard to a local finance consideration as far as it is material. 

Section 70(4) of the 1990 Act (as amended) defines a local 

finance consideration as a grant or other financial assistance 

that has been, that will or that could be provided to a relevant 

authority by a Minister of the Crown (such as New Homes 

Bonus payments), or sums that a relevant authority has 

received, or will or could receive, in payment of the Community 

Infrastructure Levy.” 

 Increased Spend Locally 

2.13 The provision of additional new homes in this location will lead to 

additional local spend both during the construction period and when the 

development is complete. 

2.14 During the construction period, significant additional spend will occur in 

the local area. LEK Consulting have estimated that construction has a 

multiplier effect of 284%. This means that for every £1 invested in a 

construction site £2.84 is spent in the local economy. 

2.15 A 2011 report “Making the economic case for construction” noted the 

significant Gross Value Added (GVA) of the construction industry and the 

levels of employment that this provides locally. 

2.16 Indeed, the development will not only create local jobs but will also 

support local businesses and suppliers in the area. 

Delivery of affordable housing 

2.17 Our clients are committed to the provision of affordable housing which is 

often lacking on urban/ town centre sites due to viability issues.  There is 
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an acknowledged substantial unmet need for affordable housing in the 

Borough. 

Green Belt Considerations 

Purpose 1 – Restrict the sprawl of Urban Areas 

2.18  - One of the Green Belt purposes is to check the sprawl of built-up a 

Urban sprawl is seen as the creeping advancement of development 

beyond a clear physical boundary of a settlement.  Where the Green Belt 

is adjacent to a clear physical boundary defined by built form, the 

landscape performs a role in safeguarding against unrestricted sprawl.  

In contrast, a land parcel which lies away from built development within 

the countryside would contribute less to this purpose. 

- We consider that as SSW10 has development on two sides and a 

business park within it and that it does perform a role in safeguarding 

the Green Belt against unrestricted sprawl. 

 

Purpose 2 – Prevent Towns Merging 

2.19 – This purpose is concerned with preventing neighbouring towns from 

merging into one another and seeks to avoid coalescence of built for 

Coalescence can be perceived or actual, and physical or visual.  Some 

areas of land contribute more effectively in maintaining separation than 

others depending on the local environmental or site conditions, such as 

topography and tree cover.  An open, expansive landscape which 

contributes towards significant separation between two settlements will 

contribute less in terms of anti- coalescence whereas a land parcel which 

forms a narrow gap between two settlements would have a significant 

anti- coalescence role. 
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- We consider that there is significant separation distance between 

SSW10 and the nearest neighbouring town of Horley North West 

Sector.  The gap in fact would remain substantial. 

Purpose 3 – Safeguarding the Countryside from Encroachment 

2.20 In order to assess whether land parcels perform this purpose, 

consideration should be given to the extent to which the countryside 

within a parcel has already been built upon.  If the parcel is strongly 

influenced by built development or urban influences, it should be 

assumed that this part of the countryside has already been notably 

encroached by development, and as a result is not longer able to perform 

this purpose.  If however the parcel remains primarily free of 

development, possessing predominately unspoilt countryside / or uses 

defined as appropriate in the Green Belt, then it may be considered that 

encroachment has not yet occurred and the parcel continues to perform 

the purpose. 

The site, has already been developed itself with regard to the business 

park and is bordered on two sides by development and consequently has 

as its backdrop the built form of Woodhatch. The site is therefore strongly 

influenced by built development and urban influences and is therefore 

already noticeably encroached by development. 

Purpose 4 – Preserve setting and Character of Historic Towns 

2.21 Conservation Areas and Listed Buildings perform an important role in the 

Borough. 

There is no Conservation Area in this part of the Borough.  There is a 

Grade II Listed Building to the South known as Dovers Farm however 
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this has already been compromised by Dovers Green Business 

Courtyard. 

Landscape Considerations 

2.22 ETLA has been commissioned by Dovers Green Developments Ltd to 

undertake a Landscape and Visual Appraisal, including a Green Belt 

Review, (LVA) of land at Dovers Farm, Reigate (‘the Site’) as part of their 

representations to Reigate and Banstead’s Development Management 

Plan Proposed Submission document (Regulation 19) consultation (10th 

January to 23rd February 2018). 

Landscape and Visual Appraisal 

2.23 The Site is part of the low-lying landform extending to the south of 

Woodhatch and follows the orientation of landform falling southwards, 

towards the River Mole. The Site is perceived ‘on the ground’ as part of 

the existing settlement pattern, as it already contains residential and 

commercial land uses. There is a generally well wooded and vegetated 

character surrounding the Site, either through areas of woodland, mature 

field boundaries or roadside vegetation.  

2.24 The inter-visibility between the Site and the wider landscape is restricted 

as a result of the Site’s low lying position and intervening vegetation. 

Open views of the Site are mainly from PRoW BW61 which crosses the 

Site and the residential properties to the north of the Site. From the 

surrounding road networks and PRoW, the extent of vegetation largely 

filters views of the Site, although the Site’s southern edge is visible, along 

with the existing built form of Dovers Green Farmhouse.  

2.25 The Site does not exhibit any rare or unusual landscape features and the 

equine land use is considered a common feature, found elsewhere in the 
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surrounding landscape (including to the immediate north in SSW9) and 

the commercial buildings are utilitarian in form. There is a recreational 

value to the Site, although no sense of remoteness and very limited 

tranquillity. The Site is therefore considered to have the ability to 

accommodate residential development, set within the framework of its 

existing vegetation, residential, notable commercial and recreational land 

uses, supported by new planting.  

2.26 In addition, and in the context of land to the north of the Site (SSW9) 

being developed, the Site’s perceived relationship to the existing 

settlement pattern would be further reinforced, along with its ability to 

accommodate residential development. 

Published Landscape Character Studies 

2.27 The Site is covered by a number of published studies, with guidance for 

managing future change including enhancing the area’s woodlands to 

reduce habitat fragmentation and benefit biodiversity, as well as 

improving opportunities for recreation. 

2.28 In relation to the Reigate and Banstead Borough Wide Landscape and 

Townscape Character Assessment (2008), which identified the Site 

within sub-area C1, the Site is part of a landscape of flatter topography 

and urban pressures of road corridors. Additionally, the sports pitches to 

the west of the Site are considered to reflect the published assessments 

stated ‘buffer’ between the residential area in Woodhatch and the wider 

open landscape of C1.  

2.29 The published study also identified the area at the junction of Dovers 

Green Road and the Site, as a ‘Key Gateway’, forming the “point at which 

there is a change in character (typically rural-built up) where there is a 

feeling of arrival or departure.” However, from the landscape and visual 
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appraisal this ‘key gateway’ is more readily and strongly perceived at the 

sports pitches, to the west of the Site, not at the junction of Dovers Green 

Road and the Site. The Site is therefore already within the built up area 

as perceived from along Dovers Green Road.  

2.30 In the context of Policy SSW 7: Hartswood Nursery, which proposes 25 

new dwellings between the sports pitches and Castle Drive, to the west 

of the Site, the relocated ‘Key Gateway’ would be further defined by this 

additional housing. Additionally, Policy SSW7 demonstrates acceptability 

of new residential development to the west of the Site in landscape 

character terms. 

Reg 19 Development Management Plan 

2.31 The Site is included in the Sustainable Urban Extension Broad 

Geographic Locations Technical Report (2012), which considered the 

Site suitable for development and that the area in which the Site is 

situated does not to form any type of strategic gap.  

2.32 The Development Management Plan Regulation 18 Sustainability 

Appraisal Main Report (2016), notes the ability to develop SSW10 (in 

combination with SSW9) and outlines a series of design measures to be 

incorporated within a proposed layout, including maintaining the 

transition to the countryside and biodiversity and green infrastructure 

enhancements, which have been accounted for in Figure 3: Landscape 

and Visual Opportunities and Constraints Plan, so as to inform the 

iterative design process. 

2.33 The Sustainable Urban Extensions (Stage 2) Site Specific Technical 

Report, 2016 notes that the Site presents a 

“discrete opportunity for redevelopment of existing PDL.” 
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Green Belt Review 

2.34 The Site is covered by the Development Management Plan Regulation 

18, Green Belt Review (2016), with its methodology based on 

‘measurable’ and qualitative analysis. 

2.35 In relation to NPPF Purpose 1: To check the unrestricted sprawl of built 

up areas, the GBR notes that the Site is physically detached from 

Reigate’s existing built up area, although acknowledges that in 

combination with SSW9 it could be developed. However, the GBR states 

that the Site is not contained, and that overall the boundaries are 

considered to be weak. This judgement is considered to place too greater 

emphasis on the Site’s southern boundary, downplaying the containment 

of the woodland and road networks to the east and west of the Site, and 

that there are actually extensive mature trees and woodland along the 

Site’s southern boundary, as well as the fact the Site already contains 

large scale built form. The GBR is therefore considered to have 

downplayed the containment of the Site as a result of the existing 

features overall, especially in the context of the acknowledgement within 

the GBR of NPPF purpose 2, that the Site has a relationship with the 

existing settlement pattern. Additionally, the GBR is not consistent, as 

other assessment parcels, such as SSW7, was assessed with ‘weak’ 

boundaries, yet is promoted as sustainable urban extension. 

2.36 In relation to NPPF Purpose 3: To assist in safeguarding the countryside 

from encroachment, the Site already consists of built form and is 

considered to be perceived ‘on the ground’ as within the existing 

settlement pattern, primarily due to the urbanising feature of the artificial 

sports pitches to the west of the Site. This is balanced within the 

agricultural land within the Site, which akin to any greenfield site does 

technically safeguard the countryside from encroachment. However, 
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overall the Site is considered to only make some contribution to this 

NPPF purpose. 

Conclusion 

2.37 In response to the Reg 19 Development Management Plan consultation, 

the LVA confirms the supporting evidence base that the Site is suitable 

for development, in combination with SSW9, and that the stated 

mitigation and guidance is appropriate to aid in successfully integrating 

new built form within the Site. The fact that both SSW9 and SSW10 are 

within the same ownership is considered to aid in ensuring the delivery 

of a co-ordinated landscape strategy and design approach, as well a 

positive landscape management regime. 

2.38 The LVA has demonstrated that the Site is well enclosed by existing built 

form and vegetation and is already perceived as part of the existing 

settlement pattern. The LVA has identified a landscape strategy through 

a review of published landscape character assessments and the Reg 19 

evidence base which would minimise any landscape and visual impact, 

beyond the evident change in land use, which would occur to any 

greenfield site; albeit the Site already contains a proportion of built form. 

2.39 The proposed Development provides the opportunities to improve the 

biodiversity of the Site and maintain a transition to the wider countryside, 

whilst providing increased opportunities for green infrastructure 

enhancements through additional public access, including for along the 

Earlswood Brook. 

2.40 As part of the development of the Site, the Site is also considered suitable 

for release from the Green Belt. From the landscape and visual appraisal 

the Green Belt boundary is recommended to be realigned to the southern 

edge of the Site, where the existing vegetation, in combination with new 
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planting can form a defensible edge to a realigned Green Belt, set within 

the wider context of the strong and defensible boundary of the River 

Mole. 

2.41 The Site is therefore considered able to successfully accommodate the 

proposed Development in landscape and visual terms. 

 

Access Feasibility 

2.42 The Access Feasibility Report has been produced by DHA Transport on 

behalf of Dovers Green Developments Ltd in support of the proposed 

development at Dovers Farm, Reigate Surrey within land noted as  

SSW10. 

2.43 A potential access on Lonesome Lane has been designed to reflect the 

physical and technical constraints of the site whilst providing adequate 

visibility splays and according with the relevant standards.  Other aspects 

such as environmental assessments have also been acknowledged.  As 

shown by the drawings attached, the access has been tracked to show 

that it can be accessed by a large refuse and pantechnicon vehicle. 

2.44 The existing access on Lonesome Lane has been redesigned so that it 

provides a more formal solution over that which is currently provided.  

However, it has been shown that the visibility which can be achieved in 

this location does not meet the required standards.  Therefore, it has 

been noted that relocating the 30mph speed limit to the south would 

improve the situation, although the access would only be considered as 

a secondary access due to size constraints. 

2.45 The possible access in Dovers Green Road would not necessarily 

achieve the required visibility for a 40mph road.  Therefore, it is 
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suggested that the existing 30ph speed limit be relocation to include the 

proposed access.  This would mean that the required visibility can be 

achieved.  The access has been tracked to show that it can be accessed 

by a large refuse and pantechnicon vehicle. 

2.46 It has been noted that the existing access on Dovers Green Road will not 

be developed as part of the proposals but will be retained as a pedestrian 

access. 

Ecology Matters 

2.47 Aspect Ecology has been commissioned by Dovers Green 

Developments Ltd in respect of ecological survey work at the site at 

Dovers Farm, Woodhatch, Reigate (see Plan 5311/COS1). 

2.48 The majority of ecological designations are well separated from the site 

and unlikely to provide a constraint on potential development proposals, 

albeit regard must be had for the proximity of the site to Mole Gap to 

Reigate Escarpment SAC (located 3.9km north of the site). 

2.49 The habitats which dominate the site are of limited ecological value, and 

as such do not represent a constraint to strategic development 

proposals. However, the ponds and boundary habitats in the form of 

woodland and trees provide linear corridors around the site that offer 

some wildlife value, including faunal opportunities. Nevertheless, as such 

opportunities are centred at the site boundary, these are unlikely to 

represent an overriding constraint to any future development. 

2.50 Overall, specific ecological constraints at the site appear limited and 

could be readily incorporated into any likely development scheme, whilst 

a sensitively designed masterplan would enable long-term retention and 

enhancement of these and other ecological interest features at the site. 
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Indeed, the provision of an appropriate development scheme at the site 

offers opportunities for substantial ecological gain in the long term and is 

therefore considered to be highly deliverable in ecological terms. 

  

The Overall Planning Balance 

2.51 Under the provisions of NPPF Paragraph 196 and 197 applications for 

planning permission must be determined in accordance with the 

development plan and that the presumption in favour of sustainable 

development should be applied. The key aspect of the national planning 

policy is the delivery of sustainable development. The Ministerial Forward 

to the NPPF states that 

“Development means growth. We must accommodate the new 

ways by which we will earn our living in a competitive world. We 

must house a rising population, which is living longer and wants 

to make new choices. We must respond to the changes that new 

technologies offer us. Our lives, and the places in which we live 

them, can be better, but they will be worse if things stagnate.” 

2.52 Paragraph 7 the NPPF sets out three dimensions to sustainable 

development: economic, social and environmental. 

2.53 Paragraph 14 of the NPPF states for decision taking, the presumption in 

favour of sustainable development means that, where the development 

plan is absent, silent, or relevant policies are out date, permission should 

be granted unless any adverse impacts of doing so would significantly 

and demonstrably outweigh the benefits when assessed against the 

NPPF, taken as a whole. 
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2.54 With regard to Paragraph 49 of the NPPF the Council assert that they 

have a 5 year supply of deliverable site.  We do not consider this to be 

the case.  In any event the 5 year housing requirement set out in the Core 

Strategy is not a ceiling to housing provision having regard to the fact 

that the Council are not getting anywhere near to meeting their OAN.  

Adjoining Boroughs/ Districts are environmentally constrained in 

particular the adjoining Tandridge District which comprises 94% Green 

Belt. 

2.55 Paragraph 83 of the NPPF sets out that LPA’s should establish Green 

Belt boundaries in their Local Plans.  It goes on to state Green Belt 

boundaries should be considered through the review of their Local Plans 

and that regard should be had to their intended permanence in the long 

term.  This is so that they should be capable of enduring beyond the plan 

period.  Paragraph 84 goes on to give guidance to LPA’s. 

2.56 Importantly paragraph 85 states, 

“When defining boundaries, local planning authorities should, 

• Ensure consistency with the Local Plan strategy for 

meeting identified requirements for sustainable 

development; 

• Not include land which it is unnecessary to keep 

permanently open; 

• Where necessary, identify in their plans areas of 

‘safeguarded land’ between the urban area and the Green 

Belt, in order to meet longer-term development needs 

stretching well beyond the plan period; 
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• Make clear that the safeguarded land is not allocated for 

development at the present time.  Planning permission for 

the permanent development of safeguarded land should 

only be granted following a Local Plan review which 

proposes the development; 

• Satisfy themselves that Green Belt boundaries will not need 

to be altered at the end of the development plan period; and 

• Define boundaries clearly, using physical features that are 

readily recognisable and likely to be permanent.” 

Economic Role 

2.57 The proposal will create new housing in an area of identified need. It 

would allow new homes in a sustainable location, supporting existing 

jobs and creating new ones. The development will support construction 

jobs for the duration of the development period as well as supplementary 

jobs in the supply system and services. 

2.58 New population in a location close to the local centre and services will 

support existing shops and businesses and will lead to more spending 

power locally. This will support and enhance the vitality and viability of 

the village centre and the local economy. 

2.59 As such, the proposed development of this site will meet the 

requirements of the NPPF in relation to the economic role. 

Social Role 

2.60 The proposals will help deliver new housing in an area that has an unmet 

need. The development has been designed to meet the needs of the 
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future generations. The greater amount of housing delivered the greater 

the social benefits achieved. 

2.61 The proposals will create a high-quality development that will be well 

designed and will create new a new sense of place utilising key 

characteristics from the surrounding area, although not seeking to 

exactly replicate it. 

2.62 The site is located in a sustainable location with access to a choice of 

transport modes and close to local services that will support the new 

population. 

2.63 As such, the proposed development of this site will meet the 

requirements of the NPPF in relation to the social role. 

 

 

Environmental Role 

2.64 Aside from the Green Belt, where it is common ground that land needs 

to be released, the site does not suffer from any national or regional 

designations in terms of environmental matters. It is not within a national 

park, AONB, SSI or any other designation. 

2.65 The site is in a sustainable location and allows for a choice of transport 

mode. The proposal would not cause harm in terms of landscape impact 

owing to the existing screening and proximity to the village centre. 

2.66 It is absolutely clear that the Government’s policy is to boost the supply 

of housing. Other than the clear references to this in the NPPF, there 

have been recent statements by the Prime Minister, Chancellor of the 
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Exchequer and Secretary of State for the Communities and Local 

Government (SoS) (amongst others) making it a key issue for the 

Government. 

2.67 The proposal would not cause significant demonstrable harm as 

described in the NPPF. The site could be developed in a way that 

reduces harm to the countryside and visual amenity to an acceptable 

level, when balanced against the benefits that arise. 
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3.0 CONCLUSIONS 

3.1 Even if the council can demonstrate a 5-year supply of housing land 

to meet the adopted Core Strategy requirement, this will leave a 

shortfall of housing at the end of the Plan period compared with the 

full OAN, therefore, the council should look at sustainable 

development proposals that would help reduce that shortfall. The way 

the council should be considered to have positively prepared the DMP 

and fulfilled the first core strategy S01, “to ensure that future 

development addresses the economic and social needs of the 

borough, without compromising the environmental resources.” As it 

stands the councils has failed to provide for the economic and social 

needs of the borough because it is not attempting to meet its full OAN, 

despite there being sustainable development options, and is unsound 

because it has not been positively prepared.  

3.2 The Council’s guidance notes on how to make representations, detail 

the 4 tests of soundness. Under ‘Justified’, it states in the last sentence 

that the DMP policies, “should take in to account new circumstances 

which have arisen since the Core Strategy was adopted”.  

3.3 The Core Strategy was adopted in July 2014. The department for 

Communities and Local Government published its Housing White 

paper, Planning for the Right Homes in the Right Places, for 

consultation in September 2017. It is accepted that this is just a 

consultation paper, but it does show a direction of travel and the 

priority now being given to housing need and delivery by the 

Government. Within the consultation, the Government set out a 

standard methodology for calculating housing need, and alongside the 

paper published a table showing the indicative assessment of housing 

need based on the proposed formula for each local planning authority 
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area. For Reigate & Banstead the indicative housing need for 2016-

2026 is 644dpa. This compares to the full OAN of 600-640dpa and the 

Core strategy figure of 460dpa.  

3.4 It Is accepted that the methodology is not set in Government policy- 

yet. But amendments to the National Planning Policy Framework to 

cover this are expected in the early part of 2018. Many local planning 

authorities are being pragmatic and taking the Government’s 

indicative figures as a working minimum as they prepare planning 

policy documents to ensure the pans will be compliant with national 

policy. By the time the DMP reaches examination/adoption, new 

national policy is likely to be in place, with a new housing need 

methodology- which identifies a figure at the upper end of the known 

full OAN- which will further call into question the approach, and validity, 

of the DMP.  

3.5 While support is given to the Council’s approach to identify land to be 

released from the Green Belt in SUE’s concerns have been raised 

separately that the land should be released now to significantly boost 

the supply of housing as opposed to waiting until sometime in the 

future. Furthermore, it is submitted that SSW9 should be extended by 

the inclusion of SSW10 as this will provide a longer term defensible 

boundary to the Green Belt. As it stands the plan is considered to be 

unsound as it does not take into account new circumstances regarding 

housing need which have arisen since the Core Strategy was adopted.  
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Introduction 
 
This document has been prepared to summarise the response to the Regulation 19 Draft Local Plan that has been prepared by Reigate & Banstead and 
consulted on between 10th January and 23rd February 2018.  
 
This report summarises the studies prepared as part of the response on behalf Dover’s Green Developments Limited who are an affiliated company of 
Emmerton Developments Limited. The report has been prepared by Progen Land Limited who are a firm of Development Consultancy and Strategic 
Land Management Specialists. 
 
The purpose of the report is to demonstrate the feasibility of Site SSW10 was an identified site evaluated for potential allocation as part of the emerging 
local plan, but not included for further consideration or consultation. This document seeks to correct errors in the local authority’s evidence bases and 
demonstrate the site is capable of delivery without limitation in conjunction with the proposed allocation policy SSW9 and should be reconsidered as a 
suitable site. 
 
This report explores the background information concerning the site and planning context and then goes on to consider the physical, environmental 
and technical constraints, limitations and opportunities in developing an appropriate development framework incorporating suitable access strategies. 
Accordingly, this report should be read in conjunction with the Development Feasibility Study of SSW9 to fully understand the merits of delivery. 
 
The outputs from this process indicate the housing numbers that are achievable on site as well as appropriate mitigating measures that could be 
incorporated into the development to make this acceptable in planning terms.  
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The Site 
 
The Site is well positioned in the local context being situated on the urban edge of Woodhatch which is located to the south of Reigate Town Centre.  
The area is well served in terms access to local infrastructure with excellent primary and secondary schools in the immediate area, plentiful recreational 
areas, good access to the local arterial road network and national motorway network; with several stations located nearby in Salfords, Reigate and 
Redhill, which provide services to central London. The area is well served in terms of amenities with local services in Woodhatch (approx..0.3 miles 
north) and mainstream amenities available from Reigate Town Centre or Crawley Town Centre. Reigate, Redhill and Gatwick Airport are the main 
employment centres within the area which are all within 5 miles of the Site. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Site Location 
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The land comprises part of Dover’s Farm which includes pasture fields, Dover’s Farm House (Grade II Listed), various outbuildings, farm buildings used 
in connection with agriculture and the Courtyard Business Centre which itself provides substantial commercial space for 16 separate businesses. The 
land is broadly flat and in use as pasture land with some mature vegetation surrounding the field boundaries, these offer good landscape screening and 
contain the Site. The land is classified as grade 4 which is regarded as poor agricultural quality.  
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The Site covers a total area of 4.75 hectares (11.73 acres) and is bound by; 
 

• Draft Residential Allocation to the north – Site Ref SSW9; 

• Lonesome Lane and Earlswood Common and associated roadside vegetation to the east; 

• Dover’s Farm to the south; and 

• Draft Residential Allocations SSW6 & 7, Reigate Grammar School playing fields, mature trees and residential properties on Dover’s Green Road 
to the west. 

 
We enclose below panoramic pictures of the Site taken from the southern boundary; 
 

 
 
This land and the remainder of Dover’s Farm in its entirety is under control of Dover’s Green Developments Limited and Emmerton Developments 
Limited. It has been confirmed that there are no legal restrictions, encumbrances or ownership irregularities that would prevent the development of 
the Site. 
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Policy Designations, Evidence Background and Site Sifting Process  
 
Reigate and Banstead Local Plan, adopted 2005 
 
The Proposals Map includes the Site within the Green Belt, with the northern edge of the Site bordering the urban area boundary. 
 
Reigate and Banstead Core Strategy, adopted 2014 
 
The Core Strategy sets out the vision for what Reigate and Banstead will look like in 2027, with policies covering a range of issues including housing, 
environmental protection, the Green Belt and infrastructure. 
 
The Core Strategy Vision includes the following policies relevant to the draft allocation SSW9 
 
Policy CS2 : Valued landscapes and the natural environment includes: 
 
“In those areas of countryside allocated for development, policies will be included in the DMP in relation to the design and siting of development to 
minimise the impact on landscape character… 
 
Urban green spaces, green corridors and Site-specific features which make a positive contribution to the green fabric and/or a coherent green 
infrastructure network and will, as far as practicable, be retained and enhanced.” 
 
Policy CS3 Green Belt includes: 
 
“3. In exceptional circumstances land may be removed from the Green Belt and allocated for development through the plan making process. Exceptional 
circumstances may exist where both (a) and (b) apply: 
 

a. There is an overriding need for the development to secure the delivery of the strategic objectives and policies of the Core 
Strategy…” 
 

Policy CS4: Valued townscapes and the historic environment includes: 
 
“Development will be designed sensitively to respect, conserve, and enhance the historic environment, including heritage assets and their settings. 
Development proposals that would provide sensitive restoration and re-use for heritage assets at risk will be particularly encouraged.… 
 
2d. Protect and where appropriate enhance existing areas of biodiversity value and the links between them.” 
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Section 6: Shaping Our Places, returns to analyse Area 2: Wealden Greensand Ridge, noting: 
 
“Reigate and Redhill are relatively sustainable locations for growth and will continue to be a focus for growth in the future… 
 
Furthermore, the area to the South and South West of Reigate has been identified as a broad area of search for sustainable urban extensions with 
capacity for up to 500-700 new homes. Sites are to be allocated through the DMP, which will also establish the scale of development and the phasing 
of individual Sites.  
 
We enclose below an illustration from the Core Strategy indicating the areas of search 
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Strategic Housing Land Availability Assessment, 2014 
 
The Site is not included in this assessment. 
 
Strategic Housing Land Availability Assessment (Addendum), 2016 
 
The Site is not included in this assessment  
 
Housing and Economic Land Availability Assessment Evidence Base, 2017 
 
The Site is included in part as ref: SPW18 – Paddock at 19 Dover’s Green Road, Reigate (N.B. The site boundary plan is now corrected to mirror the 
aforementioned site boundary) and assessed as not suitable for development. 
 
Housing and Economic Land Availability Assessment (HELAA), 2018 
 
The Site is included in part as ref: SPW18 – Paddock at 19 Dover’s Green Road, Reigate (N.B. The site plan is now corrected under the latest HELAA call 

for sites (January 2018) to mirror the aforementioned site boundary).  

The Site was considered to be available for development and achievable, but, the Site is not considered suitable for development within the HELAA as 

this would require a change in strategic policy. 

The HELAA document identifies that the site lies within the Green Belt but within a broad location contemplated for housing development through 

Policy CS4 of the Core Strategy.  Access to local services, facilities and public transport is reasonable.  The eastern part of the site falls within Flood Zone 

2 and 3 and has been identified as being at risk of surface water flooding.   
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Development Management Plan, Regulation 18 Documents 
 
The Site was not included  
 
Sustainable Urban Extension Broad Geographic Locations Technical Report, 2012 
 
This is the Council’s technical work undertaken to identify broad geographic locations for urban extensions in the borough. The technical work considers 
the overall sustainability of a Site (i.e. social, environmental and economic considerations); physical and policy constraints; the contribution that different 
parts of the borough make to fulfilling strategic Green Belt functions, and how a Site fits with the overall spatial strategy for the borough. 
 
This report considers the Site is part of an area considered suitable for release if additional housing is required, or if opportunities to the East of Redhill 
and East of Merstham are unable to deliver the identified level of growth. 
 
Sustainable Urban Extensions (Stage 2) Site Specific Technical Report, 2016 
 
This technical report considers Site specific characteristics of the long list of Sites and refines the list to provide a short list of Sites to be carried forward 
into the local plan.  
 
This report concludes that Site SSW10 has no physical or ecological designations which may restrict development, however, the report does highlight 
restrictions surrounding development around the heritage assets (Dover’s Farmhouse and a Single Barn - Grade II listed) and the incorporation of the 
business courtyard, moreover, this report concludes that there may be a discreet PDL opportunity concerning the commercial premise and that a more 
comprehensive development in conjunction with SSW9 (Draft Allocation) should be considered (page 25 SUE Stage 2). We enclose below an extract 
from the SUE’s assessment of the sites below; 
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This report does identify constraints and opportunities for the Site but these are limited by and large. There are detailed design considerations stipulated 
to assist with mitigating landscape, heritage and biodiversity considerations whilst improving public access as part of the development. The Site is 
considered to have limited mitigation/design requirements to meet the constraints identified which have been considered further within this document. 
 
Notably this document also highlights the Sites with the lowest risk of flooding and impact on the Greenbelt should be developed first. In the context of 
SSW10, the report highlights that whilst Site makes a higher contribution to the Green Belt (to be discussed in this report) there is very little else in the 
way of constraints limiting the development, which suggests that the site should be reconsidered, particularly bearing in mind the proximity of SSW9.  
 
This report has been prepared to illustrate the mitigation measures required to deliver the site as well demonstrating how the site can be delivered 
along with the anticipated development capacity. 
 
The site is identified as having a higher priority for protection in Green Belt terms with an assessment rating of 2. Whilst we note that this of a higher 
rating there are similar sites with similar ratings in the local area of search (SSW6). We are therefore of the opinion (as informed by the attached LVA 
and Green Belt assessment) that again SSW10, with the proposed altered boundaries as suggested in this report warrants a further review to consider 
the development of the site in conjunction with SSW9 allowing for a more coherent development strategy to be considered.   
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Green Belt Review, 2017 
 
The Green Belt Review forming part of the evidence base for the DMP Regulation 19 is reviewed and assesses the Site as having a higher to lower impact 
on the Greenbelt. We note however that this document is a high-level assessment does not feature the detailed considerations normally expected in 
assessing the Green Belt function and the development of the site in the context of its revised boundaries as submitted. Nor does the assessment 
consider the site in conjunction with SSW9, which, if developed will fundamentally alter the nature in which the Green Belt is considered and assessed 
in this location. 
 
Regulation 19 – Development Management Plan 

 
The Site has not been included in the Regulation 19 DMP 
 
Development Management Plan Regulation 18 Sustainability Appraisal (Main Report), 2016 

 

The Sustainability Appraisal (SA) is a process designed to ensure that the social, environmental and economic impacts are considered when formulating 

planning policies and proposals. Unfortunately, the information held within the Regulation 19 contains factually incorrect information regarding SSW9 

and SSW10 in that the assessments are incorrectly labelled (i.e. the SSW9 assessment relates to the SSW10 Site and vice versa). Interpretation of the 

report indicates that these assessments directly influence the inclusion of a site for consultation we therefore would like this information to be corrected 

and the recommendation of the whether the site is put forward for development reconsidered considering this information. 

 

From the above, the SA concludes that: 

 

“The main constraints on this land parcel are its agricultural use, main river running across the corner of the site, existing development and tracts of 

woodland (some protected). 

 

The parcel benefits from its relative proximity to Woodhatch Local Centre and access to both Dover’s Green Road and Lonesome Lane. Across most of 

the site there is an absence of flood risk and formal landscape, heritage and biodiversity designations. 

 

In the event this site is considered for development, further work will be required in relation to 

 

• The transport impact of new development (including air quality, impact on public transport, and walking/cycling options), 

• Biodiversity and water quality issues associated with the watercourse 

• Visual and landscape impact. 
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Any new development will need to: 

 

• Incorporate measures to manage flood risk and minimise surface water runoff, and maximise the achievement of BOA objectives 

• Designed sensitively, taking account of visual/landscape impact and the presence of listed buildings 

• Designed to protect the main river and woodland on the parcel, including through the use of buffer zones 

• Designed to retain hedgerows and reflect historic field boundaries 

• Incorporate sustainable construction and renewable energy measures 

• Deliver biodiversity and green infrastructure enhancements, including ‘green infrastructure’ links across the parcel and joining up with the wider 
GI network and countryside 
 

• Provide new or improvements to relevant infrastructure to support new development, including upgrading of cycle routes, local improvements 
to bus infrastructure, improvements to road junctions, appropriate on-site public open space, and safe highway access onto the road network.” 

 

Site Appraisal 
 
In responding to the Regulation 19 Draft Policy, Sustainability Appraisal, Sustainable Urban Extension Document, Green Belt Review and HELAA 
assessments undertaken on SSW10, a comprehensive constraints and opportunities plan has been prepared using publicly accessible information as 
well as preparation of independent evidence-based reports to respond to the Regulation 19 consultation and consider the merits and defects of the 
development of SSW10 in conjunction with SSW9.  
 
Studies include a detailed Landscape Visual Appraisal and Green Belt assessment of the Site, an Ecological Appraisal and a Highways Access Strategy.  
 
These evidence bases have been prepared to identify the holistic limitations and impacts of any development and determine the most appropriate 
development framework that sensitively incorporates these constraints and seeks to capitalise on natural opportunities or areas where improvement 
to the status quo can be achieved. We enclose below a summary of the constraints and opportunities of the Site.  
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Physical 
 
The Site consists of existing built form, with the commercial land use of Courtyard Court in the central north part of the Site, and residential land use, 

(Dover’s Green Farmhouse) in the central south part of the Site.  

Courtyard Court consists of a variety of utilitarian warehouses in commercial use varying in heights between 1 and 3 storeys as a result of their large 

pitched roofs. The commercial area also includes hardstanding areas for car-parking.  

Dover’s Green Farmhouse consists of a 3 storey, grade II listed, rendered property set within well vegetated grounds, including mature trees and a lit 

tennis court. Included within the demise is also additional garaging, stables and a grade II listed barn 

The eastern part of the Site consists of a large agricultural field, which is broadly rectangular in form and bordered by hedgerows, mature trees and 

roadside vegetation. 

The western part of the Site consists of two horse paddocks, broadly rectangular in form and divided by a linear belt of trees. The western edge of the 

Site also consists of belt of woodland which extends adjacent to the A217. 

The south-west part of the Site consists of a part of the agricultural field which forms the wider southern edge to the Site. 

The existing residential and commercial land use within the Site, in combination with the mature woodland within the Site, contains the Site in 

relation to the wider landscape overall, and reduces the perception of the Site forming part of the wider agricultural land use. The exception is the 

south-west edge of the Site, which forms part of the wider agricultural land use to the south of the Site. 

As mentioned in the accompanying Development Feasibility study for SSW9 there are no overriding constraints limiting development. Further detail is 

available in this report.  
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In respect of site SSW10 there are ponds and watercourses located on Site with several ditches draining to the eastern boundary and towards the 
Earlswood Brook. There are no other physical restrictions or encumbrances such as power cables, public rights of way or pipelines that limit the Site. 
There are no geotechnical abnormals or adverse ground conditions that affect the land other than small areas of potential hydrocarbon contamination 
(fuel spillages) associated which would normally be expected with a use of this type. All utility services are available with no current limitations on 
capacity highlighted.  
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Land within the red line boundary is subject to fluvial flood risk, however, this is located in the south eastern corner of the Site and does not affect the 
development. In addition, parts of the Site are recorded as being at low/medium risk of surface water flooding. These identified areas on the EA website 
comprise the drainage ditches within the field and do not greatly affect the developable area of the Site. We enclose copies of the flood maps below 
 

  
 

Fluvial Flood Map 
 

Surface Water Flood Map 
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Environmental  
 
In respect of Environmental Constraints, Aspect Ecology has been commissioned by Dover’s Green Developments Ltd to undertake a Technical Appraisal 
of SSW10 to assess the opportunities and constraints of the Site and determine if there are any issues that may affect the delivery of the Site and the 
proposed development framework. A complete copy of this report with an opportunities and constraints plan is enclosed as Appendix 5.  
We enclose an extract of the plan below; 
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This report identifies that the Site is not subject to any international, national or local ecological or conservation designations, in addition, the majority 
of ecological designations are well separated from the Site and unlikely to provide a constraint on potential development proposals, albeit regard must 
be had to the proximity of the Site to Mole Gap Escarpment SAC (located 3.7km north of the Site).  
 
In respect of habitats, the report and plan does identify local habitats within the Site, however, due to the nature of the existing uses, these are largely 
confined to the boundaries of the Site or to areas which are not considered suitable for development (e.g. Garden land surrounding Dovers Farm House).  
 
There are depicted core habitat areas that have zones that extend into development parcels, however, it is proposed that any development of the site 
would have to be undertaken sensitively with appropriately recognised mitigation strategies employed prior to commencement.  
 
Highlighted features of raised ecological value include the woodland to the west of the Site, boundary hedgerows & trees, flight and silage ponds and 
the Earlswood Brook.  
 
The evaluation of these assets indicates that whilst these features should be retained in the main, the habitats are unlikely to represent an overriding 
constraint to any future development and could be suitably incorporated into any likely development scheme, whilst a sensitively designed masterplan 
would enable long-term retention and enhancement of these feature, particularly woodland areas, which are in a poor condition currently, along with 
any other ecological interest features at the Site.  Indeed, the provision of an appropriate development scheme at the Site offers opportunities for 
substantial ecological gain in the long term and is therefore considered to be highly deliverable in ecological terms.  
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Landscape 
 
In response to the Reg 19 Development Management Plan consultation and evidence bases, a number of landscape design and mitigation measures 
were highlighted, particularly bearing in mind the current sensitivity of the Site being Green Belt.  
 
In response to this ETLA ltd, has been commissioned by Dover’s Green Developments Ltd to prepare a landscape visual assessment (LVA) and Green Belt 
assessment having intimately studied the Site. This document studies the inter-visibility of the Site in the local landscape context, identifying any areas 
of weakness, compares the Green Belt analysis of the Site with the Local Authorities analysis and considers the Site in the context of Published Landscape 
Character Studies.  
 
Having undertaken a detail review of the evidence supporting the site and carrying out independent assessments through the LVA this confirms the 

supporting evidence base that the Site is suitable for development, in combination with SSW9, and that the stated mitigation and guidance held 

within the LVA report is appropriate to aid in successfully integrating new built form within the Site.  

Furthermore, the LVA has demonstrated that the Site is well enclosed by existing built form and vegetation and is already perceived as part of the 

existing settlement pattern. The LVA has identified a landscape strategy through a review of published landscape character assessments and the Reg 

19 evidence base which would minimise any landscape and visual impact, beyond the evident change in land use, which would occur to any greenfield 

site; albeit the Site already contains a proportion of built form. 

The proposed Development provides the opportunities to improve the biodiversity of the Site and maintain a transition to the wider countryside, 

whilst providing increased opportunities for green infrastructure enhancements through additional public access, including for along the Earlswood 

Brook. 

As part of the development of the Site, the Site is also considered suitable for release from the Green Belt. From the landscape and visual appraisal, 

the Green Belt boundary is recommended to be realigned to the southern edge of the Site, where the existing vegetation, in combination with new 

planting can form a defensible edge to a realigned Green Belt, set within the wider context of the strong and defensible boundary of the River Mole. 

The Site is therefore considered able to successfully accommodate the proposed Development in landscape and visual terms. 

We enclose illustrations of the landscape strategy below; 
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With respect to the Green Belt, The Green Belt Review commissioned by the Local Authority is considered to have under assessed the containment and 
inter-visibility of the Site provided by the Courtyard Business Centre and exiting residential development on site. In addition, the mature vegetation to 
the east and west of the Site greatly reduce the landscape impact from public view. We enclose below a sample of some of the panoramic photos 
demonstrating the limited views into the Site. 
 

 

 
As demonstrated by the LVA visual appraisal, views of the Site are limited in relation to the surrounding area, with open views of the Site only from 
adjoining properties or the PRoW to the south. The Site is therefore considered to exhibit a greater containment than acknowledged by the Green Belt 
Review and have a moderate to lower importance to NPPF Purpose 1 and 3 as supposed to a higher to lower importance in the Local Authorities high 
level review.  
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This element of the report concludes that the Site is also considered suitable for release from the Green Belt, as it has a generally limited contribution 
to the NPPF Green Belt purposes, set within the wider context of the strong and defensible boundary of the River Mole. 
 
The Site is therefore considered able to successfully accommodate the proposed Development in landscape and visual terms.  
 
In supporting these comments, a full copy of the LVA and Green Belt report is enclosed separately as Appendix 4  
 
Highways 
 
In response to the Reg 19 Development Management Plan consultation we have sought to clarify the access arrangements into the Site considering the 
physical, technical, legal, environmental and landscape constraints. 
 
In response to this DHA Transport ltd, has been commissioned by Dover’s Green Developments Ltd to prepare a Highway Access Strategy and Feasibility 
Study. This study considered several potential new access points as well as use of existing accesses to determine the which option presented the most 
appropriate method of accessing the Site having regard to the following: 
 

• Development potential 

• Technical design considerations 

• Highway safety  

• Visibility splays 

• Visual Inspection 

• Existing baseline conditions and; 

• Identified constraints.  
 
All options considered access designs and footway accesses which are designed to Stage 1 outline design standards including swept path analysis 
demonstrating access and egress from the Site. 
 
This report concludes that the most appropriate access to the development, having regard to the constraints is to create a new priority junction in the 

south western corner of the Site from Dover’s Green Road with a secondary access onto Lonesome Lane from SSW9.  

The existing access on Dover’s Green Road will not be developed as part of the proposals but will be retained as a pedestrian access with proposals to 

improve pedestrian connectivity through the Site and with Earlswood Common, 

A copy of the full report with design drawings considering the proposed accesses is enclosed as Appendix 6 
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Development Constraints and Opportunities Plan 

To illustrate the technical work undertaken on the Site and fully understand the limitations to the development potential a comprehensive Development 

Constraints and Opportunities masterplan was developed to inform the development framework and strategic landscape strategy, this plan identifies 

constraints but also identifies methods of mitigation leading to an ultimate area capable of development.  
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This masterplan determines that the Site has a gross area of 11.62 Ha (28.70 acres) with a net developable area of approximately 7.32 Ha (18.08 acres) 

allowing for suitable buffers from heritage assets, green, grey and blue infrastructure. It is noted that a detailed topographical survey and tree survey 

has not been undertaken, this area may therefore change subject to these surveys being undertaken. A copy of the plan is enclosed as Appendix 3 
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Development Framework Plan 

Following the preparation of the constraints and opportunities masterplan, a development framework has been designed to demonstrate the delivery 

of the Site and potential capacity a sensitive development could bring. We enclose an illustration below with a full copy as Appendix 2 
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The design of the development framework reflects the sensitivities and constraints of the Site whilst ensuring a complementing design offers a coherent 

strategy to mitigate the impacts of the development.  

The development framework prepared has also been designed to be compliant with emerging planning policy and evidential design objectives, delivering 

on pre-requisite initiatives such as housing mix, affordable housing, open space provisions, areas of play and improved public access.  

 

The framework also considers the technical aspects of the Site to ensure that the Site is efficiently designed but technically capable of development, 

this framework therefore considers the following as part of the design evolution process: 

 

• Pedestrian and Vehicular Access including internal road network design 

• Surface Water Drainage including any associated impact on blue infrastructure and flood risk;   

• Habitat Enhancement Areas  

• Structural planting to reinforce Green Belt edge and  

• Incorporating suitable buffers from identified blue, green and grey infrastructure. 
 

As can be seen the development parcels wrap around the existing commercial and residential development in situ and are split across the eastern and 

western fields retaining much of the existing green infrastructure for future integration into the development with further green infrastructure 

incorporated throughout the site. 

 

As previously identified the main access will be taken from Dover’s Green Road with Lonesome Lane providing a secondary means of access. There are 

pedestrian footways proposed and incorporated to connect with existing footways along Dover’s Green Road and Lonesome Lane. Secondary emergency 

access can be provided from the existing access along Lonesome Lane. The public right of way will be retained and incorporated into the development 

facilitating access to Dover’s Green Road and the Bus Stop to the west and Earlswood Common to the east 

 

The development framework proposes new tree planting throughout the site but also along the northern and southern boundaries of the Site to aid in 

both landscaping and biodiversity and ecological connectivity. Further landscape reinforcements will also be provided along the eastern boundary to 

protect views from established residential dwellings and heritage assets and along the entrance drive to Dover’s Farm House to preserve the setting 

and approach to this listed asset.  

 

The tree belt along the western and eastern boundaries are proposed to be retained and enhanced through proactive management with additional 

management of the southern tree belt whilst a new structural tree belt is to be planted along the southern boundary to reinforce the Green Belt edge 

and transition from urban to countryside.  

 

With the land falling towards the south eastern corner, it is proposed to provide for an attenuation SUDS pond and LAP area with open space to be 

incorporated into these areas which already suffer from drainage issues.  
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The framework proposes a spine road running from the access in the north eastern corner towards the south western corner, looping to the south of 

the mature tree line separating the two northern fields before crossing the existing footpath towards to main access for the development. The scheme 

proposes a primary road as the spine road with private drives spurring north and south from this spine in creating development parcels, this design 

creates twelve development parcels. It is intended that the development will feature good quality designed housing with associated open space and 

planting throughout the development to reduce the feel of urbanisation and improve the transition to the countryside.  

 

Having regard to the development parcel’s layout, setting and boundaries, it is suggested that the site could achieve an overall density in the region of 

30-40dph having regard to emerging policy on proposed dwelling mixes.  

 

Within the framework plan it is conceivable that there could be areas that are towards the upper end of this range, such as within the centre of the 

main parcel in the north-east of the Site, and there could also be areas that are at the lower end of this range, such as around the periphery of the site 

and in the western area adjacent to the Listed Buildings, which is encouraged through the landscape comments made in assessing the site.  

 

Adopting this approach would yield approx. 130 - 180 units, however, we would comment, as recommended in the Sustainable Urban Extension (Stage 

2) Document, if a more family orientated housing mix is adopted across SUE Sites then this density is likely to be lower.   

 

Looking to the open space open space and play areas being delivered on site, this will be provided through a mix of formal and informal areas around 

the site, capitalising on established green infrastructure in place such as the woodland area to the south east of the site. In considering this within the 

development framework the plan currently over provides for open space with approximately 1.00 Ha (2.47 acres) provided on Site. Under emerging 

policy requirements, on the basis of 180 units, we calculate this to yield approximately 432 people which equates to approximately 0.47 Ha (1.14 acres). 

This over provision demonstrates the commitment of the site to mitigate the landscape impacts and ensure public benefit as part of the development 

of the site. 

 

Timings for Delivery 

 

Having regard to the above, the anticipated timings, following an allocation and selection for delivery is likely to be as follows; 

 

• Pre-Application Design Stage and Consultation – 6 – 12 months. 

• Application Submission and Determination (incl S.106 agreement) – 12+ months 

• Pre-commencement condition discharge – 6 months 

• Start on Site – Completion (50 – 60 units per annum (4 – 5 sales per month)) – 24 - 30 months 
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As can be seen from the moment the decision is made to select the site it will take approximately 2 – 3 years before commencement and 3-4 years 

before units are delivered. We would anticipate that any affordable housing would be delivered in the earlier part of the aforementioned program. 

 

Conclusion 

 

As demonstrated through this iterative process the site has identified and responded to constraints and impacts identified through the Regulation 19 

consultation.  

 

The development framework has been designed to ensure that any proposed built form sensitively reflects the constraints and enhances the physical, 

environmental and landscape characteristics of the site.  

 

This document and subsequent reports clearly identifies that the site has the full potential to deliver up to 180 units with no constraints that would 

prevent the development being brought forward in a sensitive fashion that respects the sites constraints  

 

It is therefore considered that this site is available for development and achievable with mitigated impacts on the landscape. This site should therefore 

be included and developed in conjunction with SSW9. Failing the inclusion at this stage we would strongly suggest the site is allocated as safeguarded 

land in line with Core Strategy policy (CS3). 
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1.0 EXECUTUVE SUMMARY 

1.1 ETLA has been commissioned by Dovers Green Developments Ltd to undertake a Landscape and 

Visual Appraisal, including a Green Belt Review, (LVA) of land at Dovers Farm, Reigate (‘the Site’) as 

part of their representations to Reigate and Banstead’s Development Management Plan Proposed 

Submission document (Regulation 19) consultation (10th January to 23rd February 2018). 

Landscape and Visual Appraisal 

1.2 The Site is part of the low-lying landform extending to the south of Woodhatch and follows the 

orientation of landform falling southwards, towards the River Mole. The Site is perceived ‘on the 

ground’ as part of the existing settlement pattern, as it already contains residential and commercial 

land uses. There is a generally well wooded and vegetated character surrounding the Site, either 

through areas of woodland, mature field boundaries or roadside vegetation.  

1.3 The inter-visibility between the Site and the wider landscape is restricted as a result of the Site’s low 

lying position and intervening vegetation. Open views of the Site are mainly from PRoW BW61 which 

crosses the Site and the residential properties to the north of the Site. From the surrounding road 

networks and PRoW, the extent of vegetation largely filters views of the Site, although the Site’s 

southern edge is visible, along with the existing built form of Dovers Green Farmhouse.  

1.4 The Site does not exhibit any rare or unusual landscape features and the equine land use is considered 

a common feature, found elsewhere in the surrounding landscape (including to the immediate north 

in SSW9) and the commercial buildings are utilitarian in form. There is a recreational value to the Site, 

although no sense of remoteness and very limited tranquillity. The Site is therefore considered to have 

the ability to accommodate residential development, set within the framework of its existing 

vegetation, residential, notable commercial and recreational land uses, supported by new planting.  

1.5 In addition, and in the context of land to the north of the Site (SSW9) being developed, the Site’s 

perceived relationship to the existing settlement pattern would be further reinforced, along with its 

ability to accommodate residential development. 

Published Landscape Character Studies 

1.6 The Site is covered by a number of published studies, with guidance for managing future change 

including enhancing the area’s woodlands to reduce habitat fragmentation and benefit biodiversity, as 

well as improving opportunities for recreation. 

1.7 In relation to the Reigate and Banstead Borough Wide Landscape and Townscape Character 

Assessment (2008), which identified the Site within sub-area C1, the Site is part of a landscape of 

flatter topography and urban pressures of road corridors. Additionally, the sports pitches to the west 

of the Site are considered to reflect the published assessments stated ‘buffer’ between the residential 

area in Woodhatch and the wider open landscape of C1.  
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1.8 The published study also identified the area at the junction of Dovers Green Road and the Site, as a 

‘Key Gateway’, forming the “point at which there is a change in character (typically rural-built up) where 

there is a feeling of arrival or departure.” However, from the landscape and visual appraisal this ‘key 

gateway’ is more readily and strongly perceived at the sports pitches, to the west of the Site, not at 

the junction of Dovers Green Road and the Site. The Site is therefore already within the built up area 

as perceived from along Dovers Green Road.  

1.9 In the context of Policy SSW 7: Hartswood Nursery, which proposes 25 new dwellings between the 

sports pitches and Castle Drive, to the west of the Site, the relocated ‘Key Gateway’ would be further 

defined by this additional housing. Additionally, Policy SSW7 demonstrates acceptability of new 

residential development to the west of the Site in landscape character terms. 

Reg 19 Development Management Plan 

1.10 The Site is included in the Sustainable Urban Extension Broad Geographic Locations Technical Report 

(2012), which considered the Site suitable for development and that the area in which the Site is 

situated does not to form any type of strategic gap.  

1.11 The Development Management Plan Regulation 18 Sustainability Appraisal Main Report (2016), notes 

the ability to develop SSW10 (in combination with SSW9) and outlines a series of design measures to 

be incorporated within a proposed layout, including maintaining the transition to the countryside and 

biodiversity and green infrastructure enhancements, which have been accounted for in Figure 3: 

Landscape and Visual Opportunities and Constraints Plan, so as to inform the iterative design 

process. 

1.12 The Sustainable Urban Extensions (Stage 2) Site Specific Technical Report, 2016 notes that the Site 

presents a 

 “discrete opportunity for redevelopment of existing PDL.” 

Green Belt Review 

1.13 The Site is covered by the Development Management Plan Regulation 18, Green Belt Review (2016), 

with its methodology based on ‘measurable’ and qualitative analysis. 

1.14 In relation to NPPF Purpose 1: To check the unrestricted sprawl of built up areas, the GBR notes that 

the Site is physically detached from Reigate’s existing built up area, although acknowledges that in 

combination with SSW9 it could be developed. However, the GBR states that the Site is not contained, 

and that overall the boundaries are considered to be weak. This judgement is considered to place too 

greater emphasis on the Site’s southern boundary, downplaying the containment of the woodland and 

road networks to the east and west of the Site, and that there are actually extensive mature trees and 

woodland along the Site’s southern boundary, as well as the fact the Site already contains large scale 

built form. The GBR is therefore considered to have downplayed the containment of the Site as a 
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result of the existing features overall, especially in the context of the acknowledgement within the 

GBR of NPPF purpose 2, that the Site has a relationship with the existing settlement pattern. 

Additionally, the GBR is not consistent, as other assessment parcels, such as SSW7, was assessed with 

‘weak’ boundaries, yet is promoted as sustainable urban extension. 

1.15 In relation to NPPF Purpose 3: To assist in safeguarding the countryside from encroachment, the Site 

already consists of built form and is considered to be perceived ‘on the ground’ as within the existing 

settlement pattern, primarily due to the urbanising feature of the artificial sports pitches to the west 

of the Site. This is balanced within the agricultural land within the Site, which akin to any greenfield 

site does technically safeguard the countryside from encroachment. However, overall the Site is 

considered to only make some contribution to this NPPF purpose. 

Conclusion 

1.16 In response to the Reg 19 Development Management Plan consultation, the LVA confirms the 

supporting evidence base that the Site is suitable for development, in combination with SSW9, and 

that the stated mitigation and guidance is appropriate to aid in successfully integrating new built form 

within the Site. The fact that both SSW9 and SSW10 are within the same ownership is considered to 

aid in ensuring the delivery of a co-ordinated landscape strategy and design approach, as well a positive 

landscape management regime. 

1.17 The LVA has demonstrated that the Site is well enclosed by existing built form and vegetation and is 

already perceived as part of the existing settlement pattern. The LVA has identified a landscape 

strategy through a review of published landscape character assessments and the Reg 19 evidence base 

which would minimise any landscape and visual impact, beyond the evident change in land use, which 

would occur to any greenfield site; albeit the Site already contains a proportion of built form. 

1.18 The proposed Development provides the opportunities to improve the biodiversity of the Site and 

maintain a transition to the wider countryside, whilst providing increased opportunities for green 

infrastructure enhancements through additional public access, including for along the Earlswood 

Brook. 

1.19 As part of the development of the Site, the Site is also considered suitable for release from the Green 

Belt. From the landscape and visual appraisal the Green Belt boundary is recommended to be realigned 

to the southern edge of the Site, where the existing vegetation, in combination with new planting can 

form a defensible edge to a realigned Green Belt, set within the wider context of the strong and 

defensible boundary of the River Mole. 

1.20 The Site is therefore considered able to successfully accommodate the proposed Development in 

landscape and visual terms. 
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2.0 INTRODUCTION 

2.1 ETLA has been commissioned by Dovers Green Developments Ltd to undertake a Landscape and 

Visual Appraisal, including a Green Belt Review, (LVA) of land at Dovers Farm, Reigate (‘the Site’) as 

part of their representations to Reigate and Banstead’s Development Management Plan Proposed 

Submission document (Regulation 19) consultation (10th January to 23rd February 2018). 

2.2 The LVA is undertaken in the context of potential residential development of the Site, in combination 

with the retention of the existing commercial land uses and associated built form already within the 

Site (‘the proposed Development’).   

2.3 The Site has been reviewed within the Development Management Plan as a development option in 

combination with the land to the north of the Site, (SSW9), which is allocated as a ‘Potential Reserve 

Urban Extension Site’.  

2.4 The LVA has therefore has therefore been undertaken to support the iterative design process for the 

Site, through providing detail on the existing landscape and visual context of the Site; responding to 

observations within the Regulation 19 Development Management Plan evidence base documents and 

to reflect minor amendments to the Site’s red line boundary in comparison to previous Site 

assessments referred to in the Development Management Plan evidence base. 

2.5 The LVA should be read in combination with the accompanying illustrative material. 
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3.0 SITE CONTEXT 

3.1 Figure 1: Site Context Plan demonstrates that the Site is adjacent to the southern edge of 

Woodhatch and is broadly rectangular in form, covering 4.75 hectares. The Site is bound by: 

• A ‘Potential Reserve Urban Extension Site’, (SSW9) as allocated within the Development 

Management Plan Regulation 19 Consultation, Dovers Green Farm and a tree belt; 

• The Earlswood Brook and associated bankside vegetation, agricultural fields and 

Lonesome Lane to the east; 

• Agricultural fields to the south and beyond these the River Mole; and 

• The A217 (Dovers Green Road) residential properties to the west. 

3.2 As set out in the following Site Appraisal chapter, the Site consists of notable commercial built form 

and associated hardstanding, as well as residential and equine land use. 

Topography and Watercourses 

3.3 Figure 2: Topographical Plan demonstrates that Reigate’s settlement pattern is generally situated 

across a valley, between the North Downs ridgeline adjacent to the M25, at approximately 230m 

Above Ordnance Datum (AOD), and the Greensand Ridge at the southern edge of Reigate, extending 

across Reigate Park and Redhill Common, at approximately 130m AOD. 

3.4 From the Greensand Ridge, the landform falls relatively steeply southwards towards Woodhatch at 

approximately 65m AOD, before transitioning to a more gradual fall towards the River Mole at Sidlow, 

approximately 45m AOD, and 0.8km to the south of the Site.  

3.5 There is localised undulation in the landform adjacent to the River Mole, with steeper banks and more 

undulating terrain around Sidlow Bridge and adjacent to the river. 

3.6 The landform also remains elevated to the east of the Site, between Earlswood Common and 

Petridgewood Common, at approximately 75m AOD. This elevated landform also falls towards the 

River Mole, with more localised undulation around smaller watercourse, including the Earlswood 

Brook, which flows across Lonesome Lane recreation ground to the River Mole, forming the eastern 

edge of the Site.  

3.7 To the south of Sidlow Bridge the landform is generally low lying, rising gradually southwards to a 

localised ridgeline at Rowgardenswood, at approximately 95m AOD and Saxley Hill, at approximately 

66m AOD. The River Mole meanders southwards between these elevated parts of the landscape, with 

localised undulation in the landform in closer proximity to the river. 

3.8 To the west of the Site the landform remains low lying and falls gradually westwards from 55m AOD 

to the River Mole, at 45m AOD, before rising gradually toward Leigh, at 60m AOD. 
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3.9 The Site is therefore part of the low lying landform extending to the south of Woodhatch and follows 

the orientation of landform falling southwards, towards the River Mole.  

Settlement Pattern, Land Use and Infrastructure 

3.10 Due to Reigate’s valley situation, road infrastructure either closely aligns to physical gaps in the 

Greensand Ridge, such as the railway and A23 to the east of Earlswood Common, or is limited to a 

small number of approaches, including the A2044 or the A217, which forms the western boundary of 

the Site. 

3.11 The southern part of Reigate’s settlement pattern includes the areas of Woodhatch and Rushetts Farm, 

which extend southwards from the A2044 and in relation to Woodhatch, adjacent to the A217. 

Lonesome Lane connects the A217 with Meath Green. 

3.12 To the west of the A217, Woodhatch’s settlement pattern extends to Hartswood Sports Ground, with 

tall and notable artificial lighting columns. To the east of the A217, the settlement pattern extends in 

a linear form to the northern edge of SSW9 and then steps slightly northwards across Rushetts Farm. 

The built form in Woodhatch is generally 2 storey in scale and either semi-detached or detached. 

There are a variety of architectural styles and finishes, including peddle dash, render and brick. 

3.13 To the south of the Site the land use is agricultural and there are intermittent residential properties, 

adjacent to the A217, approximately 0.3km to the south of the Site. On the western side of the A217, 

adjacent to the south-west part of the Site, is the Hartswood Sports Ground, consisting of artificial 

sports pitches with tall lighting columns. To the immediate south of this sports grounds are fields, 

with detached and semidetached period properties, 0.2km to the south of the sports ground.  

3.14 Sidlow is a small linear settlement to the south of the River Mole and to the west of the A217. The 

settlement includes large detached properties, often set back from the road by gated boundaries. On 

the east side of the A217 is Emmanuel Church, consisting of a nave and separate tower. The A217 

crosses the River Mole via Sidlow Bridge. 

3.15 Agricultural land use extends to the south of Reigate with fields being divided by hedgerows or ditches. 

There are also several areas of horsiculture, with horse grazing and paddocks adjacent to Woodhatch 

Road and to the north of the Site (within SSW9), which result in a more settlement fringe character 

and a transition from the wider rural agricultural land uses. 

3.16 The Site is therefore adjacent to the existing settlement pattern as perceived ‘on the ground’ with 

residential and recreational land uses which are urban in character to the west of the Site, in 

combination with the Site being situated between main road infrastructure, and already consisting of 

built form and commercial land uses. 
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Vegetation Patterns 

3.17 As demonstrated by Figure 1: Site Context Plan, there is extensive woodland to the east of the 

Site, across South Earlswood and within Earlswood Common. Similarly to the south-west of 

Woodhatch, there are woodlands and plantations, including Park Plantation and Slipshatch Wood. 

3.18 There is mature roadside vegetation adjacent to Lonesome Lane and around the southern edge of 

Rushetts Farm.  

3.19 There is also mature vegetation adjacent to the A217 as its extends from Woodhatch, with the extent 

of vegetation and trees being greater on the eastern side of the road than the western side of the 

road comprising a hedgerow adjoining the sports ground. 

3.20 To the south of the Site, there are small woodland clumps adjacent to the Earlswood Brook, as well 

as a number of individual mature trees within the agricultural field. 

3.21 There is therefore a generally well wooded and vegetated character surrounding the Site, either 

through areas of woodland, mature field boundaries or roadside and bankside vegetation. 

Public Rights of Way (PRoW) 

3.22 The Site is crossed by PRoW BW61 (bridleway), which forms its northern edge, extending between 

Lonesome Lane and the A217 (via Courtyard Business Centre). 

3.23 Other PRoW within the area extend between the A2044 and Sidlow Bridge, via Lonesome Lane and 

the south bank of the Earlswood Brook.  

3.24 There is public access across Lonesome Lane Recreation Ground, to the east of Lonesome Lane and 

the Site, which extends across Earlswood Common. However, there is not contiguous access adjacent 

to the Earlswood Brook as it flows to the River Mole. 

3.25 There are no PRoW to the west of the Site, between the edge of Woodhatch and the River Mole, nor 

are there any within the settlement pattern to the north of the Site. 

Designations 

3.26 The Site is not covered by any national or local landscape designations; nor is it within a Conservation 

Area. Dovers Green Farmhouse and the barn to the east of the farmhouse are Grade II Listed. 

3.27 To the north-west of the Site, no.15 Dovers Green Road is a Grade II Listed Building.  

3.28 Reigate Priory Registered Historic Park and Garden (RHPG) is 1.5km to the north-west of the Site, 

however there is no physical or visual relationship between the Site and the (RHPG) due to the 

intervening landform and settlement pattern. 
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3.29 The Reigate Heath Area of Great Landscape Value is 1.4km to the north-west of the Site. 
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4.0 LANDSCAPE CHARACTER ASSESSMENT 

4.1 Published studies identify existing landscape elements and features at a range of geographic scales and 

provide guidance on the management of future landscape change. They can also form part of the 

supporting evidence base to relevant environmental led policies. 

4.2 The published landscape character assessments and studies relevant to the Site and study area are 

summarised below. 

NATIONAL 

Natural England, National Character Area 121: Low Weald (NCA 121)1, 2013 

4.3 This consists of a low lying and broad area in which the land use is predominantly agricultural and 

horticultural, along with woodlands. NCA 121 is also noted for its biodiversity and as a potential 

forest district. 

4.4 Reigate is identified as a regional hub and area of significant change related to new residential 

development (NCA 121, page 31).  

4.5 The published key characteristics of NCA 121 considered relevant to the Site and study area are: 

• “A generally pastoral landscape with arable farming...Land use is 
predominantly agricultural but with urban influences, particularly around 
Gatwick, Horley and Crawley; 

• Field boundaries of hedgerows and shaws (remnant strips of cleared 
woodland) enclosing small, irregular fields and linking into small and scattered 
linear settlements along roadsides or centred on greens or commons. Rural 
lanes and tracks with wide grass verges and ditches; 

• Small towns and villages are scattered among areas of woodland, permanent 
grassland and hedgerows on the heavy clay soils where larger 20th-century 
villages have grown around major transport routes; 

• Frequent north–south routeways and lanes, many originating as drove roads, 
along which livestock were moved to downland grazing or to forests to feed 
on acorns; 

• Small areas of heathland particularly associated with commons such as 
Ditchling and Chailey. Also significant historic houses often in parkland or 
other designed landscapes; 

• The Low Weald boasts an intricate mix of woodlands, much of it ancient, 
including extensive broadleaved oak over hazel and hornbeam coppice, shaws, 
small field copses and tree groups, and lines of riparian trees along 
watercourses. Veteran trees are a feature of hedgerows and in fields; 

• Many small rivers, streams and watercourses with associated watermeadows 
and wet woodland; 

• Abundance of ponds, some from brick making and quarrying, and hammer 
and furnace ponds, legacies of the Wealden iron industry; 

• Traditional rural vernacular of local brick, weatherboard and tile-hung 
buildings plus local use of distinctive Horsham slabs as a roofing material; and 

                                                      

1 Natural England, National Character Area 121 Low Weald (2013), 
http://publications.naturalengland.org.uk/publication/12332031?category=587130, accessed January 2018  

http://publications.naturalengland.org.uk/publication/12332031?category=587130
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• Weatherboard barns are a feature. Oast houses occur in the east and use of 
flint is notable in the south towards the South Downs.” 

4.6 The identified landscape attributes within NCA 121 include: 

• Broadleaved oak woodlands, with hazel and hawthorn; and 

• generally small and irregular fields divided by a dense network of hedgerows and shaws, 

often remnants of ancient woodland. 

4.7 The Statements of Environmental Opportunity (SEO) include: 

• “SEO 1: Protect, manage and significantly enhance the area’s intricate and 
characteristic mix of semi-natural ancient woodlands, gill woodland, shaws, 
small field copses, hedgerows and individual trees to reduce habitat 
fragmentation and benefit biodiversity, while seeking to improve and 
encourage access for health and wellbeing and reinforce sense of local identity; 

• SEO 3: Work at a landscape scale to improve the quality, state and structure 
of all Wealden rivers, streams and standing waterbodies and their appropriate 
flood plains, taking account of water quality, water flow and hydraulic 
connection with the flood plain, while seeking to enhance biodiversity, historic 
features and recreation opportunities and reinforcing sense of place; 

• SEO 4: Maintain the sustainable but productive pastoral landscape of the Low 
Weald, while expanding and connecting semi-natural habitats to benefit 
biodiversity, regulating soil and water quality by promoting good agricultural 
practice, and maintaining the extent and quality of unimproved permanent 
grassland and meadows. Restore degraded neutral grasslands to buffer sites 
and encourage pollinators and predators for pest regulation.” 

4.8 Landscape opportunities include: 

• “Plan new landscapes within and around predicted growth areas across the 
region…by encouraging the incorporation of high quality green infrastructure 
and buffering of zones drawing on the existing strong landscape pattern for 
example, the incorporation, creation and restoration of traditional shaws and 
meadows within new development.” 

COUNTY 

Surrey Landscape Character Assessment, (SLCA), 2015 2 

4.9 The SLCA has identified generic Landscape Character Types (LCT) across the county, consisting of 

broadly similar landscape patterns, and at a more detailed scale, local landscape character areas (LCA), 

with a distinct and recognisable identity.  

                                                      

2 Surrey Landscape Character Assessment, 2015, https://www.surreycc.gov.uk/environment-housing-and-
planning/countryside/countryside-strategies-action-plans-and-guidance/landscape-character-assessment, 
accessed January 2018  

https://www.surreycc.gov.uk/environment-housing-and-planning/countryside/countryside-strategies-action-plans-and-guidance/landscape-character-assessment
https://www.surreycc.gov.uk/environment-housing-and-planning/countryside/countryside-strategies-action-plans-and-guidance/landscape-character-assessment


Land at Dovers Farm, Reigate (SSW10) Landscape Character Assessment 

 
0120-R02- Landscape and Visual Appraisal_V1 11 February 2018 

4.10 The Site is covered by LCT WF: Low Weald Farmland and within LCA WF2: Flanchford to Horley Low 

Weald Farmland. 

LCT WF: Low Weal Farmland 

4.11 LCT WF: Low Weald Farmland from Dorking to the eastern County boundary and the key 

characteristics include: 

• “Lowland weald, gently undulating between roughly 50m AOD and 100m 
AOD; 

• Predominately farmland, with larger scale fields than the Wooded Low Weald 
(Type WW) to the west; 

• Includes a well-developed hedgerow network and shaws, although generally 
intensively managed; 

• Mature trees are often found within fields, but mature trees within the 
hedgerow network are relatively limited, particularly in comparison with the 
Wooded Low Weald (Type WW) to the west; 

• Isolated farmsteads and sporadic small groups of rural dwellings pepper the 
area…; 

• Crossed by network of watercourse and brooks feeding in to the River Eden 
and Mole; 

• Historic landscape pattern associated with farming and grazing of animals; 
and 

• Long distance views framed by vegetation are possible, particularly from more 
open, elevated locations, including views of the greensand hills and Chalk 
Ridge to the north.” 

LCA WF2: Flanchford to Horley Low Weald Farmland (LCA WF2) 

4.12 LCA WF2 extends to the east of the River Mole floodplain and the LCA WF2 boundary follows easily 

recognisable features including roads and field boundaries. 

4.13 The key characteristics include: 

• “low lying landscape, underlain by Wealden Group Mudstone, Siltstone and 
Sandstone solid geology. 

• Landform is very gently undulating, which rises up from the River Mole to 
meet the greensand hills to the north. 

• The character area includes a number of winding streams including the 
Wallace Brook, Earlswood Brook, and Salfords Stream, which issue into the 
River Mole In addition, the area is characterised by drains and mill ponds. 

• The character area consists predominately of medium to large scale arable 
fields with well-maintained hedges. There are a few isolated woodlands, the 
most significant of which is Slipshatch Wood, registered as ancient woodland 
and includes a small area of conifer plantation 

• There are fairly uncontained views, occasionally framed by woodland, across 
the character area. 

• Rural lanes cross the majority of the character area. 
• Public rights of way link across the character area, from settlements to the 

east, to and across the River Mole. Public rights of way are limited in some 
areas, particularly to the north; 

• There is ribbon development along Lonesome Lane, and low density houses at 
Saxley HIll . With street lighting, signage and fencing, these areas have the 
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appearance of low density extensions to nearby settlements of Horley and 
Salfords. 

• There are Sites of Nature Conservation Importance in the character area, 
including Slipshatch Wood, and Bolters Wood. New Pond Farm/Felland Copse, 
and small parts of Home Grove link across with Character Area UE8. 

• Roads, settlement (mainly to the south) and adjoining Built Up Areas reduce 
the sense of tranquillity and of remoteness of the area. Although relatively 
peaceful, providing an undisturbed setting to River Mole. 

• The character area has less woodland, simpler topography and appears more 
maintained than the Wooded Low Weald (Type WW) to the west of the 
County, and consequently feels less wild and remote than the wooded low 
weald.” 

Evaluation 

4.14 The published assessments notes that LCT WF2 is a gently undulating landscape with a high density of 

hedgerows and woodland blocks, and the rural lanes are similarly mostly vegetated. LCA WF2 is noted 

as providing an undisturbed setting to the River Mole. 

Forces for Change 

4.15 Past change within LCT WF2 includes intensification of farming with associated loss of hedgerows and 

woodlands. 

4.16 Future change includes urban extensions to the southern extent of Redhill and Reigate; decline of 

hedgerows and hedgerow trees and pressure for increase in around smaller settlements, including 

redevelopment of farmsteads, and agricultural buildings. 

Guidance 

4.17 The stated landscape strategy for LCT WF2 is to ‘conserve’ its unsettled character. 

4.18 The ‘land management’ strategy includes: 

•  protecting and managing hedgerows, trees, woodlands and riverside trees;  

• enhancing the low key, rural character of the footpaths through the encouragement of 

appropriate surfacing, materials and signage;  

• enhancing the urban fringe and suburban landscape; and  

• conserving and enhancing the natural and vegetated character of River Mole and River 

Eden and their tributaries. 

4.19 The ‘built development’ strategy includes: 

• conserving the pattern and character of existing settlements and resisting spread and 

coalescence of settlements;  

• new development conserving the enclosure and vegetated character of the surrounding 

landscape; 
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• integrating built development by woodland edges, shaws, hedgerows and open areas 

linked to the existing network; 

• ensuring new development respects existing rural characteristics and conserves 

distinctive open areas, greens and commons; 

• encouraging new built development to include sympathetic contemporary architecture 

to respect local characteristics; 

• ensuring new development does not impact on the existing ‘dark skies’ within this 

sparsely settled area; and 

• encouraging the use of appropriate surfacing, materials and signage for public rights of 

way footpaths, and cycle ways to minimise the impact on the landscape and character of 

the open countryside. 

BOROUGH 

Reigate and Banstead Borough Wide Landscape and Townscape Character Assessment 3, 2008 

4.20 The Site is covered by the Southern Borough (Low Weald) and within sub-area C1. 

Southern Borough (Low Weald) 

4.21 The key characteristics include: 

• “Flatter topography; 
• Typical ‘shaw’ woodland strips; and 
• Road and rail corridors have brought urban pressures.” 

Character Sub-Area C1  

4.22 The key characteristics include: 

• “A unified landscape which exhibits similar characteristics across its extents, 
with some variety of character where it meets urban areas; and 

• [south of Woodhatch there is] a mixed character fringe which integrates 
amenity grassland areas, sports pitches and utilitarian works. Effectively forms 
a buffer between the large residential areas around south Reigate and the 
open landscape of C1.” 

4.23 The published study assesses the landscape character sensitivity as medium-high (from criteria of high, 

medium or low).  

                                                      

3 Reigate and Borough District Council, Borough Wider Landscape and Townscape Character Assessment, 2008, 
http://www.reigate-banstead.gov.uk/downloads/file/390/ltca_phase_1_-_full_report_with_appendices, 
accessed January 2018 

http://www.reigate-banstead.gov.uk/downloads/file/390/ltca_phase_1_-_full_report_with_appendices
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Townscape Area BT1 

4.24 Woodhatch’s settlement pattern to the north and west of the Site is within Townscape Area BT1, 

which consists of a variety of building styles and era’s. The southern edge of Woodhatch’s settlement, 

adjacent to the Dovers Green Road and the south-west edge of the Site, is identified as a ‘Key 

Gateway’, defined as: 

 “The point at which there is a change in character (typically rural-built up) where 
there is a feeling of arrival or departure.” 

4.25 As demonstrated by the following Site and Visual appraisal, the ‘Key Gateway’ is considered to be 

more readily perceived as the sports pitches to the west of the Site. 

4.26 In the context of Policy SSW 7: Hartswood Nursery, which proposes 25 new dwellings between the 

sports pitches and Castle Drive, to the west of the Site, the relocated ‘Key Gateway’ would be further 

defined by this additional housing. Additionally, Policy SSW7 demonstrates acceptability of new 

residential development to the west of the Site in landscape character terms. 
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5.0 RELEVANT POLICY 

5.1 Current policy relevant to the Site and the context of the proposed Development is summarised 

below. Proposed Regulation 19 policy and supporting studies are set out in the following chapter. 

National Planning Policy Framework 4, 2012 

5.2 The Government’s current planning policies on land use planning in England are set out in the National 

Planning Policy Framework (NPPF). The relevant NPPF Green Belt policies are included in Chapter 9 

of this report. 

5.3 NPPF paragraph 17 sets out the core planning policies which underpin plan-making and decision 

making, with those relevant to LVIA being: 

 “always seek to secure high quality design and a good standard of amenity for all 
existing and future occupants of land and buildings; 

 take account of the different roles and character of different areas, promoting the 
vitality of our main urban areas, protecting the Green Belts around them, recognising 
the intrinsic character and beauty of the countryside and supporting thriving rural 
communities within it; 

 contribute to conserving and enhancing the natural environment and reducing 
pollution. Allocations of land for development should prefer land of lesser 
environmental value, where consistent with other policies in this Framework; and 

 conserve heritage assets in a manner appropriate to their significance, so that they 
can be enjoyed for their contribution to the quality of life of this and future 
generations.” 

National Planning Policy Guidance 

5.4 To support the policies of the NPPF, the Government has produces Planning Practice Guidance (PPG) 

covering a number of topics. The following National Planning Practice Guidance (NPPG) documents 

are relevant to LVA: 

• Design - provides advice on key points to take into account in good design (including 

the importance of creating distinctive places); and 

• Natural environment - provides advice on how the character of landscapes can be 

assessed to inform planning decisions. 

                                                      

4 Department of Communities and Local Government, National Planning Policy Framework, 2012, 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf, accessed 
January 2012 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
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Reigate and Banstead Local Plan5, adopted 2005 

5.5 The Proposals Map includes the Site within the Green Belt, similar to SSW9, with the northern edge 

of SSW9 bordering the urban area boundary. 

5.6 The general approach of the planning strategy objective is: 

 “To promote a real concern for the environmental quality of the Borough and to take 
measures to preserve, conserve and enhance both the traditional character of the 
countryside and the character and townscape value of the urban areas. 

   To meet only those needs of the existing and future population, for development 
and the use of land, which can be accommodated without undue detriment to the 
existing character of the Borough and the operation of Green Belt policy…” 

5.7 The objective for protecting existing character is: 

 “To protect and conserve the natural environment including major landscape 
features, habitats, heaths, commons, open spaces, woodlands and the Borough's tree 
cover generally. To preserve the Borough's history by the retention, protection and 
conservation of its heritage sites, including ancient monuments, sites of 
archaeological importance, historic buildings and gardens of both national and local 
interest and attractive townscape areas.” 

5.8 Chapter 3: Protection of Existing Character and Policy P3c states in relation to woodland that: 

 “The Borough Council will seek to retain the Ancient Woodland sites … and will 
encourage the positive management of such sites … Generally, the Borough Council, 
in conjunction with the Forestry Commission, will seek to retain all existing woodlands 
and actively promote a larger extent of woodland by the encouragement of 
appropriate planting. There will be a general presumption in favour of the planting 
of broadleaf species.” 

5.9 Policy Pc 4 in relation to tree protection states: 

 “The Borough Council will protect, conserve and enhance the tree cover in the 
Borough through the use of development control powers… The Borough Council will 
require compliance with the latest arboricultural and silvicultural standards in respect 
of any tree works or development near to trees.” 

5.10 Chapter 4: Countryside addresses the Metropolitan Green Belt (MGB), stating the MGB is: 

 “the major instrument in controlling the spread of further urban development, 
protecting the open countryside and to assist in urban regeneration. ….” 

5.11 Policy Co1 states: 

                                                      

5 Reigate and Banstead Local Plan, adopted 2005, http://www.reigate-
banstead.gov.uk/info/20380/current_planning_policy/887/borough_local_plan_and_proposals_map/2, accessed 
January 2018 

http://www.reigate-banstead.gov.uk/info/20380/current_planning_policy/887/borough_local_plan_and_proposals_map/2
http://www.reigate-banstead.gov.uk/info/20380/current_planning_policy/887/borough_local_plan_and_proposals_map/2
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 “In order to preserve the openness of the Green Belt, as defined on the Proposals 
Map, planning permission will not be granted for development that is inappropriate 
to the Green Belt unless justified by very special circumstances…” 

5.12 Policy Re 2 in relation to recreation states: 

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

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

 (ii) be of a scale and form which would respect the general pattern of development 
in the area and avoid undue change in building heights; 

 (iii) comprise a layout and design which insulates against the transmission of noise 
and does not adversely effect the amenities of adjoining properties; 

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

 (v) incorporate substantial additional landscaping, where appropriate, which should 
be considered at an early stage as an integral part of the overall design…” 

5.13 Policy Re 6 in respect of open space in new developments states: 

 “All new residential development should make provision for or contribute towards 
outdoor playing space provision. The National Playing Fields Association (NPFA) six 
acre standard (2001) will be used as a minimum level of provision.” 

Reigate and Banstead Core Strategy6, adopted 2014 

5.14 The Core Strategy sets out the vision for what Reigate and Banstead will look like in 2027, with 

policies covering a range of issues including housing, environmental protection, the Green Belt and 

infrastructure. 

5.15 The Core Strategy Vision includes for: 

 “the environment, and green space, is maintained and enhanced for the future.” 

5.16 The supporting text notes that by 2027: 

 “the green fabric that defines the borough - from the landscape scale to very local 
urban green spaces - will provide a coherent network providing an attractive setting 
for our towns and villages, enhanced recreational opportunities and improved 

                                                      

6 Reigate and Banstead Borough Council, Core Strategy, adopted 2014, http://www.reigate-
banstead.gov.uk/downloads/file/3073/adopted_core_strategy_july_2014, accessed January 2018 

http://www.reigate-banstead.gov.uk/downloads/file/3073/adopted_core_strategy_july_2014
http://www.reigate-banstead.gov.uk/downloads/file/3073/adopted_core_strategy_july_2014
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habitats to support biodiversity, as well as assisting in the mitigation of, and adaption 
to, climate change…” 

5.17 Figure 4: ‘The Key Diagram’ schematically illustrates the Site as part of the area of search for a 

Sustainable Urban Extension. 

5.18 Core Strategy Objectives include: 

 “SO3 - “To ensure that the design and scale of new development recognises, 
enhances and protects the character of our town centres and other urban areas.” 

5.19 The Environmental Strategic Objectives are: 

• “SO4 - To achieve an overarching, multi-functional framework which links 
existing and planned communities through a connected, easily accessible green 
space network, whilst also respecting the ecological and cultural heritage of 
the borough, the role of the Green Belt and the promotion of local 
distinctiveness 

• SO5 -  To increase opportunities for pursuing a healthy lifestyle, by 
maintaining and enhancing recreation facilities which encourage walking and 
cycling 

• SO6 - To maintain and enhance the borough’s valued landscapes, historic, 
built and natural environment including habitats and species and heritage 
assets; 

• SO7 - To keep and enhance the identified character and separate identities 
of the borough’s towns and other urban areas; 

• SO8 - To safeguard and promote biodiversity and wildlife corridors at a local 
level, as well as on designated sites, through responsible and positive design 
and management 

• SO9 - To ensure that the design of new development makes best use of the 
site, integrates effectively with its setting, promotes local distinctiveness, 
maximises accessibility and minimises the opportunities for crime; 

• SO10 - To require that developments conserve natural resources, minimise 
greenhouse gas emissions and help to reduce waste, and are adaptable to 
climate change (including the risk from flooding).” 

5.20 Policy CS2 : Valued landscapes and the natural environment includes: 

 “In those areas of countryside allocated for development, policies will be included in 
the DMP in relation to the design and siting of development to minimise the impact 
on landscape character… 

 Urban green spaces, green corridors and site specific features which make a positive 
contribution to the green fabric and/or a coherent green infrastructure network and 
will, as far as practicable, be retained and enhanced.” 

5.21 Policy CS3 Green Belt includes: 

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

5.22 Policy CS4: Valued townscapes and the historic environment includes: 

 “Development will be designed sensitively to respect, conserve, and enhance the 
historic environment, including heritage assets and their settings. Development 
proposals that would provide sensitive restoration and re-use for heritage assets at 
risk will be particularly encouraged… 

 2d. Protect and where appropriate enhance existing areas of biodiversity value and 
the links between them.” 

5.23 Section 6: Shaping Our Places, returns to analyse Area 2: Wealden Greensand Ridge, noting: 

 “Reigate and Redhill are relatively sustainable locations for growth and will continue 
to be a focus for growth in the future… 

 Future expansion potential: The area to the South and South West of Reigate has 
been identified as a broad area of search for sustainable urban extensions with 
capacity for up to 500-700 new homes. Sites will be allocated through the DMP, 
which will also establish the scale of development and the phasing of individual sites. 
The detailed phasing of sites will take account of the need to provide site-specific 
mitigation measures. It may also be related to the delivery of strategic infrastructure 
schemes.” 

5.24 Policy CS10: Sustainable Developments includes: 

 “Development will: 

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

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

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

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

 7. Minimise the use of natural resources and contribute to a reduction in carbon 
emissions…whilst ensuring that adverse impacts are addressed, including on 
landscape, wildlife, heritage assets and amenity.” 
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Strategic Housing Land Availability Assessment7, 2014 

5.25 The Site is not included. 

Housing and Economic Land Availability Assessment Evidence Base 8, 2017 

5.26 The Site is not included. 

Green Infrastructure Strategy9, 2017 

5.27 This identifies the Site as MGB and the area to the north-west of the Site as commons. 

5.28 Green Infrastructure Priorities (GIP) include: 

• “GIP 2 - Enhancing our priority biodiversity habitats and unique landscapes; 
• GIP 4 - Integrating green infrastructure into new developments; 
• GIP 5 - Enhancing and linking communities and neighbourhoods through green 

infrastructure.” 

5.29 The Earslwood Brook is identified as a Biodiversity Opportunity Area. 

5.30 In relation to GIP 4: 

 “It is therefore important that the new developments that are delivered in the 
borough make a positive contribution to the existing green infrastructure network. 
There is an opportunity, through the plan-making process, to ensure that green 
infrastructure is ‘designed in’ and integral to new development.” 

Development Management Plan, Regulation 18 Documents 

Potential Development Sites 10 

5.31 The Site is not included. 

                                                      

7 Reigate and Banstead Strategic Housing Land Availability Assessment, 2014, http://www.reigate-
banstead.gov.uk/downloads/file/384/shlaa_2014_main_report, accessed January 2014 
8 Reigate and Banstead Borough Council, Housing and Economic Land Availability Assessment Evidence Base, 
2017, http://www.reigate-banstead.gov.uk/downloads/file/3961/helaa_report, accessed January 2018 
9 Reigate and Banstead Green Infrastructure Strategy, 2017, http://www.reigate-
banstead.gov.uk/downloads/file/3600/green_infrastructure_strategy_and_action_plan, accessed 2017 
10 Reigate and Banstead, Potential Development Sites, http://www.reigate-
banstead.gov.uk/downloads/file/2611/area_2b_-_wealden_greensand_ridge_-_reigate_and_woodhatch, 
accessed January 2018 

http://www.reigate-banstead.gov.uk/downloads/file/384/shlaa_2014_main_report
http://www.reigate-banstead.gov.uk/downloads/file/384/shlaa_2014_main_report
http://www.reigate-banstead.gov.uk/downloads/file/3600/green_infrastructure_strategy_and_action_plan
http://www.reigate-banstead.gov.uk/downloads/file/3600/green_infrastructure_strategy_and_action_plan
http://www.reigate-banstead.gov.uk/downloads/file/2611/area_2b_-_wealden_greensand_ridge_-_reigate_and_woodhatch
http://www.reigate-banstead.gov.uk/downloads/file/2611/area_2b_-_wealden_greensand_ridge_-_reigate_and_woodhatch
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6.0 REGULATION 19 – DEVEOPMENT MANAGEMENT PLAN 

6.1 The Council is currently consulting on its Development Management Plan Proposed Submission 

document (‘DMP Regulation 19’), 10th January – 23rd February 2018. 

6.2 The DMP Regulation 19 policy map 11 allocates the Site as ‘Potential Reserve Urban Extension Site’. 

6.3 The Green Belt Review forming part of the evidence base for the DMP Regulation 19 is reviewed in 

chapter 9. 

Strategic Housing Land Availability Assessment (Addendum) 12, 2016 

6.4 The Site is not included. 

Housing and Economic Land Availability Assessment (HELAA), 2018 

6.5 The central part of the Site is includes as SPW 18: Paddock 19 Dovers Green Road. 

6.6  Physical limitations noted within the HELAA state: 

 “The eastern boundary of the site adjoins the Earlswood Brook.” 

6.7 Potential impacts are: 

 “The site is bounded to the west by a small cluster of workshop/ warehouse units 
which may give rise to residential amenity concerns.” 

6.8 The Site is considered to be available for development, but the Site is not considered suitable for 

development within the HELAA and therefore identified as not currently developable. 

Sustainable Urban Extension Broad Geographic Locations Technical Report 13, 2012 

6.9 This is the Council’s technical work undertaken, to identify broad geographic locations for urban 

extensions in the borough. The technical work considers the overall sustainability of a site (i.e. social, 

environmental and economic considerations); physical and policy constraints; the contribution that 

                                                      

11 Reigate and Banstead Borough Council, Potential Development Site Map, http://www.reigate-
banstead.gov.uk/downloads/file/2611/area_2b_-_wealden_greensand_ridge_-_reigate_and_woodhatch, 
accessed January 2018 
12 Reigate and Banstead Borough Council, Strategic Housing Land Availability Assessment (Addendum), 2016, 
http://www.reigate-
banstead.gov.uk/downloads/file/2647/strategic_housing_land_availability_assessment_2016_addendum, 
accessed January 2018.  
13 Reigate and Banstead Sustainable Urban Extension Broad Geographic Locations Report, 2012, 
http://www.reigate-
banstead.gov.uk/downloads/file/2774/sustainable_urban_extensions_stage_1_technical_report 

http://www.reigate-banstead.gov.uk/downloads/file/2611/area_2b_-_wealden_greensand_ridge_-_reigate_and_woodhatch
http://www.reigate-banstead.gov.uk/downloads/file/2611/area_2b_-_wealden_greensand_ridge_-_reigate_and_woodhatch
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different parts of the borough make to fulfilling strategic Green Belt functions, and how a site fits with 

the overall spatial strategy for the borough. 

6.10 The Site is part of an area considered suitable for release if additional housing is required, or 

opportunities to the East of Redhill and East of Merstham are unable to deliver the identified level of 

growth. 

6.11 Figure 1 of the technical report maps the landscape designations which may restrict development and 

confirms that the Site is not restricted by any such designations. 

6.12 In addition to this landscape mapping, the technical report has also referred to the Council’s Landscape 

and Townscape Character Assessment and its identified landscape sensitivities. 

6.13 The Site is covered by broad area of search H: South of Woodhatch, with the landscape assessment 

concluding: 

 “The search area is not subject to any specific landscape designations. There is no 
evidence to indicate a deviation from the conclusions of the LTCA with regards to 
landscape sensitivity.” 

6.14 The historic landscape characterisation states: 

 “Given the limited features and assets in and around the search area, heritage 
sensitivity is broadly low; however, there is a slightly higher degree of sensitivity in 
the western part around the cluster of listed buildings.” 

6.15 In relation to the Green Belt, the technical study states: 

 “The search area is broadly undeveloped and displays the openness of Green Belt; 
particularly the eastern parts of the search area. The eastern part of the search area 
forms part of the gap between Woodhatch and South Earlswood and the Green Belt 
in this area has a degree of sensitivity in maintaining this gap. The Green Belt in the 
western part of the search area is likely to be of lower sensitivity.” 

6.16 The Site is part of Area of Search H: South of Woodhatch characterised as: 

 “The majority of the search area falls within Area C1 of the LTCA. This area was 
adjudged to have a gentle topography allowing for the possibility of expansive views. 
Landscape in the area was seen to have a generally unified character; however, some 
variety where it meets the urban area was noted. The fringe around Woodhatch was 
specifically adjudged to have mixed character with areas of grassland, sports 
provision and utilitarian works forming a buffer to the urban area. Overall, landscape 
in this area was adjudged to have a medium to high degree of sensitivity to change.” 

6.17 The Report notes the Grade II and locally listed buildings, but that the area is overall free from 

designated assets and specific landscape designations, and the Agricultural Land Classification is likely 

to be Grade 4. 

6.18 In terms of recognisable Green Belt boundaries, the Report notes: 
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• “Woodhatch Lane is a robust feature and could act as an eastern boundary. 
• There is also a stream which runs along the south of the search area into a 

quite dense area of woodland which could continue this boundary. 
• Lonesome Lane runs north south through the search area and creates quite a 

distinct parcel on the western side.” 

6.19 Additionally, the area is considered not to form any type of strategic gap. 

Sustainable Urban Extensions (Stage 2) Site Specific Technical Report, 2016 14 

6.20 The Site is included at SSW10: Land east of Dovers Green Road, which whilst advising not shortlisting, 

does state: 

 “although discrete opportunity for redevelopment of existing PDL.” 

6.21 Additionally, within the SSW9 review (page 25) it states: 

 “consider comprehensive development with SSW10”. 

Development Management Plan Regulation 18 Sustainability Appraisal (Main Report), 

2016 15 

6.22 The Sustainability Appraisal (SA) is a process designed to ensure that the social, environmental and 

economic impacts are considered when formulating planning policies and proposals. 

6.23 Table 2: The Site’s SA Assessment, summarise the Site’s assessment in in relation to East Surrey SA 

Objectives: 

Table 1: The Site’s SA Assessment 

SA Objective Site Assessment SSW10 SA Comment 10 

1. To provide 
sufficient housing to 
enable people to live 
in a home suitable to 
their needs and which 
they can afford 

++ (Likely to have significant positive 
effects) 

The parcel is adjacent to SSW9, and could be 
developed in conjunction with this. 

2. To facilitate the 
improved health and 
wellbeing of the whole 
population 

+ (Likely to have positive effects) The existing bridleway should be retained and 
incorporated into the design of any future 
development on the site to open up access and 
connectivity to the wider green infrastructure 
network, as appropriate joining up with links / 
routes in adjacent land parcels. 

Creation of footpaths along Lonesome Lane and 
Dovers Green Road would improve pedestrian 

                                                      

14 Reigate and Banstead Sustainable Urban Extension, Stage 2, Site Specific Technical Report 
http://www.reigate-
banstead.gov.uk/downloads/file/2649/sustainable_urban_extensions_stage_2_site_specific_technical_report 
15 Reigate and Banstead, Development Management Plan, Regulation 18 Sustainability Appraisal, Main Report, 
2016, http://www.reigate-banstead.gov.uk/downloads/file/2638/sustainability_appraisal_report, accessed 
January 2018 

http://www.reigate-banstead.gov.uk/downloads/file/2638/sustainability_appraisal_report
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SA Objective Site Assessment SSW10 SA Comment 10 

access to nearby local centre (Woodhatch) and 
connectivity with the existing urban environment 
and the wider countryside. 

4. To minimise the 
harm from flooding 

+ (Likely to have positive effects) The majority of the parcel is sequentially 
preferable for development. 

The main river in this parcel has statutory 
protection; therefore a buffer will be needed 
around this. Development should be located away 
from those areas at risk of flooding. 

Any development must be designed to include 
mitigation measures to manage and reduce surface 
water runoff. 

Appropriate design measures will be needed to 
safeguard existing watercourse, including use of 
buffer zones. 

5. To improve 
accessibility to all 
services and facilities 

+(Likely to have positive effects) …opportunities to promote walking and cycling 
should be explored.  

This could improve new footpaths. The existing 
public right of way should be retained. 

6. To make the best 
use of previously 
developed land and 
existing buildings 

0 (Neutral) Previously developed sites should be developed as 
a priority in accordance with the Core Strategy. 

There could be the possibility of linking 
development on this parcel with parcel SSW9. 

Design of any new development will need to 
incorporate/ take into account the grade listed/ 
locally listed buildings and their settings. 

Existing properties should be incorporated into 
any new development in a sensitive manner. 

11. To improve the 
water quality of rivers 
and groundwater, and 
maintain an adequate 
supply of water 

0 (Neutral) A buffer zone should be included around 
watercourse and water bodies. 

Any new development should be designed to 
incorporate measures such as SUDS to minimize 
surface run off into local water courses and to 
contain any site pollution. 

12. To conserve and 
enhance biodiversity 
within the plan area 

+ (Likely to have positive effects) Protected trees should be incorporated as part of 
any future development. 

Other trees and where possible hedgerows should 
be protected. 

Further investigation work is needed in relation to 
the biodiversity interest features of the river 
corridor. Where necessary mitigation measures 
(e.g. buffer zones) and positive management 
measures should be incorporated to prevent 
biodiversity degradation. 

Any future development should be designed to 
maximise the achievement of BOA objectives. 

13. To protect and 
enhance the natural, 
archaeological, 
historic environments 
and cultural assets 

0 (Neutral) Existing listed buildings should be retained, and 
their setting protected. These features are an 
important asset and add to the local character and 
make a positive contribution to the new 
development. 

Historic field patterns should be reflected/ 
incorporated into the design of any new 
development on the land parcel. 

Any new development should protect hedgerow 
networks. 

The role of land in this part of Reigate as a buffer 
between the urban area and wider countryside 
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SA Objective Site Assessment SSW10 SA Comment 10 

should be factored into the design of any future 
development. 

14. To reduce the 
need to travel, 
encourage sustainable 
transport options and 
make the best use of 
existing transport 
infrastructure 

+ (Likely to have positive effects) The existing public right of way should be retained. 

15. To ensure that the 
District adapts to the 
impacts of the 
changing climate 

0 (Neutral) Mitigation measures may be needed to reduce 
potential surface run off /flooding on this and 
adjoining land parcel. 

18. To achieve 
sustainable production 
and use of resources 

0 (Neutral) Any new development should be designed to 
incorporate resource and energy efficiency 
measures and renewable energy measures. 

 

6.24 From the above, the SA concludes that: 

 “The main constraints on this land parcel are its agricultural use, main river running 
across the corner of the site, existing development and tracts of woodland (some 
protected). 

 The parcel benefits from its relative proximity to Woodhatch Local Centre and access 
to both Dovers Green Road and Lonesome Lane. Across most of the site there is an 
absence of flood risk and formal landscape, heritage and biodiversity designations. 

 In the event this site is considered for development , further work will be required in 
relation to 

 - the transport impact of new development (including air quality, impact on public 
transport, and walking/cycling options), 

 - biodiversity and water quality issues associated with the watercourse 

 - visual and landscape impact. 

 Any new development will need to: 

 - incorporate measures to manage flood risk and minimise surface water runoff, and 
maximise the achievement of BOA objectives 

 - be designed sensitively, taking account of visual/landscape impact and the presence 
of listed buildings 

 - be designed to protect the main river and woodland on the parcel, including through 
the use of buffer zones 

 - be designed to retain hedgerows and reflect historic field boundaries 

 - incorporate sustainable construction and renewable energy measures 
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 - deliver biodiversity and green infrastructure enhancements, including ‘green 
infrastructure’ links across the parcel and joining up with the wider GI network and 
countryside 

 - provide new or improvements to relevant infrastructure to support new 
development, including upgrading of cycle routes, local improvements to bus 
infrastructure, improvements to road junctions, appropriate on-site public open 
space, and safe highway access onto the road network.” 
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7.0 SITE APPRAISAL 

Landscape 

7.1 The Site consists of existing residential, commercial built form, with the commercial land use of 

Courtyard Court in the central north part of the Site, and residential land use, (Dovers Green 

Farmhouse) in the central south part of the Site.  

7.2 Courtyard Court consists of a variety of utilitarian warehouses/barn structures, varying in heights 

between 1 and 3 storeys as a result of their large pitched roofs. This commercial area also includes 

hardstanding areas for car-parking. Dovers Green Farmhouse consists of a 3 storey rendered property 

set within well vegetated grounds, including mature trees and a lit tennis court. 

7.3 The eastern part of the Site consists of a large agricultural field, which is broadly rectangular in form 

and bordered by hedgerows, mature trees and roadside vegetation. 

7.4 The western part of the Site consists of two horse paddocks, broadly rectangular in form and divided 

by a linear belt of trees. The western edge of the Site also consists of belt of woodland which extends 

adjacent to the A217. 

7.5 The south-west part of the Site consists of mature woodland. 

7.6 The existing residential and commercial land use within the Site, in combination with the mature 

woodland within the Site, contains the Site in relation to the wider landscape overall, and reduces the 

perception of the Site forming part of the wider agricultural land use.  

7.7 From within the Site, there is audible noise from the surrounding road networks. 

7.8 Site Appraisal Photograph A demonstrates the agricultural field in the eastern part of the Site and its 

relationship to existing residential built form in Woodhatch to the north, which would be even closer 

with the development of SSW9.  

7.9 Site Appraisal Photograph B demonstrates the existing scale and utilitarian form of the commercial 

built form within the central northern part of the Site, as well as the associated hard standing. The 

scale of the commercial buildings is as a result of their large pitched roofs, which extend the scale of 

the built form to equate to 2 to 3 storeys in height. 

7.10 Site Appraisal Photograph C demonstrates PRoW BW61 across the northern edge of the Site and the 

relationship between the Site and existing built form as well as the vegetated transition between SSW9 

and the eastern part of the Site. 

7.11 Site Appraisal Photograph D demonstrates the transition between the western part of the Site and 

SSW9, and that the Site is situated in close proximity to existing residential land uses, as well as those 

already in the Site. 
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7.12 Site Appraisal Photograph E demonstrates part of the southern edge of the Site, and the varying 

boundary treatments of mature trees and horse paddocks. The existing vegetation within the Site aids 

in providing an existing landscape framework to aid in integrating future development. 

Visual 

7.13 Field work has been undertaken to identify the potential visibility of the Site, and therefore the 

proposed Development, from publically accessible locations surrounding the Site. Figure 1: Site 

Context Plan illustrates the locations and the corresponding Site Context Photograph (SCP) number. 

7.14 SCP 1 and 2 demonstrate the sequential views from Dovers Green Road, heading south towards the 

Site. The views demonstrate that the height and extent of roadside vegetation, which includes 

evergreen species, truncate views into the Site. The exception, as demonstrated by SCP 2, are 

channelled views from adjacent to PRoW BW61, where the physical break in the vegetation enables 

views of the existing built form within the central part of the Site, with the upper parts of the barns 

within Dovers Green Farm visible.  

7.15 To the south of the Site, SCP 3 demonstrates that upon the southern approach to Woodhatch, and 

residential properties to the south of the artificial sports pitch, the Site is screened by the roadside 

vegetation. Additionally, the view demonstrates that these artificial sports pitches are a dominant 

feature within the view and define the edge of the settlement pattern and transition from the wider 

agricultural landscape.  

7.16 Also to the south of the Site, SCP 4, from Sidlow Bridge, demonstrates that views towards the Site 

are largely filtered by the road side vegetation, although the southern edge of the Site, with Dovers 

Green Farmhouse and mature vegetation is partially visible, seen in the context of residential 

properties in the foreground of the view, on the opposite side of the Dovers Green Road. 

7.17 SCP 5, 6 and 7 demonstrate the sequential experience of views from along the PRoW to the south 

and south-east of the Site. From elevated parts of the PRoW, in proximity to Lonesome Road, 

individual properties in Woodhatch are discernible, although largely filtered by the intervening 

vegetation and similarly Dovers Green Farmhouse and the mature vegetation on the Site’s southern 

edge are visible intermittently. 

7.18 In closer proximity to the Site, SCP 8 (Lonesome Lane) demonstrates that there are largely filtered 

views of the eastern part of the Site, as a result of the intermittent roadside vegetation and the existing 

break in the vegetation resulting from the access road and PRoW BW61. 

7.19 From further north on Lonesome Lane, at the junction with Ashdown Road, SCP 9 demonstrates that 

the Site is not visible due to the intervening built form and vegetation. 
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7.20 Moving eastwards, SCP 10 from within Lonesome Lane Recreation Park demonstrates that in both 

middle range views, the Site is screened as a result of the intervening roadside vegetation and the 

woodland shaw to the east of the Site. 

7.21 Similarly, from the elevated position of Earlswood Lakes, the Site is not visible due to its low lying 

position and intervening vegetation, as demonstrated by SCP 11. 

7.22 In summary, the inter-visibility between the Site and the wider landscape is very restricted as a result 

of the Site’s low lying position and intervening vegetation. Open views of the Site are from the PRoW 

which crosses the northern part of the Site, the residential properties forming the southern edge of 

Woodhatch and intermittently from PRoW to the south of the Site and road networks. 

7.23 In relation to the Reigate and Banstead Borough Wide Landscape and Townscape Character 

Assessment (2008), sub-area C1, the Site is part of a landscape of flatter topography and urban 

pressures of road corridors. Additionally, the sports pitches are considered to reflect the stated buffer 

between the residential area in Woodhatch and the wider open landscape of C1.  

7.24 The published character assessment also identified the area at the junction of Dovers Green Road and 

the private access road into the Site, as a ‘Key Gateway’, forming the “point at which there is a change 

in character (typically rural-built up) where there is a feeling of arrival or departure.” However, from the 

landscape and visual appraisal this ‘key gateway’ is more readily and strongly perceived at the sports 

pitches, to the west of the Site, not at the junction of Dovers Green Road and the private access road.  

7.25 The Site is therefore already within the built up area as perceived from along Dovers Green Road and 

this is an area, which with reference to SSW 7, will experience additional residential built form. 

Site Sensitivity 

Value 

7.26 From the above and in relation to GLVIA Box 5.1, the Site is considered to be in fair condition, with 

areas of mature woodland and hedgerows generally intact, balanced with the varying condition of the 

commercial built form and associated hard standing. The Site does not exhibit any rare or unusual 

landscape features and the equine land uses are considered common features, found elsewhere in the 

study area (including SSW 9 to the north), as well as representing a change from the wider agricultural 

character. There is a recreational value to the Site and it contains Listed Buildings. The value of the 

Site is therefore assessed as medium - low. 

Susceptibility to residential development 

7.27 As a gently sloping Site, the landform is considered to be more readily able to accommodate change, 

as cut and fill operations would be limited, and the ability to perceive the underlying landform would 

remain. The Site already exhibits built form and hardstanding. The mature vegetation would not be 
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able to accommodate change readily. The Site is considered to have a strong relationship with the 

existing settlement pattern overall, due to its existing built form and containment by road networks 

to the west and east, as well as SSW 9 to the north, which is allocated as a Potential Urban Extension. 

The susceptibility of the Site is therefore assessed as low. 

Sensitivity of the Site 

7.28 The combination of the medium - low value and low susceptibility results in a medium / low sensitivity 

to residential development. 
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8.0 GREEN BELT REVIEW 

8.1 NPPF paragraph 79 states that the fundamental aim of Green Belt policy is to prevent urban sprawl by 

keeping land permanently open and that the essential characteristics of Green Belts are their openness 

and their permanence. 

8.2 The NPPF Green Belt purposes are: 

i) “to check the unrestricted sprawl of large built-up areas; 
ii) to prevent neighbouring towns merging into one another; 
iii) to assist in safeguarding the countryside from encroachment; 
iv) to preserve the setting and special character of historic towns; and 
v) to assist in urban regeneration, by encouraging the recycling of derelict and 

other urban land.” 

8.3 NPPF paragraph 83 states that Local Planning Authorities (LPAs) should have regard to the permanence 

of Green Belt boundaries. 

8.4 NPPF paragraph 84 states the importance of the need to promote sustainable patterns of development. 

8.5 NPPF paragraph 85 states that the defining of Green Belt boundaries should be based on using physical 

features that are readily recognisable and likely to be permanent. 

8.6 NPPF paragraph 88 states that LPA should give substantial weight to any harm to the Green Belt when 

considering planning applications. 

Development Management Plan Regulation 18, Green Belt Review (GBR) 16, June 2016 

8.7 The GBR reviews land around the edge of the existing built-up areas identified as the areas of search 

for sustainable urban extensions within the Reigate & Banstead Core Strategy. The GBR assesses the 

extent to which land contributes to the purposes and integrity of the Green Belt. 

8.8 GBR Table 1 differentiates between strong boundaries (including watercourses and woodland) and 

weaker boundaries (including fencing and field boundaries). 

8.9 The Site is included as ref: SSW10: Land east of Dovers Green Road, Reigate. 

8.10 The GBR notes: 

 “The boundaries of land parcels in this study have been selected to enable analysis 
and assessment of Green Belt function. This does not limit an alteration to these 
boundaries for the purposes of any future allocation through the Local Plan process.” 

                                                      

16 Reigate and Banstead, Regulation 18 Green Belt Review, June 2016, http://www.reigate-
banstead.gov.uk/downloads/file/2621/green_belt_review_report, accessed January 2018 

http://www.reigate-banstead.gov.uk/downloads/file/2621/green_belt_review_report
http://www.reigate-banstead.gov.uk/downloads/file/2621/green_belt_review_report
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8.11 The GBR methodology includes “measurable” supplemented by a qualitative analysis. 

NPPF Purpose 1: To check the unrestricted sprawl of built up areas 

8.12 The GBR identifies how well a parcel is contained through considering whether it protects open land 

which is contiguous or close to larger towns and whether it plays a role in preventing ribbon 

development and non-compact development. The greater the measured percentage by which a parcel 

is contained, then the lower its contribution to this purpose.   

8.13 The GBR considers that the Site is physically detached from the existing built up area of Reigate and 

that the nature of the parcel does not represent a logical settlement expansion, or a parcel which is 

contained. The southern boundary of the Site is noted as very weak. The review therefore states that 

the Site could only contemplated for release in combination with adjoining parcels (SSW 9) and that 

its importance is higher to NPPF purpose 1.   

NPPF Purpose 2: To prevent neighbouring towns from merging into one another 

8.14 To address the physical distance between towns and village, the GBR uses a measured distance in 

“plan form” between settlements. The smaller the distance between the parcel (on the assumption 

that it is removed from the Green Belt) and the settlement/village, than the higher the contribution 

that parcel is considered to make to NPPF purpose 2. In addition, the GBR considers the intervening 

landscape and the qualitative perception of a settlement gap and its vulnerability to visual coalescence 

at a local scale. Whilst this more descriptive assessment is not been rated within the GBR, (e.g. as 

high, medium or lower importance in its own right), the GBR reflects it within the overall balance of 

the parcel assessment. 

8.15 The GBR assesses that the removal of the Site from the Green Belt would only result in a fractional 

reduction in separation distance (less than 5%) and very limited reduction in separation. In combination 

with the intervening woodland and topography, the visual perception of settlement coalescence is 

reduced. The Site is therefore assessed as lower importance to NPPF purpose 2. 

NPPF Purpose 3: To assist in safeguarding the countryside from encroachment 

8.16 The GBR considers the extent of existing built form within a parcel as a measured approach to 

assessing the openness of a parcel. The lower the extent of existing built form than the greater the 

importance of the parcel to the Green Belt. Also considered by the GBR are the boundary features of 

a parcel (as per NPPF purpose 1), in relation to its physical and visual role they may provide in 

preventing encroachment. The stronger the boundary feature, the lower the contribution to this 

Green Belt purpose. Additionally, a qualitative consideration of the inter-visibility and relationship 

between a parcel and the countryside is included along with beneficial use of the parcel, i.e. for 

recreation or biodiversity. The GBR acknowledges that a: 
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 “perceived impact of encroachment arising from a parcel which is “severed” from 
the wider countryside by strong boundary features will be less than a parcel where 
long range views across it and the wider countryside are possible.” 

8.17 The GBR assesses that the Site consist of agricultural, semi-industrial and domestic land use, the latter 

of which results in a “manicured” appearance and that technically c.15% of the Site is covered by built 

development/urbanising features, resulting in a an assessment the Site is largely undeveloped. With 

the southern boundary being very weak, there is a high degree of inter-visibility with the Site and the 

surrounding countryside. The Site is therefore assessed as being of higher importance to NPPF purpose 

3. 

NPPF Purpose 4: To preserve the setting and special character of historic towns 

8.18 The GBR acknowledges that there are not nationally recognisable historic towns in the borough, and 

therefore focuses on the Conservation Areas and designated Historic Parks; whilst acknowledging that 

they do not comply with the NPPF purpose 4 criteria. 

8.19 The GBR assesses that as the Site is not directly adjacent to a historic town or conservation area, nor 

Reigate town or Reigate Park, it makes a lower importance to NPPF purpose 4. 

NPPF Purposed 5: To assist in urban regeneration, by encouraging the recycling of derelict and other 

urban land 

8.20 The GBR assesses that in relation to Core Policy CS6 and that development on Green Belt land should 

not directly compete with viable and deliverable urban/regeneration opportunities. The Site is 

therefore assessed as being of lower importance to NPPF purpose 5.   

Summary 

8.21 Table 3: The Site’s contribution to the NPPF Purposes, summarises the importance of the Site to the 

NPPF Green Belt purposes 

Table 2: The Site’s contribution to the NPPF Purposes 

NPPF Purpose 1 NPPF Purpose 2 NPPF Purpose 3 NPPF Purpose 4 NPPF Purpose 5 

Higher Lower Higher Lower Lower 

 

ETLA Critique of the Green Belt Review 

NPPF Purpose 1: To check the unrestricted sprawl of built up areas 

8.22 The Green Belt Review methodology uses measured percentages to define the differences between 

the parcels’ importance to the NPPF purpose; however there is no transparency as to why the 

percentages relating to how contiguous a parcel is with an existing settlement are set at the values of 
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30% and 65%. There is, for example no correlation between these value, i.e. had they been set at 30% 

or 60%, the relationship would clearly represent a measured doubling of the contiguous extent. 

8.23 The GBR notes that the Site is physically detached from Reigate’s existing built up area, although 

acknowledges that in combination with SSW9 it could be developed. However, the GBR states that 

the Site is not contained, and that overall its boundaries are considered to be weak. This judgement 

is considered to place too greater emphasis on the Site’s southern boundary, downplaying the 

containment of the woodland and road networks, and that there are actually extensive mature trees 

and woodland along the Site’s southern boundary.  

8.24 The judgement is also considered to be contrary to other GBR findings, for example SSW7, which was 

similarly assessed as having ‘weak’ overall boundaries, yet is taken forwards as a potential urban 

extension. 

8.25 The alignment of the Site’s south-west edge is different from that within the GBR as it extends to 

cover all of the mature woodland. This is considered to reinforce the defensible and defined form of 

the Site’s southern edge and therefore it is considered that the GBR has downplayed the containment 

of the Site as a result of the existing features overall, especially in the context of the acknowledgement 

within the GBR of NPPF purpose 2, that the Site has a relationship with the existing settlement pattern. 

8.26 This relationship with the existing settlement pattern is strengthened by the development of SSW 9 

to the north and SSW 7 to the west. 

NPPF Purpose 2: To prevent neighbouring towns from merging into one another 

8.27 The GBR again uses measured criteria in relation to the ‘gap’ between settlements, but there is no 

transparency as to why distances of 1km and 2km have been stated, particularly given that distances 

between Reigate and surrounding settlements to the south and south-west are less than 1km. In other 

words, the 1km and 2km distances are considered too large to assess a more localised and integrate 

settlement morphology.  

8.28 The GBR however acknowledges the need to supplement the measured distances with other factors, 

including visibility, which is considered to be appropriate. 

NPPF Purpose 3: To assist in safeguarding the countryside from encroachment 

8.29 The GBR uses measured percentages in relation to the openness of a parcel, but without a rationale 

as to why 10% and 25% are the appropriate thresholds for measurement.  

8.30 The visual appraisal has demonstrated that the inter-visibility between the Site and the wider landscape 

to the south is limited to the PRoW adjacent to the Earlswood Brook and River Mole and that built 

form is already visible within these views. The visibility of the Site from the south is therefore 

considered to have been over stated by the GBR. 
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ETLA Green Belt Review 

NPPF Purpose 1: To check the unrestricted sprawl of built up areas 

8.31 Clearly the Site plays no role in the primary purpose of the Green Belt, in containing London, given 

its position to the south of Reigate and is therefore considered in the context of the outward growth 

of Woodhath. 

8.32 The Site already consists of the Courtyard Business Centre, commercial, agricultural and residential 

properties which are already perceived as part of the settlement pattern, such that any future 

development of the Site would be consolidated to this existing built form. This is additionally 

reinforced by the ability of the SSW9 to be developed, such that the Site would be adjacent to a 

greater extent of residential built form. 

8.33 Whilst the south-west part of the Site is contiguous with the wider agricultural field, it is still set 

within the wider context and strong boundary of the River Mole. Additionally, the sports pitch to the 

west of the Site is perceived as the settlement edge upon the A217 and the transition between urban 

and rural.  

8.34 As a result, it is considered that the Site is well contained overall by existing boundaries and its further 

development would not extend the settlement pattern beyond its established perceived limits, such 

that it is of some importance to NPPF purpose 1, in contrast to the higher assessment of the GBR. 

NPPF Purpose 2: To prevent neighbouring towns from merging into one another 

8.35 The Site does not form part of the physical or visual separation between Reigate and 

Earlswood/Whitebushes. 

8.36 The Sustainable Urban Extension Broad Geographic Locations Technical Report (2012) identified that 

the area in which the Site is situated does not to form any type of strategic gap.  

8.37 At a local scale, as the Site’s position in relation to the artificial sports pitch to the west, which is 

considered to define the ‘Key Gateway’, in combination with the residential properties to the south 

of the Site and the River Mole, would not physically alter the relationship between Woodhatch’s 

settlement pattern and Sidlow.  

NPPF Purpose 3: To assist in safeguarding the countryside from encroachment 

8.38 The Site already consists of built form and is considered to be perceived ‘on the ground’ as within the 

existing settlement pattern. This is balanced within the equine land within the Site, which akin to any 

greenfield site does technically safeguard the countryside from encroachment. However, overall the 

Site is considered to only make some contribution to this NPPF purpose. 
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Summary 

8.39 Table 4: Green Belt Comparison Summary states the differences between the ETLA Green Belt 

assessment and the Reigate and Banstead Green Belt Review and that the differences relate to the 

contribution to NPPF purposes 1 and 3. 

Table 3: Green Belt Comparison Summary 

NPPF Purpose LPA Green Belt Review ETLA Green Belt Review 

1. Check the unrestricted sprawl of 
large built up areas 

Higher 

(Higher, Moderate, Lower) 

Some 

(Considerable, Some, Limited) 

2. Prevent neighbouring towns from 
merging 

Lower 

(Higher, Moderate, Lower) 

 

Limited 

(Considerable, Some, Limited) 

 

 

3. Assist in safeguarding the 
countryside from encroachment 

Higher 

(Higher, Moderate, Lower) 

Some 

(Considerable, Some, Limited) 
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9.0 DEVELOPMENT OPPORTUNITIES AND CONSTRAINTS 

9.1 From the landscape and visual appraisal, the following opportunities and constraints in relation to the 

proposed Development have been identified. 

Opportunities and Constraints 

9.2 The Site is considered to provide the following landscape and visual opportunities for the proposed 

Development as the Site is: 

• located adjacent to SSW9, a sustainable urban extension location within the Reg 19 

consultation; 

• is not covered by any national or local landscape designations; 

• already containing existing residential and commercial land use, as well as being adjacent 

to the A217, one of the main approach roads to Reigate; 

• adjacent to a ‘Key Gateway’ (as defined by the borough landscape character assessment), 

where “there is a change in character (typically rural-built up) where there is a feeling of 

arrival or departure.”; 

• assessed by ETLA as medium/low sensitivity, as a result of not exhibiting any rare or 

distinctive landscape features and its strong relationship to the existing settlement 

pattern; and 

• visually well screened in relation to the wider landscape by intervening mature 

vegetation and built form. Where the Site’s southern edge is more visible from localised 

areas, it is already seen in the context of existing built form. 

9.3 The identified landscape and visual Site constraints are identified as: 

• mature vegetation, which can be retained overall by ensuring all new development 

(including roads) is responsive to existing root protection areas and designed to 

minimise tree loss;  

• localised inter-visibility from close range residential properties and the PRoW within 

the Site, which can be addressed by new planting and siting of the proposed 

Development, balanced with the fact that existing built form is already visible within 

these views;  

• the Green Belt designation; however the Site’s contribution to the NPPF purposes is 

considered by the ETLA review be lower that than stated within the GBR, such that it 

could be removed from the Green Belt, in combination with the development of SSW9, 

as acknowledged within the Reg 19 consultation; and 

• the south-west part of the Site’s contiguous relationship to the agricultural field pattern, 

in the context of the requirement for defensible GB boundaries, which can be addressed 
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through new structural planting in this part of the Site and the existing woodland in the 

south-west part of the Site being retained. 

Landscape Strategy 

9.4 With reference to Figure 3: Landscape and Visual Opportunities and Constraints Plan, the 

following design strategies are recommended to successfully integrate the proposed Development 

within the Site: 

• the existing vegetation bordering the Site and between the SSW9 should be retained 

and enhanced overall through new planting and a positive management regime; 

• new planting should be incorporated along the southern edge of the Site to aid in 

establishing an improved landscape structure, defensible and permanent boundary and 

aid in softening close range views; 

• access to the PRoW within the Site should be enhanced to enable improved connectivity 

between the Site and the wider Green Infrastructure network extending across 

Lonesome Recreation Ground, and to the north of the Site, at Arden Close, an intended 

new open space; 

• the overall massing of the proposed Development should be softened by structural 

landscaping across the Site, linking the existing vegetation structure bordering the Site; 

• the density of development should decrease north to south across the Site and at the 

western edge of the Site; and 

• the Green Belt boundary should be re-aligned to the south of Site, within the wider 

context of the strong and permanent boundary of the River Mole. 
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10.0 CONCLUSION 

10.1 In response to the Reg 19 Development Management Plan consultation, the LVA confirms the 

supporting evidence base that the Site is suitable for development, in combination with SSW9, and 

that the stated mitigation and guidance is appropriate to aid in successfully integrating new built form 

within the Site.  

10.2 The LVA has demonstrated that the Site is well enclosed by existing built form and vegetation and is 

already perceived as part of the existing settlement pattern. The LVA has identified a landscape 

strategy through a review of published landscape character assessments and the Reg 19 evidence base 

which would minimise any landscape and visual impact, beyond the evident change in land use, which 

would occur to any greenfield site; albeit the Site already contains a proportion of built form. 

10.3 The proposed Development provides the opportunities to improve the biodiversity of the Site and 

maintain a transition to the wider countryside, whilst providing increased opportunities for green 

infrastructure enhancements through additional public access, including for along the Earlswood 

Brook. 

10.4 As part of the development of the Site, the Site is also considered suitable for release from the Green 

Belt. From the landscape and visual appraisal the Green Belt boundary is recommended to be realigned 

to the southern edge of the Site, where the existing vegetation, in combination with new planting can 

form a defensible edge to a realigned Green Belt, set within the wider context of the strong and 

defensible boundary of the River Mole. 

10.5 The Site is therefore considered able to successfully accommodate the proposed Development in 

landscape and visual terms. 
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11.0 APPENDIX 1: LVA METHODOLOGY 

11.1 The LVA has been prepared with reference to the Guidelines for Landscape and Visual Impact 

Assessment (GLVIA), 3rd Edition, 2013, and has included for desk based studies and field work in 

January 2018. 

Landscape and Visual Appraisal 

11.2 The landscape appraisal includes a description of the landscape elements and features within the Site 

and across the study area, in combination with a review of published landscape character assessments 

/ studies and relevant policy.  

11.3 The visual appraisal ascertains the visibility of the Site and has been undertaken from publically 

accessible locations within the study area, including Public Rights of Way (PRoW) and roads. 

11.4 From the above, an assessment of the sensitivity of the Site (i.e. the ability to accommodate the 

proposed Development) in landscape and visual terms is undertaken. The sensitivity of the Site is 

ascertained from an assessment of the Site’s landscape value and susceptibility, in line with GLVIA 3. 

Green Belt Review 

11.5 The Site is assessed against the first three purposes of the Green Belt as set out in Paragraph 80 of 

the NPPF, which are set out in LVA chapter 9. 

11.6 With respect to the fourth purpose of the Green Belt, the Site is not within or adjacent to a 

Conservation Area and the limited contribution to this purpose is acknowledged by the published 

Green Belt Review.  

11.7 With respect the fifth purpose, should the Site be brought forward for development it would  not  

prejudice  derelict  or  other  urban  land  being  brought  forward  for  urban  regeneration, and this 

also reflect the published Green Belt Review assessment.  

11.8 Table 1: ETLA Green Belt Review Methodology sets out the assessment criteria used within this LVA 

to assess the contribution that the Site makes to the purposes of the Green Belt: 

Table 4: ETLA Green Belt Review Methodology 

NPPF Purpose Criteria Contribution 

1. Check the unrestricted 
sprawl of large built up areas 

Prevent sprawl of large 
built-up area where    
development    would    not    
otherwise be restricted by 
boundary of permanence. 

Considerable:  Prevents ribbon development and non- 
compact development / Open   land   with   few   
existing   permanent boundaries where development 
would extend the settlement pattern beyond 
established limits and result in the perception of a 
disorganised or unattractive extension. 

Some: Open land with some existing boundaries 
however they may not be permanent. The site has 
some relation to the existing built form of the area. 
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NPPF Purpose Criteria Contribution 

Limited: Is well contained by existing boundaries where 
development would not extend the settlement pattern 
beyond its established limits. 

2. Prevent neighbouring 
towns from merging 

Prevents development that 
would result in the merging 
or erosion of a gap between 
settlements. This would      
also take into consideration 
the extent of visual 
connectivity between 
settlements. 

Considerable:  Development would substantially 
reduce the distance between settlements. 

Some:  Development is not likely to result in the 
coalescence of settlements. 

Limited:   Development   would   not   reduce   the 
separation between settlements. 

3. Assist in safeguarding the 
countryside from 
encroachment 

Protect    the    openness    
of    the countryside and 
perceived rurality 

Considerable:  No built or engineered forms present 
and inherently rural in character. 

Some: Urbanising elements over the area, with minimal 
built for engineered forms. 

Limited:  The majority of the area contains existing 
built or engineered forms or is urban in character / not 
perceived to be rural. 

 

Openness 

11.9 Openness is taken to be the degree to which an area is unaffected by built structures. It is considered 

that,  in order  to  be  a  robust  assessment,  this  should  be  considered  from  first  principles,  i.e. 

acknowledging existing structures that occur within the area, rather than seeing them as being 'washed 

over' by the existing Green Belt designation. 

Sprawl 

11.10 This is taken as a disorganised and unattractive extension to  an  existing  development  area. 

11.11 Sprawl  also  takes  into account: 

• how well the site relates to the existing built form of the area.  A site which is adjoined 

by existing settlement on 2 sides would relate better in this regard than a site which is 

completely separated from a settlement;  

• how well  the  existing  boundary  performs  in  containing  development.    For  example  

strong boundaries typically include woodlands, roads, rivers and railway lines, with 

smaller country lanes performing a more limited role; and 

• the impact of encroachment on the countryside.  Where sites that are surrounded on 

more than one side by development (i.e.  where  the  landscape  is  less  open),  this  

impact  is  more limited. 

Merging 

11.12 This  relates  to  the  coalescence  of  settlements  or  the  erosion  of  the  gap  between  settlements. 

Inter-lying  physical  barriers,  inter-visibility  between  towns  /  settlements  and  the  potential for 

coalescence are all taken into consideration. 
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11.13 With regard to physical barriers, these would include roads, railway lines, and large woodland or 

significant topographical features. Where there are significant physical barriers between settlements, 

there may be lesser visual or physical connectivity between settlements. 

11.14 Coalescence is the physical or visual linkage of two settlements or areas of built form. 

Encroachment 

11.15 Advancement of built development beyond the limits of the existing built up area into an area perceived 

as countryside. 

11.16 Any development on greenfield sites would inevitably lead to encroachment, whether the land is within 

the Green Belt or not. Encroachment into the countryside takes into consideration  the  landscape 

character context, and the urbanising features present. 

Setting and special character of historic towns 

11.17 The NPPF refers to ‘towns’ within this context, but this assessment also takes into consideration 

other heritage features such as conservation areas. This takes into account views to / from the heritage 

features. This section should be read in conjunction with any information provided by a heritage 

consultant. 
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Project: Land at Dovers Farm, Woodhatch, Reigate 

Technical Briefing Note: Ecological Consideration of 
Constraints, Opportunities and Deliverability of site SSW10 
Date: 13 February 2018 
 

 

1. Executive Summary 

 Aspect Ecology has been commissioned by Dovers Green Developments Ltd in respect of 
ecological survey work at the site at Dovers Farm, Woodhatch, Reigate (see Plan 5311/COS1). 

 The majority of ecological designations are well separated from the site and unlikely to provide 
a constraint on potential development proposals, albeit regard must be had for the proximity of 
the site to Mole Gap to Reigate Escarpment SAC (located 3.9km north of the site). 

 The habitats which dominate the site are of limited ecological value, and as such do not 
represent a constraint to strategic development proposals. However, the ponds and boundary 
habitats in the form of woodland and trees provide linear corridors around the site that offer 
some wildlife value, including faunal opportunities. Nevertheless, as such opportunities are 
centred at the site boundary, these are unlikely to represent an overriding constraint to any 
future development. 

 Overall, specific ecological constraints at the site appear limited and could be readily 
incorporated into any likely development scheme, whilst a sensitively designed masterplan 
would enable long-term retention and enhancement of these and other ecological interest 
features at the site.  Indeed, the provision of an appropriate development scheme at the site 
offers opportunities for substantial ecological gain in the long term and is therefore considered 
to be highly deliverable in ecological terms. 

2. Introduction and Background 

 The site is understood to be proposed for strategic development, comprising residential use and 
associated access and landscaping. Accordingly, the site is being promoted through the Local 
Plan. 

 Aspect Ecology Ltd has been commissioned to undertake an ecological review of the site, in 
order to identify any likely ecological constraints and opportunities associated with the potential 
future use or development of the site, and to feed into the overall assessment of suitability and 
deliverability of the site for development.  

 The purpose of this report is therefore to provide a summary of the relevant ecological 
constraints or considerations that would need to be taken into account at the site at the 
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allocation stage, along with any wider potential opportunities identified for ecological benefits 
that could be incorporated or facilitated through any appropriate development scheme. 

3. Site location and Surroundings 

 The site is located at the south of the settlement of Reigate, East Surrey.  The site is bound to 
the west by Dovers Green Road (A217), beyond which lies Hartswood Sports Ground and 
associated sports pitches. Farmland and agricultural buildings associated with Dovers farm 
extending to the north, east, and south. 

 The site itself comprises predominantly of short sward grassland, and an area of buildings and 
hardstanding. Other habitats present within the site include an area of broadleaved woodland, 
trees, a brook, and four ponds. 

4. Methodology 

 In order to inform the promotion of the site within the Local Plan, a high level ecological 
assessment of the site has been undertaken. This assessment comprises two stages, namely a 
desktop review of existing ecological data for the local area, and a rapid walkover survey of the 
site. 

Ecological Desktop Information 

 In order to compile background information on the site and its immediate surroundings, 
ecological information has been obtained from Surrey Biodiversity Information Centre (SBIC).  In 
addition, further ecological information on the site and surroundings was sourced from available 
sources including the online Multi-Agency Geographic Information for the Countryside (MAGIC) 
database.   

Rapid Walkover Survey 

 A rapid, high level, Phase 1 habitat survey was undertaken in January 2018, based on standard 
Phase 1 Habitat Survey methodology1, whereby habitat types within the site are identified and 
mapped, together with an assessment of the species composition of each habitat. This 
technique provides an inventory of the basic habitat types present and allows identification of 
areas of greater potential which require further survey.  This method was extended, in line with 
the Guidelines for Preliminary Ecological Appraisal2 to record details on the actual or potential 
presence of any notable or protected species or habitats. 

Survey Constraints and Limitations 

 All of the species that occur in each habitat would not necessarily be detectable during survey 
work carried out at any given time of the year, since different species are apparent at different 
seasons. The rapid walkover survey was undertaken outside the optimal seasonal period for 
botanical work, albeit the nature of the habitats within the site (dominated by arable land and 
grassland pasture) allowed for the broad habitat types to be identified. 

 Attention was paid to the presence of any invasive species listed under Schedule 9 of the Wildlife 
and Countryside Act 1981 (as amended). However, the detectability of such species varies due 
to a number of factors, e.g. time of year, site management, etc., and hence the absence of 

                                                
1 Joint Nature Conservation Committee (2010) ‘Handbook for Phase 1 habitat survey: A technique for environmental audit.’ 
2  Chartered Institute for Ecology and Environmental Management (CIEEM) (2013) ‘Guidelines for Preliminary Ecological Appraisal.’ 
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invasive species should not be assumed even if no such species were detected during the 
walkover survey. 

5. Ecological designations 

 The statutory and non-statutory designations of nature conservation interest identified within 
the vicinity of the site are shown at Appendix 5311/S1, and summarised within Table 4.1. 

Table 4.1: Ecological Designations situated within the vicinity of the site.  

Name 
Designation 

type 
Brief Description 

Approximate 
Distance and 
Direction 
from site 

Statutory Designations 

Earlswood 
Common 

Local Nature 
Reserve (LNR) 

A variety of habitats including two large lakes, a 
number of smaller ponds, wetland corridors, 
scattered trees and woodland and semi-improved 
grassland which includes the nationally rare plant 
Chamomile. 

0.7km NE 

Reigate Heath 
Site of Special 

Scientific 
Interest (SSSI) 

Open heath and acidic grassland, with Alder 
woodland, and some marshy meadows. Also 
supports Kingfisher. 
 
The site lies within the Impact Risk Zone (IRZ) for 
Reigate Heath SSSI3, albeit this is the most 
removed IRZ from the SSSI, such that the weight 
attached to this is reduced accordingly. 

2.5km NW 

Reigate Heath LNR 

Lowland heath habitat, including heather and 
acid grassland. 
 
Also designated as Reigate Heath SSSI (see 
above). 

2.7km NW 

Mole Gap to 
Reigate 
Escarpment 

Special Area 
of 

Conservation 
(SAC) & SSSI 

Designated for supporting the Annex I habitats 
stable Box scrub, semi-natural dry grasslands and 
scrubland on calcareous substrates (and hosts the 
priority habitat type ‘orchid rich sites’), and Yew 
woodland. Also supports European dry heaths, 
Beech woodland, Great Crested Newt, and 
Bechstein’s bat. 
 
The site lies within the IRZ for Mole Gap to 
Reigate Escarpment SSSI, albeit this is the most 
removed IRZ from the SSSI, such that the weight 
attached to this is reduced accordingly. 

3.9km N 

Ashdown 
Forest 

Special 
Protection 

Area (SPA) / 
SAC / SSSI 

Supports the Annex I habitats ‘Northern Atlantic 
wet heaths with Erica tetralix’, and European dry 
heaths. Also supports Great Crested Newt, and 
breeding Dartford Warbler and Nightjar. 

19.8km SE 

Non-statutory Designations 

Dovers Green 
Conservation 

Verge 
Supports a good assemblage of vascular plants. 

Immediately 
adjacent, W 

                                                
3 Natural England has developed Impact Risk Zones as an initial tool to help assess the risk of developments 
adversely affecting SSSIs, taking into account the type and scale of developments. 
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New Pond Farm 
/ Felland Copse 

Site of Nature 
Conservation 

Interest (SNCI) 

Supports ancient and semi-natural woodland, and 
species rich wetland habitats. 

45m E 

Earlswood 
Common 

SNCI 
Mosaic habitats including acid grassland. Also 
designated as an LNR (see above) 

0.7km NE 

Slipshatch 
Wood SNCI 

Ancient Semi-natural Woodland and woodland 
flora. 0.8km W 

Home Grove SNCI 
Structurally diverse ancient and Semi-natural 
woodland, plantation and secondary woodland, 
scrub, open glades. 

0.9km SE 

Burnt Oak Farm SNCI 

Largely undisturbed with a complex mixture of 
woodland, grassland, scrub and ponds. Links 
areas of Ancient Semi-natural Woodland, forming 
part of a large area of semi-natural habitat. 

1.0km E 

Barnard’s 
(Lavendar) 
Sandpit 

SNCI 

Supports habitat of Principal Importance ‘Open 
Mosaic Habitats on Previously Developed Land’, 
and also selected for its invertebrate interest, 
including Hymenoptera. 

1.2km N 

Petridgewood 
Common 

SNCI 
Mosaic of habitats including areas of species rich 
neutral grassland, and woodland adjacent to 
areas of ancient woodland. 

1.4km E 

Priory Park SNCI 

Supports a mosaic of improved amenity, rough, 
semi-improved, and acid grassland, broadleaved 
woodland, planation, and lake. Selected for its 
mosaic of habitats, and its importance to bats 
and invertebrates 

1.5km NW 

 

Non-statutory Ecological Designations 

 The site does not contain any identified non-statutory nature conservation designations.  The 
nearest non-statutory designation is Dovers Green Conservation Verge, which lies immediately 
adjacent to the west of the site. Given its offsite location, it is not anticipated that the 
designation would be subject to any direct effects, such as land take. In terms of indirect effects, 
such as potential recreational use by future residents, an existing pedestrian footpath is present 
for residents to utilise when walking along Dovers Green Road, such that future use of the 
conservation verge is not anticipated. 

 The next nearest non-statutory designation is New Pond Farm / Felland Copse SNCI, which lies 
approximately 45m east of the site, beyond Lonesome Lane. Given the distance and separation 
from the site, it is not anticipated that the designation would be subject to any direct effects, 
such as land-take. No public rights of way directly connect the site with this designation, and 
whilst Earlswood brook links the site to the designation, the brook flows from east to west, such 
that any impacts on water quality (should they arise as a result of development) are unlikely to 
affect the designation. 

 All other identified non-statutory ecological designations (including all identified areas of 
ancient woodland) are well-separated from the site, such that they are unlikely to represent a 
potential constraint in regard to any proposed development works at the site. 

Local and National Statutory Ecological Designations 

 Based on the available information, there are no identified (local or national) statutory 
ecological designations either within the site or within the immediately surrounding areas.  The 
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closest such designation to the site is Earlswood Common LNR/SNCI, which is located 
approximately 0.7km north-east of the site, beyond the A20445 and existing residential 
development. The next closest statutory designation to the site is Reigate Heath SSSI/LNR, 
located approximately 2.5km north-west of the site. 

 Given their distance and separation from the site, it is considered that these designations are 
unlikely to be subject to any direct effects (such as land-take) as a result of developing the site. 
In terms of the potential for indirect effects, both designations are well removed from the site, 
such that the majority of potential indirect effects (such as alterations in hydrology) are unlikely 
to affect these designations. Nevertheless, due consideration is required in respect of the 
potential for increased recreational pressure. However, both LNRs are currently managed for 
recreational purposes (including sports provision in the form of golf courses) such that these 
designations are well set up for receiving increased recreational pressure, whilst in any case the 
development of up to 100 units within the site would only increase the population in Reigate by 
approximately 1.04%4, and as such any additional recreational use of these designations arising 
from the proposed development is considered to be insignificant. As such, it is considered that 
the proposed development of the site is unlikely to significantly adversely affect local and 
national statutory ecological designations. 

International Statutory Ecological Designations 

 Mole Gap to Reigate Escarpment SAC / SSSI is located some 3.9km north of the site whilst 
Ashdown Forest SAC / SPA / SSSI is located some 19.8km south-east of the site. Both SACs and 
SPAs receive protection under European legislation, and any proposed development within the 
vicinity of these designations needs to be able to conclude that they are reasonably unlikely to 
have significant adverse effects on the integrity of the designations. 

 Both of these designations are far removed and separated from the site by existing 
development, and as such direct effects as a result of any proposed development (such as direct 
land-take) are not anticipated. However, potential indirect effects of development such as 
recreational pressure and air quality require consideration. 

 A Habitats Regulations Assessment (HRA) for the RBDC Development Management Plan is 
available, however following comments from Natural England, it is understood that this HRA is 
not to be relied upon5. In particular, Natural England highlights that the HRA needs to include 
an up-to-date air quality assessment with traffic modelling to cover all allocated sites. As such, 
when considering the potential effects of proposed development at the site on Mole Gap to 
Reigate SAC, in the absence of a sufficient HRA, it is unclear as to what the threshold for impact 
on air quality would be. However, (as outlined above) the proposed development of 100 
dwellings is not anticipated to increase the population of Reigate by more than 1.04%, and 
therefore it is considered unlikely that any effects of developing the site will be significant on 
the SAC. 

 Similarly, in terms of Ashdown Forest (located in Wealden District), at the current time Wealden 
District Council (WDC) has made it clear that all future proposed development within the district 
(and surrounding districts) should be screened for potential significant effects (in respect of air 
quality) arising on Ashdown Forest SAC as a result of increased levels of traffic. However, given 
the location of the site in respect of Ashdown Forest SAC (with the SAC located some 19.8km 
south-east of the site), and given the nearby locations of built up conurbations which will likely 
act as employment hubs (such as Reigate, Crawley, East Grinstead, and London) it is unlikely that 

                                                
4 Based on an average household of 2.3 people, and population size of 22,123, taken from 2011 census data. 
5 Reigate & Banstead Borough Council (January 2018) “Development Management Plan (Regulation 19) - Habitats 
Regulations Assessment” 
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the proposed development will generate additional daily traffic in the vicinity of Ashdown Forest 
SAC, such that an adverse effect on Ashdown Forest is considered to be reasonably unlikely. 

 However, in the event that the proposals are considered to provide a contribution to a 
significant effect on Ashdown Forest SAC, there could be potential for impacts to be mitigated 
through contributions to a strategic mitigation strategy or, if justified and appropriate, a 
strategic compensation strategy, that WDC, as the competent authority, may deem it 
appropriate to formulate. It is understood that Wealden District Council is currently considering 
options in this respect but the implications for additional financial contributions (either through 
Community Infrastructure Levy or Section 106 legal agreements) are not yet known. 

 All other identified statutory ecological designations are further removed and separated from 
the site, including by considerable barriers and development, such that these are unlikely to 
represent a particular constraint on the proposed development of all, or any part of the site.    

Summary 

 The site does not contain any statutory or non-statutory nature conservation designations.  The 
majority of such identified designations are sufficiently separated from the site such that any 
proposed development of the site would be unlikely to result in any adverse effects on them.  It 
is considered unlikely at this stage that the proposed development would have a significant 
impact on the international designations in the wider surrounds, albeit this will be assessed in 
detail as part of any future application. 

6. Ecological Habitats and features 

 The majority of the site is dominated by a short-sward grassland, together with buildings and 
hardstanding. These habitats are considered to be common and widespread, and of no more 
than (at most) low ecological value. As such, the presence of these habitat types does not 
therefore represent a constraint on the developing masterplan. 

 Individual features of raised ecological value within the site are largely limited to the site 
boundaries, in the form of woodland, and trees, and a single brook. The locations of such 
features should be taken into account under any proposed layout, and it is recommended that 
these features be retained and incorporated into any open space and green infrastructure 
provision where possible under any emerging masterplan.  Specific consideration in regard to 
these habitats is set out below.  

Woodland 

 An area of broad-leaved woodland is located within the west of the site (as shown on Plan 
5311/COS1). The canopy of the woodland comprises a mix of native and non-native trees, 
including Lime, Sycamore, and Horse Chestnut. The trees are relatively densely planted and 
appear to be young to semi-mature in nature with occasional more mature individuals. The 
understorey is relatively well established, largely comprising Blackthorn and encroaching 
Bramble. 

 The woodland is considered to be of some moderate value, which could benefit from improved 
management. In addition, the woodland is likely to provide sheltering and foraging 
opportunities for a range of wildlife, particularly nesting birds, bats, common mammals and 
invertebrates.  Accordingly, the woodland is considered to be of at least moderate ecological 
value at the local level. 



 

Land at Dovers Farm, Woodhatch, Reigate 
  
 

   

1005311 BN02 ECONOPP SSW10 vf   7 

 It is understood that the proposed development currently includes the provision of an access 
road through the woodland, and accordingly there will be a degree of loss of woodland habitat 
in this location. However, the specific route of the access route will be guided by further survey 
work at the detailed stage, in order to target areas of lower ecological value. In addition, the 
woodland does not connect to any offsite green corridors to the north of the site, and as such 
the provision of an access route in this location would not result in the severance of any such 
corridors. 

 Nonetheless, compensation will be required for the loss of woodland habitat, and it is 
considered that such compensation would readily be deliverable within the proposed 
development, through improved habitat management and / or supplementary woodland 
planting. 

Potential Traditional Orchard 

 A potential area of traditional orchard is present within the south of the site. Traditional 
orchards are a declining habitat, listed as a Priority Habitat under Section 41 of the Natural 
Environment and Rural Communities (NERC) Act 2006 and, accordingly, consideration needs to 
be given to the potential orchard present within the site.  

 This potential orchard was recorded to comprise 8 trees which appeared to be fruit trees 
(specific species undetermined at the time of survey). The trees were recorded to have been 
predominantly planted at intervals of approximately 6-8m. In terms of other habitats within this 
area, this is limited to intensively managed areas of amenity grassland, which is present both 
beneath and in-between the trees. 

 The varieties of trees present are not known at this stage, and so the trees present could be of 
some notable local value.  However, the potential orchard appears to be intensively managed 
and lacks supporting features such as wildflower grassland and hedgerows.  The lack of such 
features and characteristics somewhat limits the value of the orchard, with prime traditional 
orchard habitat recognised to be that which ‘consists of grazed grassland with fruit trees of 
varying age structure, with an abundance of standing and fallen dead and decaying wood,’6 
whilst the value of orchards to wildlife depends upon ‘the mosaic of habitats they encompass, 
including fruit trees, scrub, hedgerows, hedgerow trees, non-fruit trees within the orchard, the 
orchard floor habitats, fallen deadwood, and associated features such as ponds and streams’7. 
Accordingly, although the trees present are in good health, and the varieties of fruit tree may 
be of some local interest (with varieties currently unknown at this stage), the orchard as a whole 
is unlikely to function as a traditional orchard of high ecological value. As such, the overall 
potential orchard is currently likely to be of some (at most) moderate ecological value at the 
local level, albeit this should be confirmed at the appropriate detailed stage. 

 Given the rarity of this declining habitat, in the first instance it is recommended that any future 
development of the site should aim to minimise adverse effects on the potential orchard, and 
ideally the habitat should be retained in full. Under the current proposals, there is scope for the 
habitat to be fully retained, thereby ensuring no loss of this Priority Habitat, and indeed the 
opportunity exists to enhance this habitat over and above the current situation, through the 
inclusion of supplementary planting and sensitive management. 

                                                
6 UK Biodiversity Action Plan; Priority Habitat Descriptions. BRIG (ed. Ant Maddock) 2008 
7 Ibid footnote 6 
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Ponds 

 Four ponds were recorded within the site throughout the survey work undertaken (as shown on 
Plan 5311/COS1) two of which are ornamental in nature, set in the grounds of the farmhouse, 
whilst the remaining two, located within the south-east of the site, were recorded to be 
relatively ephemeral in nature. Limited aquatic or emergent vegetation was recorded within any 
of the ponds, save for a large amount of Duckweed across the surface of the ornamental ponds 
(albeit the time of year is likely to have restricted growth of vegetation). In addition, a plant 
supporting features resembling New Zealand Pygmyweed Crassula helmsii (a schedule 9 invasive 
species) was recorded within one of the south-eastern ponds, albeit access for formal 
identification was not possible at the time of survey. Accordingly, the waterbodies are likely to 
provide no more than low-moderate ecological value at the local level. Nevertheless, given the 
potential value of the waterbodies to wildlife in the local area, it is recommended that these 
features are retained under any future development. 

Scattered Trees 

 A number of semi-mature to mature trees are present within the site, largely located at site 
boundaries, whilst an area of trees was also recorded within the grounds of the farmhouse, 
comprising a mix of native and non-native species. Species present across the site include Oak, 
Willow, Horse Chestnut, and conifers, set over short-sward grassland. Although the setting of 
these trees somewhat limits their ecological value, given the age of a number of these 
specimens, it is considered that these trees individually are likely to be of moderate ecological 
value at the local level. 

 In addition, the trees provide opportunities that are likely to be of value to a variety of faunal 
species (see below) further enhancing any existing ecological value overall.  Accordingly, it is 
recommended that the trees present be retained wherever possible under any emerging 
masterplan. Given the locations of the majority of trees (located at site boundaries), it is 
considered that such retention will readily be achievable, whilst it is understood that the current 
masterplan seeks to retain the gardens surrounding the farmhouse, which will therefore also 
ensure the trees in this location are retained in full. In addition to the retention of these trees, 
the opportunity exists to enhance these trees over and above the current situation, through the 
inclusion of supplementary planting and sensitive management. 

Earlswood Brook 

 A brook is present within the east of the site, with this recorded to support a moderate depth 
of fast-flowing water at the time of survey, flowing from east to west. Although from an initial 
appraisal the brook is not considered to be of any high ecological value, the potential remains 
to support faunal species (discussed below), whilst the feature has potential to provide a 
valuable wildlife corridor at a landscape-scale. Accordingly, it is recommended that any future 
proposals include the retention of the brook, and where possible enhance this feature. In 
particular, in order to meet with Environment Agency expectations, it is recommended that an 
easement of at least 8m is provided along the watercourse, in order to allow access for future 
maintenance. 

 Overall Consideration of Constraints and Opportunities relating to Habitats and Features  

 Subject to the above considerations, overall it is considered that the size and nature of the site, 
as well as the distribution and character of ecological habitats and features present are such 
that an appropriate development scheme could be suitably accommodated without significant 
harm to ecological receptors.  Further it is likely that appropriate development at the site would 
enable the incorporation of enhancement measures as part of a comprehensive Green 
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Infrastructure scheme, including the incorporation and enhancement of existing habitats of 
particular value (such as through the implementation of woodland management).   

7. Faunal considerations 

 The habitats present across the majority of the site likely provide a range of opportunities for 
faunal species, including a number of protected species which would need to be fully considered 
under any detailed development proposals and associated masterplanning.  Nonetheless, on the 
basis of the survey work undertaken, it is likely that the majority of faunal constraints could be 
suitably incorporated within any appropriately designed development proposals (subject to 
suitable surveys, safeguards and mitigation at the appropriate design and planning stages).   

 Specific consideration in regard to individual faunal/protected species groups is set out below: 

Bats - Roosting 

 The majority of the site comprises short sward grassland, which represents negligible 
opportunities for roosting bats. As such, the majority of the site is unconstrained by this species 
group.  

 Nonetheless, a number of buildings are present within the centre of the site, four of which are 
considered to offer some potential to roosting bats (largely due to the presence of lifted tiles). 
Accordingly, should any development proposals or emerging masterplan affect these buildings, 
it is recommended that detailed specific survey work be undertaken in order to determine any 
use of the buildings by roosting bats and inform any mitigation measures that may be required 
at the masterplanning stage. 

 Similarly, it is considered that the area of woodland supports some roosting bat potential.  In 
line with the above habitat recommendations, it is recommended that any mature trees be 
retained within the emerging masterplan (particularly including those identified to support 
potential for roosting bats).    

 The opportunity is also present for any proposals to incorporate new roosting opportunities. 

Bats - Foraging / Commuting Features  

 The majority of the site comprises short sward grassland, buildings, and hardstanding, which 
present no opportunities for foraging/commuting bats. As such, the majority of the site is 
unconstrained by this species group. 

 However, the woodland, and to a lesser extent the ponds and surrounding vegetation have some 
potential to provide foraging and commuting routes for bats. Accordingly, any development 
proposals should seek to incorporate and strengthen the existing boundary vegetation and 
features as part of any wider Green Infrastructure scheme.   

 Further, the opportunity exists for any proposals to incorporate new structural vegetation and 
corridors amongst other features which could benefit bats and other faunal species in the long 
term.  On this basis it is considered that any existing use of the site by bats could be suitably 
incorporated into an appropriate strategic development scheme, and this group safeguarded as 
part of any suitably designed masterplan subject to appropriate consideration at the appropriate 
design stages. 
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Reptiles 

 The site is largely dominated by short sward grassland, buildings, and hardstanding. As such, the 
majority of the site is unconstrained by this species group. Nevertheless, restricted areas of 
unmanaged grassland within the site appear to have potential to support common reptile 
species, albeit given the very limited extent of such grassland habitat any use is considered likely 
to be minimal. Accordingly reptiles are not considered to pose a constraint to the proposed 
development, albeit safeguards would likely be required as part of any development. 

Amphibians (Great Crested Newt) 

 In terms of terrestrial opportunities, the majority of the site is of limited value to Great Crested 
Newt, dominated by short sward grassland. Nevertheless, habitats which could be utilised by 
Great Crested Newt are present within the site, including ruderal vegetation, amenity planting, 
and narrow unmanaged grassland borders. 

 Four waterbodies were recorded within the site, whilst a further two waterbodies appear to be 
present within 250m of the site boundary, including one directly adjacent to the site boundary 
(as shown on Plan 5311/COS1). These waterbodies are located in the vicinity of potentially 
suitable terrestrial habitat situated within the site. Should Great Crested Newts be present 
within any of these waterbodies, it is possible that this species could make some use of the 
suitable terrestrial habitats within the site. However, given the limited extent of suitable habitat 
within the site, the extent of use of the site by this species (if present) would be limited, with 
the vast majority of the site unsuitable to support this species. As such, given the nature of 
habitats within the site, this species is unlikely to represent an overriding constraint to future 
proposals, and indeed there is an opportunity to increase the value of the site for amphibians. 

Nesting Birds  

 The woodland, trees and buildings present within the site are likely to offer opportunities for 
nesting birds. However, given the predominance of short-sward grassland, it is considered that 
the site is likely of no more than low value for this species group in the context of the local area. 

Dormice 

 The majority of the site comprises short sward grassland, buildings, and hardstanding, which 
present no opportunities for Dormice. As such, the majority of the site is unconstrained by this 
species. However, the woodland present within the site is considered to offer potential 
opportunities for Dormouse (a European Protected Species). Accordingly, it is recommended 
that (in line with the habitat recommendations above) such habitat is retained under any future 
development. Should any development proposals or emerging masterplan affect these features, 
it is recommended that specific survey work be undertaken at the detailed stage in order to 
determine any use of the habitats within site by Dormice, and inform any mitigation measures 
that may be required at the masterplanning stage. 

 The opportunity is also present for any proposals to incorporate improved opportunities for 
Dormice (e.g. through provision of improved woodland management and enhancement of green 
corridors). 

Faunal potential within Earlswood Brook 

 As highlighted above, the brook within the site has some potential to be utilised by faunal 
species, such as Water Vole. 
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 It is understood that, given the location of the brook at the site boundary, the watercourse can 
readily be retained under any proposed development (as recommended above). However, 
should the watercourse be affected by the proposed development, then further survey work in 
respect of these species is recommended to confirm their presence / absence. 

Overall Faunal Consideration 

 Overall, on the basis of the survey work and background information available, a number of 
faunal constraints and considerations are likely of relevance at the site, although on the whole 
these are limited to boundary features and as such can be appropriately accommodated within 
any suitable development scheme at the site, with mitigation measures and safeguards available 
to ensure individuals are protected during any works. 

 Indeed future development of the site offers considerable opportunities to benefit faunal 
species, including a number of protected species (should they be present) in the long term, 
through the provision of an integrated Green Infrastructure and associated habitat 
management. 

8. Summary and Conclusions 

 The site is not subject to any non-statutory or statutory ecological designations, whilst the 
majority of such designations are well separated from the site and unlikely to provide a 
constraint on potential development proposals. As previously mentioned, regard must be had 
for the proximity of the site to Mole Gap to Reigate Escarpment SAC, and Ashdown Forest SPA 
/ SAC particularly in regard to air quality issues. 

 The habitats within the site are dominated by short sward grassland, which lack ecological 
diversity or value, and as such do not represent a constraint to strategic development proposals. 
However, the ponds, and boundary habitats in the form of woodland and trees provide linear 
corridors across the site that offer some wildlife value, and these should be retained within any 
site masterplanning wherever possible.  

 The potential for a number of faunal species are present, and would need to be taken into 
account as part of any detailed masterplanning or design at the appropriate stage. However, as 
such opportunities for faunal species / species groups are centred on the site boundary habitats, 
these are unlikely to represent an overriding constraint to any future development.  

 Overall, on the basis of the above considerations, specific ecological constraints at the site 
appear limited and could be suitably incorporated into any likely development scheme, whilst a 
sensitively designed masterplan would enable long-term retention and enhancement of these 
and other ecological interest features at the site.  Indeed, the provision of an appropriate 
development scheme at the site offers opportunities for substantial ecological gain in the long 
term and is therefore considered to be highly deliverable in ecological terms. 



Plan 5311/COS1: 

Ecological Constraints and Opportunities – SSW10 
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Statutory and non-statutory designated sites maps 
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Figure 2-1: Site Location Plan (courtesy of Openstreetmap.org) 

 



 

 

 

 

 

 

 

Figure 2-2: Existing Site Access on Dovers Green Road 

 

Figure 2-3: Existing Site Access on Lonesome Lane 

 

 

 



 

 

 

 

 

Figure 2-4: Local Cycle Routes and the PRoW Network (courtesy of Surrey County Council) 



 

 

Table 2-1: Local Bus Services 

 

 

 

 

 

 

 

 

 

 

 

Figure 2-5: Recorded Personal Injury Accidents in the Local Area (courtesy of crashmap.co.uk) 



 

 



 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 

 



 



 

 

 

 

 

 

 



 

 

Appendix A 

Swept Path Diagram – Proposed Access on Lonesome Lane 
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Appendix B 

Visibility Splay Diagram – Proposed Access on Lonesome Lane 
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Appendix C 

Swept Path Diagram – Proposed Access on Dovers Green Road   
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Appendix D 

Visibility Splay Diagram – Proposed Access on Dovers Green Road 
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Appendix E 

Revised Visibility Splay Diagram – Proposed Access on Dovers Green Road 
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Appendix F 

Swept Path Diagram – Existing Access on Lonesome Lane 
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Appendix G 

Visibility Splay Diagram – Existing Access on Lonesome Lane 
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