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Planning Policy 
Reigate and Banstead Borough Council, 
Town Hall, 
Castelfield Road, 
Reigate, 
Surrey, 
RH2 0SH 

23
rd

 February 2018 

Dear Sir/Madam 

Land to the South of Honeycrock Lane  
Representation to Development Management Plan Regulation 19 Consultation – February 2018 

These representations are submitted on behalf of Quintain Limited, the owner of land to the south of 
Honeycrock Lane, Salfords, in respect of the Reigate & Banstead Borough Council (RBBC) Pre-Submission 
Development Management Plan (DMP) Consultation.  

DMH Stallard, on behalf of Quintain Limited, have previously promoted Land between Mason’s Bridge Road/ 
Picketts Lane and the Railway to RBBC, via the consultation stages of the DMP and evidence base. The site was 
reviewed within the 2014 and 2016 RBBC SHLAA’s and is referred to as ‘SS12’. 

Since the publication of the DMP Regulation 19 Consultation document the land that made up site SS12 has 
now been divided. Reflecting its sustainable development potential, the northern half of the land (land to the 
north of Honeycrock Lane) is now included within the safeguarding Policy MLS2 as is being promoted by 
Thakeham and Quintain as part of the wider strategic proposals known as “land at Redhill Aerodrome”. The 
land to the south (land to the south of Honeycrock Lane) is now being promoted separately by Quintain Limited 
and is the focus of these representations. This is consistent with Quintain’s 2018 HELAA submission which 
confirms the Land to the south of Honeycrock Lane is suitable, available and achievable for development. 

The DMP covers the period to 2027 and runs alongside the adopted Core Strategy (2014) and plans for a total 
of 6,900 new homes between 2012 and 2027 equating to 460 dwellings per annum. The DMP allocates a 
number of additional residential sites alongside large strategic sites and regeneration areas to meet the needs 
of the Borough over the plan period. The housing trajectory at Appendix 2 of the Core Strategy demonstrates 
that up to 2027 the maximum housing delivery could be up to 7,567 units.  

The long term delivery of housing in the period post 2027 can and should be considered at this stage, 
particularly in light of the Core Strategy being over five years old in 2019 and will be subject to review shortly. 
The identification of deliverable, developable sites or broad locations for growth in the 6-10 year period is 
supported by paragraph 47 of the NPPF. The NPPF also sets out that the supply of new homes can be best 
achieved through planning for large scale development including new settlements in line with Garden City 
Principles. Paragraph 85 of the NPPF goes on to set out that land within the Green Belt can be identified in plan 
as ‘safeguarded Land’ in order to meet longer term development needs stretching beyond the plan period.  

Quintain are broadly supportive of the Regulation 19 DMP in respect to the land at Redhill Aerodrome 
including the safeguarding of land under Policy MLS2 (please see our joint submissions on MLS2 with 

Quintain Limited 
 180 Great Portland Street, 

London, 
W1W 5QZ 

T: +44 (0) 20 3219 2231 



 

 

Thakeham Homes). However, Quintain consider the Land to the south of Honeycrock Lane offers a logical 
potential future sustainable extension to the safeguarded aerodrome allocation.  

The NPPF sets out at Paragraph 83 that Green Belt boundaries should only be altered in exceptional 
circumstances through the review of a Local Plan. The safeguarding of Redhill Aerodrome Area of and release 
of land from the Green Belt for the delivery of a new Garden Community will be essential to ensuring that RBBC 
meet their long term development needs.  

An Assessment of the Borough Council’s Green Belt Review was submitted alongside previous representations 
which assessed the broad Area of Technical Assessment specifically and the conformity of parcels of land 
within this area. 

The assessment concludes that further significant land will need to be excluded from the Green Belt, to comply 
with the NPPF requirement (paragraphs 83 and 85). Further, we consider that the Council has been over-
optimistic in its assessment of the amount of land in the identified Areas of Search for Sustainable Urban 
Extensions. 

Taking into account these findings, Quintain considers that as part of the safeguarded allocation under Policy 
MLS2, land south of Honeycrock Lane is the most appropriate location to deliver further future sustainable 
development opportunities within Reigate and Banstead and in particular significant benefits to the 
surrounding existing and future communities, local wildlife and biodiversity. These can be summarised as 
follows:  

 A sustainable urban extension to the safeguarded land past the plan period 

 New community and employment uses to meet the needs of exiting and future residents 
o Potential for a new primary school for existing and new residents;  
o Local centre and community facilities. 

 New and improved landscape and public amenity space  
o New sports pitches, recreation, leisure and children’s play;  
o New allotments and community gardens. 

 Enhanced biodiversity  
o Important trees and hedgerows maintained together with significant new planting to 

maintain visual enclosure and to encourage local wildlife, flora and fauna;  
o Creation of green linkages into wider countryside. These would serve as ecological corridors 

for wildlife;  
o The creation of sustainable urban drainage systems (SUDS), encouraging wildlife and 

providing attractive landscape features.  

 Environmental Sustainability  
o Layout orientated to maximise passive solar gain and opportunities for energy generation;  
o The creation of SUDS including swales and attenuation ponds. 

 Urban Design and Density  
o Housing which would be in keeping with the local context in terms of density, design and mix;  
o Network of open spaces offering opportunities for formal and informal recreation and 

children’s play. 

 Opportunities to achieve sustainable movement and transport patterns through use of existing and 
provision of new infrastructure 

o The site is within walking distance of a railway station (Salfords);  
o The additional new housing would provide a catalyst for improvements to the train services, 

including the provision of a new station car park;  
o New bus stops for regular services to Reigate, Horley, Gatwick Airport and Crawley;  
o Highway improvements necessary to accommodate this sustainable urban extension. 

 
The joint submission by Thakeham homes and Quintain relating to the Redhill Aerodrome Garden Community 
proposals include a significant proportion of the Area of Technical Assessment as to remain or become open 
space, new or improved habitat for wildlife and connected green infrastructure. It is likely that parts of the 
Area of Technical Assessment will not be subject to any change as part of those proposals. The Area of 
Technical Assessment has been safeguarded in order to allow for detailed assessments to be undertaken giving 



RBBC flexibility moving forward. This flexibility will ensure all necessary infrastructure is provided and the most 
appropriate defensible boundaries can be utilised. Therefore, Quintain consider the Land to the south of 
Honeycrock Lane should be protected for development to allow for the potential expansion to the aerodrome 
garden community within a future plan period.  

On behalf of Quintain Limited and in support of our representations for the Land to the south of Honeycrock 
Lane please find enclosed the following documentation:  

 Appendix 1 – Site Location Plan

 Appendix 2 - Representations to RBBC Development Management Plan Regulation 18 Consultation
(October 2016)

 Appendix 3 - Representations to RBBC Development Management Plan Consultation (January 2016)

 Appendix 4 - Housing and Economic Land Availability Assessment (HELAA) submission (January 2018)

 Appendix 5 – 2014 & 2016 RBBC SHLAA

These documents form the representations of Quintain Limited to the Development Management Plan 
Regulation 19 Consultation. Due to the size of some of these documents a hard and CD copy have been sent to 
the Council. If any further information is required please do not hesitate to contact me. 

Yours sincerely 

Thomas Price 

Planning Manager 

tprice@quintain.co.uk 
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1. Views on the Objectives of the Plan 

1.1 The objectives of the Plan comprise the following:- 

 Theme 1 : Growing a prosperous economy. 

 Theme 2 : Building self-reliant communities. 

 Theme 3 : Place Shaping. 

We propose to comment on these in turn, making reference where 

appropriate to the role in which Land East of Salfords and South of 

Whitebushes could play as a sustainable urban extension, in relation to the 

period of the Plan and the years immediately following, as required in the 

National Planning Policy Framework 2012.  Details of our proposals for this 

land is set out in Section 3 of these Representations. 

1.2 We consider it essential, from the outset of our comments, to make 

particular reference to the timeframe for the policies in this Plan, as it is our 

view that, in line with the National Planning Policy Framework (paragraph 

85), they should be capable of enduring beyond the period of the adopted 

Reigate & Banstead Core Strategy (2027).  As will be commented on through 

these submissions, this should include the identification of land to meet the 

longer term needs of the Borough, and this period should stretch well beyond 

the Plan period.  Such land should be excluded from the Green Belt at this 

stage, in this Plan.  We submit that this has not been done, with the only 

reference to such land being in the very last pages of the Plan, where 

Proposed Policy Approach MLS2 refers to safeguarding land for development 

beyond the Plan period, and even then only states that the Council is 

currently considering whether land should be safeguarded for development 

beyond the Plan period, which is not in accordance with the NPPF, which 

requires that this be done.  We will address this in more detail when 

commenting on that proposed Policy, in our Section 2. 

1.3 We recognise that this Plan needs to be compliant with the adopted Reigate 

and Banstead Core Strategy.  However, that Plan is based on Gatwick 

Airport continuing as a one-runway, two terminal airport (Core Strategy 

Objective SO16).  Therefore if the Government selects Gatwick Airport for a 

second runway, we wish to reserve the right to make further 

Representations on this Plan, as this will inevitably create increased demands 

for housing, both during the period of the Core Strategy (to 2027), and in 

subsequent years.  This in turn will in our view require additional land for 

housing in the Borough on land currently in the Green Belt over these 

periods. 
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Theme 1 : Growing a Prosperous Economy 

1.4 Objective PE1 – Safeguarding existing employment land and premises to 

ensure that there is adequate space for business.  We support this objective, 

which safeguards existing employment land and premises, to ensure that 

there is adequate space for business to locate in the Borough.  This theme is 

particularly important for Salfords, which is at the heart of the Gatwick 

Diamond, and is also within 3 miles of Gatwick Airport to the south.  It has 

two of the Borough’s four Principal Employment Areas.  These are the 

Perrywood Business Park, Salfords, which lies at the heart of our proposed 

sustainable urban extension on Land East of Salfords and South of 

Whitebushes.  The other is within walking and cycling distance of our 

proposed sustainable urban extension, the Salfords Industrial Estate.  These, 

together with the significant employment generated from East Surrey 

Hospital makes our proposed sustainable urban extension unrivalled in its 

location in relation to existing employment areas. 

1.5 Objective PE 2 – Provide flexibility for local businesses to start up, grow, 

diversify and prosper.  We support this objective, which is consistent with 

Core Strategy CS5, which seeks to ensure that there are a range of types 

and sizes of employment premises to cater for the needs of established 

growing, and start up businesses, as well as ensuring sufficient flexibility to 

meet their changing needs and attract new businesses.  The presence of two 

of the Borough’s Principal Employment Areas adjacent to our proposed 

sustainable urban extension provides this opportunity, not only for existing 

population, but also to the new residents.  There is an extensive variety of 

business and warehouse premises within these two Principal Employment 

Areas, which provide a wide range of types and types of premises, which 

would enable this objective to be achieved in this part of the Borough. 

1.6 Objective PE3 - Help new development to deliver jobs and skills for local 

people.  We support this objective.  The proposed sustainable urban 

extension on land East of Salfords and South of Whitebushes has the 

potential for accommodating in the order of 2,300 new homes, together with 

a new primary school, and a local centre and community facilities.  These 

would generate new jobs.  In addition, there would be a significant number 

of jobs created in the construction of this new community, and well as for 

the support businesses.  The new residents would also provide a significant 

workforce, many of whom could work locally, not only in the two Principal 

Employment Areas, but also at East Surrey Hospital and in the shops and 

businesses in Salfords.  All of these locations are within walking/cycling 

distance of the proposed new community. 

1.7 Objective PE5 and PE6 – Protect the viability of small scale but vital local 

shopping areas, and ensure that they are resilient and able to respond to 

future changes.  We support this objective.  The local centre of Brighton 

Road, Salfords, lies directly to the West of land East of Salfords/South of 
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Whitebushes, and is easily accessible by foot/cycle, as well as having direct 

road access via Honeycrock Lane.  This local centre has a mix of 

convenience shops, as well as restaurants, cafes, and service businesses.  

These would all benefit significantly from the additional population which 

would be in the order of 5,000 new residents.  By helping to retain these 

shops and businesses, this key objective would be achieved at Salfords. 

Theme 2 : Building self-reliant communities. 

1.8 Objective SC1 – To ensure that new development makes the best use of 

land whilst also being well designed, and protecting and enhancing local 

character and distinctiveness.  We support this objective.  The creation of a 

sustainable urban extension East of Salfords and South of Whitebushes 

would provide the opportunity of achieving a comprehensive and high quality 

scheme, as well as being contained in the landscape due to its strong 

boundaries.  It is directly adjacent to the existing settlement of Salfords to 

the west; the existing settlement of Whitebushes to the north; and having 

strong natural hedge and tree boundaries along its eastern and southern 

boundaries, as well as being boarded by the existing roads (Honeycrock Lane 

and Picketts Lane to the east, and Cross Oak Lane to the South).  Within 

these boundaries, the existing natural features and topography would create 

a natural framework for the masterplanning, which would retain the 

important natural features, such as the woodland, hedgerows and streams, 

which in turn would create the context for the masterplanning of the 

proposed housing, public open space, community facilities and services, and 

related infrastructure. 

1.9 Objectives SC2 to SC11 and 13 (as relevant) – Detailed objectives for new 

development.  We support all of these objectives, which would be 

incorporated in the masterplanning of land East of Salfords and South of 

Whitebushes sustainable urban extension.  These would include:- 

 An appropriate mix of housing types and sizes, offering a good standard 

of living to future occupants; (Objective SC2). 

 Minimise the impacts of the development, and the development process, 

on local residents and local amenity; (Objective SC3) 

 Provide open space as part of new development, including new outdoor 

sport and recreation provision (Objective SC5). 

 Provide adequate parking, whilst recognising the need to encourage 

sustainable transport choices (Objective SC6). 

 Incorporate safe and well designed access for vehicles, pedestrians and 

cyclists (Objective SC7). 
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 Incorporate passive and active energy efficiency measures and climate 

change resilience measures (Objective SC8).  

 Ensure development is located away from areas at risk of flooding, and 

does not increase flood risk elsewhere (Objective SC9). 

 Protect, and where possible, enhance important landscape and 

biodiversity features and areas (Objective SC10). 

 Contribute to the Borough’s comprehensive green infrastructure network 

(Objective SC11). 

 Conserve and enhance heritage assets (Objective SC13). 

1.10 Objective SC12 – Control development in the Green Belt to safeguard its 

openness.  We support this objective, whilst at the same time recognising 

that there is a policy requirement for land to be taken out of the Green Belt in 

order to meet the Borough’s housing requirement, not only for the period of 

the Core Strategy (to 2027), but also for the longer term housing needs well 

beyond the Plan period.  This is commented on further in Sections 2 and 3 of 

these submissions, where we conclude that the Land East of Salfords and 

South of Whitebushes are, when assessed against the NPPF Green Belt 

Responses, two of the most suitable sites to be taken out of the Green Belt. 

Theme 3 : Place shaping, including development sites. 

1.11 Objective CS3 – Allocation of sites for development across the Borough 

consistent with the Core Strategy and sustainability principles.  We support 

this objective, but we do not consider that this Plan sets out all of the 

requirements for allocating land.  In making reference to the relevant Core 

Strategy Policies, it lists the following policies:- 

 Policy CS6 : Allocation of land for development (to 2027). 

 Policy CS13 : Housing delivery (to 2027). 

 Policy CS8 : Housing locations (by Area) (to 2027). 

However, the Plan omits to make reference to Core Strategy Policy CS3(4d) 

which states that the Plan must:- 

“Ensure clearly defined and readily recognisable boundaries which are likely 

to be permanent and are capable of enduring beyond the plan period.” 

The supporting text to this Policy is in paragraph 5.3.6 of the Core Strategy, 

where it states:- 
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“National policy also requires that Green Belt boundaries should be capable 

of enduring beyond the plan period.  Further work will be undertaken as part 

of the DMP – based on both existing evidence and new studies such as the 

detailed Green Belt review – to consider where land should be safeguarded.  

Safeguarded land to meet development needs beyond the current plan period 

would only be allocated for development through a Local Plan review 

process.” 

This has so far not been done in this version of the DMP.  We have therefore 

in these submissions extended the Council’s Green Belt Review work, to 

comply with the NPPF, as set out in our Section 2 on the ‘Green Belt 

Review’.  It concludes that further significant land will need to be excluded 

from the Green Belt, to comply with the NPPF requirement as stated.  

Further, we consider that the Council has been ‘over-optimistic’ in its 

assessment of the amount of land in the identified Areas of Search for 

Sustainable Urban Extensions.  Land East of Salfords and South of 

Whitebushes would, in our submission, address both of these failures of the 

current Plan, and would make the Plan ‘sound’.  This land was referred to 

specifically by the Planning Inspector at the Core Strategy Examination, and 

presents a golden opportunity to ensure that this Plan is found ‘sound’, by 

having sufficient land for housing, not only for the Plan period (to 2027), but 

also well beyond 2027, as required by the NPPF.  This will be addressed 

further in the following Sections of these Submissions. 

We are aware that the Spatial Strategy in the Core Strategy focuses 

sustainable urban extensions around ‘main towns’, these being the urban 

areas of Horley, Merstham, Redhill and Reigate.  However, this overall 

Spatial Strategy is referred to in the Sustainable Urban Extensions Report 

2013 (paragraph 8.31) as a ‘prioritisation tool’, rather than being used to 

exclude areas altogether.  Salfords is clearly a significant urban area, 

containing not only housing and related facilities and services, but also two 

principal employment areas, and a railway station.  Therefore we are 

consistent with this ‘evidence base’ document, by exploring other areas 

(such as Land East of Salfords and South of Whitebushes).  This approach 

was supported by the Planning Inspector at the Core Strategy Examination 

Hearing, who also recommended in his Report that Land at Salfords be 

investigated further to ascertain its potential as a “growth opportunity” 

(paragraphs 57 and 58).  It is clear in our view that the areas of Search 

around Horley, Redhill and Reigate do not have the capacity to accommodate 

the required housing for the period of the Core Strategy and the years 

following, as required by the NPPF.  Further, we also question whether they 

can even accommodate the housing land required to 2027, as our critical 

assessment of the Council’s Green Belt Review demonstrates. 

1.12 Objective PS4 – Plan for improvements to existing infrastructure and 

Services and/or the provision of new infrastructure and services, to meet the 

needs created by new development.  We support this Objective.  This 
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objective would be fully addressed in the masterplanning for Land East of 

Salfords and South of Whitebushes sustainable urban extension.  It is also 

addressed in Section 3 of these submissions, which sets out the scheme 

benefits, including reference to existing and proposed infrastructure and 

services.  Of particular significance is the obvious sustainability benefits of 

the site, with its proximity to the Salfords railway station; within walking 

distance of the Fastway bus service to Redhill and Gatwick Airport / 

Crawley; its proximity to main roads; and being adjacent to Salfords, with its 

significant employment areas, and range of local facilities and services. 
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2. Comments on the Proposed Policies 

2.1 The DMP incorporates proposed policies for each of the three Objectives 

(Themes), as set out in Section 1 of our submissions.  We therefore propose 

to make specific comments on each of these proposed policies, where they 

relate to our proposed sustainable urban extension on Land East of Salfords 

and South of Whitebushes.  These not only relate to the site itself, but also 

to its sustainability credentials, such as its proximity to two of the four 

Principal Employment Areas in the Borough; its location at the heart of the 

Gatwick Diamond and to Gatwick Airport; and its excellent position in 

relation to public transport, including Salfords railway station and the 

Fastway Bus Service. 

2.2 The policies are considered under the following headings:- 

 Economic Development Policies. 

 Building Self-Reliant Communities Policies. 

 Potential Development Sites. 

Economic Development Policies 

2.3 EMP1 – Principal Employment Areas.  We support the two Principal 

Employment Areas of Perrywood Business Area, Salfords, and Salfords 

Industrial Estate.  We also support the defined boundaries of these two 

employment areas as shown on page 16 of the DMP.  We support the 

retention of these areas for employment uses, and also the emphasis on 

‘flexibility’ in order to enable these areas to continue to function in a 

sustainable and viable way.  These two areas underline the sustainability of 

Land East of Salfords and South of Whitebushes, with their extensive 

employment opportunities. 

Building Self-Reliant Communities Policies. 

2.4 We support the policies in the DMP many of which relate to the 

masterplanning of sustainable urban extensions.  These would all be 

embraced within the proposals for a sustainable urban extension East of 

Salfords and South of Whitebushes.  The relevant policies are as follows:- 

 DES1 : The design of new development. 

 DES5 : Housing mix. 

 DES6 : Delivering high quality homes. 

 DES8 : Construction management. 
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 DES9 : Safeguarding against the effects of noise, air and light pollution. 

 OSR2 : Open space in new developments. 

 OSR3 : Outdoor sport and recreation. 

 TAP1 : Access, parking and servicing. 

 TAP2 : Airport car parking. 

 CCF1 : Climate change. 

 CCF2 : Flood risk. 

 NHE1 : Landscape protection. 

 NHE2 : Protecting and enhancing biodiversity/geology. 

 NHE3 : Protecting trees and woodland areas. 

 NHE4 : Green infrastructure. 

 NHE8 : Sustaining and enhancing buildings of Special and Local 

Architectural or Historic Interest. 

2.5 We understand that the proposed policy which relates to Development within 

the Green Belt (Policy NHE5) would not be relevant to any of the proposed 

sustainable urban extensions (including our proposed site on Land East of 

Salfords and South of Whitebushes, if included in the DMP)  once it was 

released for development by the Council.  On this understanding we do not 

object to this policy. 

Potential Urban Extensions 

2.6 The DMP is required to identify land which is required to provide the amount 

of housing as contained in the adopted Core Strategy (2014).  The amount 

of housing totals up to 1600 dwellings as sustainable urban extensions 

(Figure 7 of the Core Strategy). 

2.7 The DMP is also required to ensure that sufficient land is taken out of the 

Green Belt, and serve as sustainable urban extensions not only for the period 

of the Core Strategy, but also for the longer term.  This is set out in the 

Plans Proposed Policy Approach MLS1 (Phasing of Urban Extension Sites) 

and Proposed Policy Approach MLS2 (Safeguarding Land for Development 

Beyond the Plan Period).  We therefore submit that a conservative timescale 

for this ‘longer term’ is 5 years, and therefore land for an additional 2,300 

dwellings (approximate) is required (based on the current annual requirement 

of 460 new dwellings per annum – Figure 7 of the Core Strategy). 
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2.8 Therefore this DMP should define the areas to be excluded from the Green 

Belt (for the Plan period and subsequent 5 years) to accommodate in the 

order of 3,900 new dwellings.  We submit that these submissions conclude 

that the current version of the DMP falls far short of this amount, as the 

Table 14 in the Sustainable Urban Extensions (Stage 2) Technical Report 

estimates only 1,155 new dwellings on the proposed land parcels to be 

excluded from the Green Belt.  This falls short by about 2,745 dwellings.  

Our proposed land parcels East of Salfords and South of Whitebushes would 

resolve this shortfall, and make this DMP ‘sound’ (see table – Appendix F). 

2.9 We further submit that the estimate of 1,155 dwellings to be provided from 

these land parcels is an over estimate.  Our own Green Belt Review 

Assessment (Appendix B and Appendix F) puts this figure at 489, creating a 

further shortfall of 666 dwellings, making the total estimated shortfall 3,411 

dwellings. 

2.10 In considering the proposed sustainable urban extensions in the DMP, we 

have carried out a critical review of the Council’s Green Belt Review.  A plan 

showing all of the Areas of Search as contained in Appendix A, together 

with our recommended Sustainable Urban Extensions.  Appendix B contains 

the DMH Stallard assessment of the Green Belt Review as it relates to the 

sustainable urban extension proposed in the DMP. 

2.11 In the following paragraphs we will summarise our assessment of the 

potential of the proposed urban extensions.  This assessment includes our 

view on what Green Belt boundaries (if any) for each of these sites should be 

revised.  The proposed revised boundaries will be shown on the plans in 

Appendix C. 

2.12 Having set out these proposed sustainable urban extensions, the following 

Section (Section 3) will consider the potential amount of housing which 

could be accommodated in each site, with reference to information contained 

in the Sustainable urban Extensions Report June 2016. 

2.13 In deciding whether a site could be considered as a sustainable urban 

extension, reference will be made to the criteria as set out in the Council’s 

Green Belt Review.  Paragraphs 3.29 – 3.31 of the Review set out the 

criteria as follows:-  

“3.29 In order to inform the identification of land parcels that may 

potentially be suitable for development, it is necessary to draw 

these individual assessments into an overarching conclusion as to 

the importance and value of each particular parcel to the purposes 

and integrity of the Green Belt and, as a consequence, the degree 

of harm which would arise should it be released. 

3.30 For the purposes of this study, the overall conclusion for each 

parcel is based on a simple cumulative scoring mechanism (1, 2 
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and 3 respectively for ratings of lower, moderate and higher).  As 

there is no implied “importance” in national policy between the 

various purposes, no weighting has been applied.  These overall 

scores have then been presented in Tables 6 and 7 overleaf in the 

form of a prioritisation with those land parcels assessed as having 

a greater cumulative contribution to the purposes of the Green 

Belt being identified as a higher priority for protection. 

3.31 In terms of interpretation and use of these conclusions to inform 

decision-making on site allocations, those parcels currently in the 

Green Belt which make either: a) a higher contribution to any 

purpose, or b) a moderate (or greater) contribution to three or 

more purposes, should not be considered for release as there 

would be direct conflict with the principle of Core Strategy Policy 

CS3(3b)6.  For other sites, and sites currently beyond the Green 

Belt in Horley, their overall ranking should be used to inform 

prioritisation along with the results of the separate constraints 

assessment.” 

2.14 Therefore only those land parcels which we have assessed as having: 

 Less than 3 ‘moderate’ Core Belt scores (Green Belt purposes); 

 Any ‘higher’ Green Belt scores (Green Belt purposes); 

are not considered appropriate to remove from the Green Belt.  This leaves 

the following land parcels which in our assessment could be removed (as 

least in part) from the Green Belt, and developed for housing:- 

ERM1 : Land at Hillsbrow, Redhill. 

ERM5 : Land North of Bletchingley Road, Merstham. 

SSW2 : Land at Sandcross Lane, Reigate. 

SSW7 : Hartswood Nursery. 

SSW9 : Land at Dovers Farm, Reigate. 

SHE4 : Land at The Close, Horley. 

Land East of Salfords. 

Land South of Whitebushes. 

2.15 Each of these land parcels are now considered further, summarising the 

results of our Green Belt Assessment (our Appendix B), and assessing the 

amount of housing which could be provided. 
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2.16 In coming to the conclusion of the amount of housing which each land parcel 

could accommodate, references are made to the Sustainable Urban 

Extensions (Stage 2) Specific Technical Report – Land Parcel Assessments 

(June 2016). 

2.17 In carrying out these assessments, it is clear that the selected land parcels in 

the current DMP are wholly inadequate to provide sufficient new housing for 

the period of the Core Strategy and in the following years, as required by the 

NPPF.  We demonstrate that Land East of Salfords and South of 

Whitebushes are therefore essential to be excluded from the Green Belt and 

available for new housing, in order for this DMP to be found ‘sound’. 

2.18 It is to be noted that all of our summary assessments in the following 

paragraphs in relation to the Green Belt purposes are supported by the 

detailed technical assessments which are contained within Appendix B of 

these representations. 

Potential Housing Sites – Redhill 

ERM1 : Land at Hillsbrow, Redhill 

2.19 This land parcel is located on the southern side of the A25, to the east of 

Redhill.  Our Green Belt Assessment concludes that it has some potential for 

new housing, but that any masterplanning will need to recognise that there is 

a need to prevent the merging of Redhill with Nutfield/ South Nutfield, and in 

minimising encroachment into the countryside.  New housing should 

therefore be limited to the western part of the land parcel. 

2.20 The DMP Sustainable Urban Extensions Land Parcel Assessment has not 

limited the area for new housing into this western part, but extends it over 

almost the whole site.  We therefore consider that the proposed area for new 

housing should be reduced from 4.1 hectares in the DMP (Masterplan) to 3.3 

hectares.  This would reduce the potential of this land parcel from 102 

dwellings to 82 dwellings, using the average of 25 dwellings per hectare. 

Potential Housing Site – Merstham 

ERM5 : Land North of Bletchingley Road, Merstham 

2.21 This land parcel is located directly to the north of Bletchingley Road, and 

borders Merstham on its western boundary.  Our Green Belt Assessment 

concludes that it has some potential for new housing, but masterplanning 

will need to recognise that there is a need to check the unrestricted sprawl 

of Merstham eastwards, and minimise the encroachment into the 

countryside.  New housing should therefore be limited to the western and 

central parts of the land parcel, closest to the existing built up boundary of 

Merstham. 
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2.22 The DMP Sustainable Urban Extension Land Parcel Assessment does 

recognise this requirement.  We therefore consider that the proposed area for 

new housing of 3.7 hectares is appropriate, which totals 92 dwellings using 

the average of 25 dwellings per hectare. 

Potential Housing Sites – Reigate: 

SSW2 – Land at Sandcross Lane, Reigate 

2.23 This land parcel is located to the western side of Reigate, off Sandcross 

Lane.  Our Green Belt Assessment concludes that it has some potential for 

new housing, but masterplanning will need to recognise that there is a need 

to check the unrestricted sprawl of Reigate to the west, and minimising the 

encroachment into the countryside.  New housing should therefore be limited 

to the eastern and central parts of the land parcel, closest to the built up 

area of Reigate. 

2.24 The DMP Sustainable Urban Extensions Land Parcel Assessment does 

recognise this requirement, but in our view the proposed housing extends too 

far to the west in the northern part.  We therefore consider that the proposed 

area for new housing should be reduced from 8.6 hectares to 6.5 hectares.  

This would reduce the potential of this land parcel from 215 dwellings to 

162 dwellings, using the average of 25 dwellings per hectare. 

SSW7 : Hartswood Nursery 

2.25 This land parcel contains the Hartswood Nursery site, which fronts onto the 

A217, and adjoins the built up area boundary of Reigate on its northern 

edge.  Our Green Belt Assessment concludes that it has some potential for 

new housing, but masterplanning will need to recognise that there is a need 

to check the unrestricted sprawl of Reigate in the south, and minimising the 

encroachment into the countryside.  Development should therefore be limited 

to the eastern and central parts of the site, closest to the existing boundary 

of Reigate. 

2.26 The DMP Sustainable Urban Extensions Land Parcel Assessment does not 

recognise this requirement, proposing only a minimal landscape buffer along 

the parcels southern edge.  We therefore consider that the proposed area for 

new housing in this land parcel should be reduced from 1.1 hectares to 0.8 

hectares.  This would reduce the potential of this land parcel from 27 

dwellings to 20 dwellings, using the average of 25 dwellings per hectare. 

SSW9 : Land at Dovers Farm, Reigate 

2.27 This land parcel is located on the southern edge of Reigate, adjacent to the 

built up area boundary of Reigate on its northern edge.  Our Green Belt 

Assessment concludes that it has some potential for new housing, but 

masterplanning will need to recognise that there is a need to check the 
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unrestricted sprawl of Reigate to the south, and minimising the 

encroachment into the countryside.  There should therefore be a significant 

landscape buffer on its southern and eastern boundaries. 

2.28 The DMP Sustainable Urban Extensions Land Parcel Assessment does not 

recognise this requirement on its southern boundary, proposing only a 

minimal landscape buffer.  We therefore consider that the proposed area for 

new housing in this land parcel should be reduced from 3.3 hectares to 3 

hectares.  This would reduce the potential of this land parcel from 82 

dwellings to 75 dwellings, using the average of 25 dwellings per hectare. 

Potential Housing Site – Horley 

SEH4 : Land at The Close, Horley 

2.29 This land parcel lies on the south eastern edge of Horley, and currently 

comprises a variety of land uses including commercial, storage and 

residential.  Our Green Belt Assessment concludes that it has some potential 

for new housing, but masterplanning will need to recognise that there is a 

need to check the unrestricted sprawl of Horley to the south and east, and 

prevent the merging of Horley with Gatwick Airport.  Development should 

therefore ensure that the south east corner is retained as open land, being 

within the designated ‘Gatwick Airport Open Setting’ designation. 

2.30 The DMP Sustainable Urban Extensions Land Parcel Assessment does 

recognise this requirement for openness along its southern boundary.  We 

therefore consider that the proposed area for new housing of 2.3 hectares is 

appropriate, which totals 58 dwellings using the average of 25 dwellings per 

hectare. 

Potential Housing Sites – Salfords/Whitebushes 

Land East of Salfords 

2.31 This land parcel is located directly to the east of Salfords, with the whole of 

its eastern boundary bordered by warehousing/commercial/depot/residential 

and the railway and Salfords station.  Its northern boundary is bordered by 

the Perrywood Business Park.  Our Green Belt Assessment concludes that it 

has potential for new housing, and that any masterplanning will need to 

recognise that there is a need to safeguard the countryside from 

encroachment.  Development should therefore ensure that its eastern and 

southern boundaries have sufficient landscape buffering. 

2.32 Taking account of the incorporation of this landscape buffering, as well as 

the retention of woodland within the parcel, as recognised in the ‘Vision 

Document’ contained in Section 3 of this submission, the proposed area for 

new housing is approximately 35 hectares.  This would total 875 dwellings, 

using the average of 25 dwellings per hectare. 
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Land South of Whitebushes 

2.33 This land parcel is located directly east of South Earlswood, and adjoining 

Whitebushes on its northern boundary.  It is also bordered on the west by 

the London/Brighton railway.  Our Green Belt Assessment concludes that it 

has potential for new housing, and that any masterplanning will need to 

assist in the safeguarding of the countryside from encroachment, and 

prevent the merging of Salfords with South Earlswood.  Development should 

therefore ensure that its eastern boundary has sufficient landscape buffering, 

and that a sufficient ‘local gap’ is retained between Salfords and 

Whitebushes.  This would be achieved by retaining significant open space 

either side of the Salfords Stream which flows through the site. 

2.34 Taking account of the incorporation of the landscape buffering and the 

significant open space either side of Salfords Stream, as recognised in the 

‘Vision Document’ contained in Section 3 of this submission, the proposed 

area for new housing is approximately 45 hectares.  This would total 1,125 

dwellings using the average of 25 dwellings per hectare. 
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3. Benefits of Land East of Salfords and South of 

Whitebushes as a Sustainable Urban Extension 

3.1 We have considered the potential for land to be excluded from the Green 

Belt, consistent with the Reigate and Banstead Core Strategy and submit 

that Land East of Salfords and South of Whitebushes presents an unrivalled 

opportunity to create a sustainable urban extension which would 

accommodate sufficient new housing to ensure that this plan is ‘sound’. 

3.2 In this Section we will set out the main benefits of this land which confirm 

its suitability to create a new community which will not only contain new 

housing, but will ensure that the natural features within the site are retained 

and enhanced.  This includes the areas of woodland; the footpaths and 

bridleways; the important hedgerows, and the natural setting of the Salfords 

Stream which flows through the northern part of the site. 

3.3 This Land East of Salfords and South of Whitebushes provides the 

opportunity to create a new sustainably located, high quality development to 

Salfords and Whitebushes, set within a landscape network of public open 

space; water features; sports pitches; allotments; and existing woodland.  

3.4 The proposal includes the provision of at least 2,000 homes. The housing 

mix will consist of detached, semi-detached and terraced homes, and flats. 

The proposal also includes the provision of non-residential uses, including 

retail, recreational and community facilities.  This amount of housing is based 

on an average net density of 25 dwellings per hectare, consistent with the 

assessment criteria used in this Report for all sites.  However, we consider 

that it could easily accommodate 2,300 dwellings if required. 

3.5 The site presents the opportunity to deliver significant benefits to existing 

and future communities, local wildlife and biodiversity. These can be 

summarised as follows: 

New Community and Employment Uses 

 Potential for a new primary school for existing and new residents;  

 Local centre and community facilities. 

New and Improved Landscape Amenity Space 

 New sports pitches, recreation, leisure and children’s play;  

 New allotments and community gardens. 
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Wildlife and Biodiversity 

 Important trees and hedgerows maintained together with significant new 

planting to maintain visual enclosure and to encourage local wildlife, flora 

and fauna; 

 Creation of green linkages into wider countryside. These would serve as 

ecological corridors for wildlife; 

 The creation of sustainable urban drainage systems (SUDS), encouraging 

wildlife and providing attractive landscape features.   

Environmental Sustainability 

 Layout orientated to maximise passive solar gain and opportunities for 

energy generation;  

 The creation of SUDS including swales and attenuation ponds.. 

Urban Design and Density 

 A new green corridor to protect and enhance Salfords Stream and  ensure 

separation between Whitebushes and Salfords; 

 Housing which would be in keeping with the local context in terms of 

density, design and mix; 

 Network of open spaces offering opportunities for formal and informal 

recreation and children’s play. 

Movement and Transport 

 The site is within walking distance of a railway station (Salfords); in 

contrast with the currently proposed urban extensions in the Core 

Strategy (see Plan in our Appendix D). 

 The additional new housing would provide a catalyst for improvements to 

the train services, including the provision of a new station car park; 

 New bus stops for regular services to Reigate, Horley, Gatwick Airport 

and Crawley; 

 Maintain and enhance the `Millennium Trail` footpath and bridleway, 

through the site, thus strengthening links between the communities of 

Whitebushes and Salfords; 

 Highway improvements necessary to accommodate this sustainable urban 

extension. 
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3.6 A ‘Vision Document’ for this site has been prepared, which expands upon 

this description, and has been submitted to the Borough Council, and also to 

the Planning Inspector for the Core Strategy Hearings.  This is contained in 

Appendix C of these representations. 

3.7 Of particular relevance in the Vision Document is the focus on the 

sustainability of the site.  It is our view that the sustainability attributes of 

this site was at the heart of the Planning Inspector’s recognition of this site 

as having the potential as a ‘sustainable urban extension’.  The Vision 

Statement includes a ‘Facilities Audit’, which demonstrates in detail how this 

site meets the ‘Building for Life’ criteria, as contained in their “Shaping 

Neighbourhoods Best Practice Neighbourhood Design Guide”, through 

existing local facilities and the potential to provide new facilities on-site as 

part of a sustainable urban extension.  (‘Building for Life’ is a tool to assess 

and compare the quality of proposed neighbourhoods, led by the Design 

Council CABE; Home Builders Federation; and Designs for Homes).  The 

Audit includes accessibility criteria to schools, shops, employment, leisure, 

playing fields, public transport, local parks and medical facilities.  It 

concludes that this site “… generally exceeds expectations of assess to 

facilities and services as identified by this Best Practice Design Guide. 

3.8 The Vision Statement also contains a ‘Connectivity Audit”, which 

demonstrates the excellent ‘connectivity’ of this site, both with nearby 

towns such as Crawley, Reigate and Redhill, but also with Gatwick Airport, 

London and Brighton. 

3.9 Salfords railway station is located adjacent to the western boundary of the 

site, offering services to major interchange stations in London, including 

Victoria, London Bridge, and also to Brighton, Gatwick Airport and Lewes.  

From December 2015, improvements to services at Salfords Station have 

been introduced.  The Monday to Friday off peak service has been increased 

to run at half hourly intervals instead of hourly, and a new all year Sunday 

service has been introduced on an hourly basis, instead of May to September 

only. 

3.10 The majority of the site is within walking distance of Salfords railway station 

(within 800 metres).  In contrast, the majority of the proposed urban 

extensions in the Core Strategy do not provide this level of accessibility.  

Land South West of Reigate is over a mile from Reigate railway station, and 

the majority of the land East of Redhill is also outside of this walking 

distance.  This is clearly shown on the plan in Appendix D of this submission.  

3.11 The site is also very well served by bus, with three stops located within 400 

metres to the north and west.  Bus services, including ‘Fastway’ run along 

the nearby A23, and additional services run immediately to the north of the 

site, at Whitebushes.  



   

 

  

 

 

 

 

18 
 



3.12 The site also benefits from a comprehensive network of footpaths and cycle 

routes.  A number of routes connect to the site including ‘The Millenium 

Trail’, which links the site to Horley, Whitebushes and Redhill. 

3.13 There are also very good road connections from the site to the strategic road 

network.  The A23 is located approximately 300 metres to the west of the 

site, and the M23 is located to the east, and accessible via either junction 8 

or 9. 

3.14 This site provides the opportunity to provide new sustainable urban 

extensions which could be phased as follows (Appendix E):- 

 Phase 1 : South of Whitebushes 

This could create a sustainable extension to Whitebushes, well related to 

the existing housing, and well contained within the existing landscape; 

 Phase 2 : East of Salfords (North) 

This would result in a continuation of Salfords to the east providing 

additional housing; facilities and services; including a primary school; 

improvements to the Salfords Railway Station car park; additional local 

shops and community buildings; and public open space. 

 Phase 3 : East of Salfords (South) 

This would result in the continuation of the eastern sustainable urban 

extension of Salfords, contained within the well defined boundaries of 

Picketts Lane and Cross Oak Lane. 

3.15 In considering this site as a suitable urban extension, we understand that 

there is a need to ensure that it is ‘deliverable’.  We have confirmed through 

our submissions on the Strategic Housing Land Availability Assessment 

(SHLAA 2014) that this site is suitable, available and achievable, being in the 

sole ownership of Quintain Limited. 

3.16 The Borough Council recognises the single ownership of the site by Quintain 

Limited in the 2014 SHLAA, and also that there are no known legal or other 

constraints to the availability of the site for development.  It is also accepted 

that: 

“… a scheme of this size and characteristic would likely be delivered by a 

consortium of house builders/developers operating jointly and would likely 

attract interest from established house builders who would likely have the 

capacity to deliver.  A scheme of this magnitude would likely to be delivered 

in a number of discrete phases.  Delivery rates of around 40 – 50 dwellings 

per annum could be achieved on a site such as this.  Assuming three 
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developers operating the site, a development of the scale could be completed 

within 12 to 15 years from commencement”. 

3.17 In developing this site, the 2014 SHLAA identifies certain potential impacts 

which would need to be considered in creating this sustainable urban 

extension.  This comprise: 

 Landscape; 

 Ecology; 

 Transport infrastructure; 

 Flooding and drainage; 

 Heritage. 

3.18 In order to ensure that all of the potential impacts of these proposed 

sustainable urban extensions are addressed in our on-going submissions, we 

submitted a Request for a Screening Opinion on 7 May 2015.  This Request 

was in relation to the creation of a sustainable urban extension on this site, 

for a mixed-use scheme of approximately 2,300 homes; local centre; primary 

school; car parking for Salfords Railway Station; playing fields, and related 

infrastructure.  The Borough Council provided a Screening Opinion on 21 

May 2015. 

3.19 In the following paragraphs, we address the potential impacts, as set out in 

paragraph 3.15 of this submission, and as identified in the 2014 SHLAA and 

the Screening Opinion, and demonstrate that all of these can be satisfactorily 

addressed. 

Landscape Impact 

3.20 The 2014 SHLAA identified ‘landscape impact’ as one of the key issues.  

This has been reiterated on the Screening Opinion, which states that with a 

scheme of this size, there is a need for an adequate landscape assessment.  

It further recognises that the site is not within any landscape designations. 

3.21 The proposed scheme for this site is ‘landscape-led’, and will form natural 

urban extensions to the built-up areas of Salfords and Whitebushes.  The 

undulating nature of the site aids to effectively screen sections of the site 

from the wider area.  There is also significant mature vegetation, trees, 

hedgerows and woodland, both within and adjacent to the site.  In addition, 

the mature vegetation within the site, provides the opportunity to sub-divide 

the site and retain the landscape structure. 

3.22 A Preliminary Landscape and Visual Appraisal Report has been submitted in 

support of this site.  It included a Landscape Context Plan; Landscape Site 
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Appraisal Plan; Landscape Opportunities and Constraints Plan; and a 

comprehensive series of Site Appraisal Photographs. 

3.23 This Report concludes that the site can satisfactorily accommodate a mixed 

use scheme.  A landscape strategy would include the following: 

 Retention of the existing boundary hedgerows, trees and woodlands 

whenever possible; 

 Creation of landscape ‘buffers’ adjoining the existing woodland and trees, 

especially the areas of Ancient Woodland; 

 Introduction of new belts of structural planting to re-inforce the existing 

strong natural boundaries of the site; 

 The retention of the Salfords stream valley of fields and hedgerows/trees; 

 The provision of landscape corridors either side of the north-south 

bridleway (No 401), in order to safeguard the existing hedgerows and 

mature trees adjoining these routes; 

3.24 This Landscape strategy would ensure that the important landscape features 

would be retained, and any visual effects when seen from the surrounding 

landscape minimised. 

Ecology 

3.25 The 2014 SHLAA identified ‘ecological impacts’ as one of the key issues, 

with particular reference to the Sites of Nature Conservation within the site.  

The Screening Opinion also identified these Sites of Nature Conservation, as 

well as cumulative impacts on other habitats.  It advised that investigation of 

baseline ecological information would be required as part of the promotion of 

this site as a sustainable urban extension. 

3.26 An Extended Phase 1 Habitat Survey has been submitted in support of this 

site.  It comprised a Desk Study; Phase 1 Habitat Survey; Survey of Plant 

Species; and Initial Assessment of Potential for Protected Species.  The 

Potential Sites of Nature Conservation Interest within the site were also 

addressed in the Survey (Brick Field; The Plantation; Perry Wood and Path), 

as well as all of the Ancient Semi-Natural Woodland. 

3.27 The Survey concluded that the site has development potential, and that 

sensitive Masterplanning would ensure the safeguarding of the ecological and 

nature conservation interests.  The most important habitat resources within 

the site are the woodlands and hedgerows, as well as Salfords Stream and a 

series of ponds. 
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3.28 The Masterplanning will ensure that the required distance between the 

Ancient Woodland and the housing and other uses will be maintained.  Also, 

that wherever possible, aged and veteran trees are retained outside Ancient 

Woodland. 

3.29 The area of Salfords Stream within the site will also be protected, as the 

scheme will avoid development in the floodplain.  Also, no protected plants 

were found on the site. 

3.30 As well as retaining the mature vegetation within the site, and protecting 

Salfords stream and floodplain, there will be ‘green linkages’ created to relate 

to the wider countryside, which would act as ecological corridors for wildlife 

movement.  In addition, the provision of Sustainable Urban Drainage Systems 

(SUDS), including swales and attenuation ponds, will encourage wildlife 

activity. 

Transport Infrastructure 

3.31 The 2014 SHLAA identified ‘transport infrastructure’ and ‘impact on the road 

network’ as key issues for this scale of development.  This is recognised, 

and a Transport Strategy has been submitted to the Borough Council. 

3.32 This Transport Strategy evaluated the transport conditions within and around 

the site.  This included the existing transport situation; addressed the site 

accessibility and integration with the surrounding area; provided an initial 

outline trip generation assessment; analysed the possible modal share; 

considered possible access points into the site; and concluded with finding 

and recommendations. 

3.33 The Transport Strategy concluded that the site has the potential to 

accommodate a mixed use scheme comprising approximately 2,300 

residential units, a primary school, and associated community facilities and 

public open space.  Access to the development site could be taken from a 

number of access points at locations from the existing surrounding road 

network.  New access points could be provided from Honeycrock Lane, 

Cross Oak Lane, Masons Bridge Road and Picketts Lane in the form of 

priority junctions and a new roundabout junction. 

3.34 A network of footpaths / pedestrian routes and cycle ways would be 

provided within the site to ensure permeability and linkage to the surrounding 

areas. 

3.35 Sustainable travel would be an integral part of the scheme, and it could be 

served by the diversion of existing bus services and / or the provision of a 

new bus service passing through the development.  Up to date bus 

infrastructure would be provided within the site together with improvements 

to bus stops and shelters in the surrounding area. 
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3.36 Travel Plans for each element of the site, in addition to an overarching Travel 

Plan could be provided to promote sustainable travel and ensure that 

awareness of the availability of sustainable travel modes is maximised. 

3.37 Improvements to the existing highway network are likely to be required to 

accommodate the increase in vehicle movements.  These improvements may 

include modifications to the roads surrounding the site, Honeycrock Lane and 

the existing junctions linking the site with the A23 Brighton Road. 

Flooding and Drainage 

3.38 The 2014 SHLAA identified ‘flood risk’ as a key issue, and commented that 

the site is transversed by Salfords Stream, and that a band of land around 

this watercourse is affected by Flood Zone 2 and 3.  The Council’s Screening 

Opinion also refers to these ‘flood zones’. 

3.39 Quintain Limited are fully aware of the flood zones around Salfords Stream, 

and none of the proposed housing, or the related built facilities and services 

would be located in the flood plain (Flood Zones 2 and 3).  The flood plain 

forms a natural ‘separation’ between Whitebushes and Salfords, and would 

ensure that the proposed sustainable urban extensions to these communities 

would be separated, and their identities retained.  

3.40 A Flooding and Drainage Assessment for the whole site has been carried out.  

It was based on information obtained from the Environment Agency, Thames 

Water, Reigate and Banstead Borough Council and Surrey County Council.  It 

defines the boundaries of Flood Zones 2 and 3 which will inform the detailed 

Masterplanning of this site.  The risk of flooding from flows originating from 

adjacent land is considered to be minimal.  Also, risk of flooding from 

groundwater, sewers and other sources is also considered to be minimal. 

3.41 With regards to drainage, there are a number of surface and foul water 

sewers immediately adjacent to the site.  Within Honeycrock Lane the 

records show a 150 mm diameter surface water sewer running in a westerly 

direction.  To the north of the site there are a number of surface water 

sewers within the residential area. 

3.42 There is a 225 mm diameter foul water sewer running in a westerly direction 

along Honeycrock Lane.  The records show that this sewer discharges into a 

pumping station immediately adjacent to Salfords Bridge.  From there, flows 

are pumped directly to Earlswood Sewage Treatment Works, approximately 2 

kilometres to the north. 

Heritage and Archaeology 

3.43 The 2014 SHLAA identified ‘settings of listed buildings within and adjoining 

the site’ as a key issue.  The Screening Opinion also makes reference to 

listed buildings. 
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3.44 These listed buildings are located within and around Dean Farm, which abuts 

the Salfords Stream.  As this area is within Flood Zones 2 and 3, there will 

be no proposed development within the setting of these properties.  They 

will be within the area remaining as countryside, ensuring the continued 

separation between Salfords and Whitebushes. 

Conclusions 

3.45 In the light of these assessments, we submit that the Land East of Salfords 

and South of Whitebushes would create a significant sustainable urban 

extension, which would be compliant with the objectives of the National 

Planning Policy Framework, and with the policies in the Reigate and Banstead 

Core Strategy.  Its exclusion from the Green Belt, and inclusion in the DMP 

as a potential sustainable urban extension would ensure that there was 

sufficient land identified to accommodate housing both within the DMP Plan 

period and also in the longer term, as required by the National Planning Policy 

Framework. 
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4. Conclusions 

4.1 This submission is made on behalf of Quintain Limited in relation to the 

emerging Reigate and Banstead Development Management Plan (DMP).  It 

specifically relates to Proposed Policy Approaches MLS1 (Phasing of Urban 

Extension Sites) and MLS2 (Safeguarding Land for Development Beyond the 

Plan Period).  It proposes Land East of Salfords and South of Whitebushes to 

be excluded from the Green Belt, and to form sustainable urban extensions 

to Salfords and Whitebushes. 

4.2 We consider that the DMP will require additional sustainable urban 

extension(s) to those contained in the adopted Reigate and Banstead Core 

Strategy, and that this would be a very suitable additional site.  This was the 

considered view of the Planning Inspector at the Core Strategy Examination 

Hearings, as he makes specific reference to the merits of this site in his 

Report on the Examination. 

4.3 The Planning Inspector further considered that the exclusion of this site from 

the Green Belt may cause less harm than the two chosen Sustainable Urban 

Extensions on land currently in the Green Belt(Reigate and Redhill/Merstham). 

4.4 The Core Strategy recognises that there will be a need for up to 1,600 

dwellings to be accommodated in the form of sustainable urban extensions 

up to 2027.  In addition, we submit that land for a further 2,300 dwellings 

will be required to be excluded from the Green Belt on this DMP Plan, in the 

form of ‘safeguarded land’ to accommodate new housing after 2027 without 

the need for a further Green Belt Review.  These together total a requirement 

of approximately 3,900 dwellings, of which this DMP only proposes land for 

1,155 dwellings.  This leaves a shortfall of approximately 2,745 dwellings in 

this DMP, which could be satisfied through the inclusion of Land East of 

Salfords and South of Whitebushes as a sustainable urban extension. 

4.5 As stated in paragraph 2.8 of these representations, we further submit that 

the estimate of 1,155 dwellings to be provided from the currently identified 

Area of Search is an over-estimate.  Our own Green Belt Review 

Assessment, as set out in detail in Appendix B of these submissions, puts 

this figure as 489, (Appendix B and paragraph 2.8) creating a further 

shortfall of 666 dwellings, making the total estimated shortfall 3,411 

dwellings.  This shortfall, potentially within the Core Strategy Plan period, 

could be remedied providing housing on part of the Land East of Salfords and 

South of Whitebushes in the Plan period to 2027.  For example, it could be 

the ‘Phase 1’, South of Whitebushes. 

4.6 This Submission also sets out principles of the Masterplanning for these 

proposed sustainable urban extensions.  It sets out the vision for the site, 

and in particular makes reference to the ‘Facilities’ and ‘Connectivity’ Audits 
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contained in the Vision Statement, which conform to the sustainability 

credentials of this site, not only in relation to its proximity to facilities and 

services, but also its close proximity to a railway station, unlike the urban 

extensions in the Core Strategy. 

4.7 This Submission also addresses the key issues raised by the Borough Council 

in relation to this site, as contained in the 2014 SHLAA and also in the 

Screening Opinion, (May 2015).  Each of the key issues have been 

addressed, with reference to the technical reports which have been 

submitted to the Borough Council during the period of the preparation of the 

Core Strategy.   

4.8 We therefore submit that the Land East of Salfords and South of 

Whitebushes should be incorporated in the emerging Reigate and Banstead 

Development Management Plan as sustainable urban extensions, and be 

excluded from the Green Belt. 
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1. Introduction

1 1 DMH Stallard [[P act on behalf of Quintain Estates & Development plc
(“Quintain”), in relation to the promotion of the Land East of Salfords and
South of Whitebushes as sustainable urban extensions to these settlements
(Appendix A).

1 .2 In making submissions, DMH Stallard LLP has submitted significant evidence-
based reports in support of the potential of this site to provide much needed
housing the related facilities in this part of the Borough (Appendix B). The
purpose of this Submission is to bring together the evidence submitted to
date, in order to demonstrate the merits of including this site in the emerging
Reigate & Banstead Development Management Plan (DMP). As this Plan is
currently at its formative stage, we consider that by summarising the site’s
key merits, it will reaffirm the opportunity that this site presents, as has
already been expressed both by the Reigate & Banstead Borough Council
itself during the process of preparing the now adopted Reigate & Banstead
Core Strategy (“Core Strategy”), and also by Martin Pike BA MA MRTPI, the
Planning Inspector appointed by the Secretary of State for Communities and
Local Government in his Report on the Examination into the Reigate &
Banstead Core Strategy Local Plan, in January 2014.

1 .3 This Submission is set out as follows:

Chapter 2 : Planning Context for these Submissions, with reference to
national and local planning policies;

Chapter 3 : The merits of Land East of Salfords and South of Whitebushes
as Sustainable Urban Extensions;

Chapter 4 : Conclusions.

1 .4 In relation to the merits of this site, we will focus particularly on the
‘Screening Opinion’ of Reigate & Banstead Borough Council on the proposed
scheme for this site, as set out in the DMH Stallard LLP Screening Statement
(May 2015). The proposal is for approximately 2,300 dwellings, together
with related recreational and community facilities. The proposed vision for
this site is set out in Chapter 3 of this Submission.
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2. The Planning Context for this Submission
2.1 The national planning context for sites such as this is embraced in the

National Planning Policy Framework (NPPF) 2012, and subsequent
Government Statements. This would be a significant ‘sustainable
development’, which the NPPF states as being ‘a golden thread running
through both plan-making and decision taking’ (paragraph 14). It would be a
positive opportunity to help meet the development needs of the area.

2.2 The area in which this site is located is recognised by Reigate & Banstead
Borough Council as being at the heart of a major area of employment, and as
a consequence, an area requiring significant new housing. The Core Strategy
states in paragraph 3.6 that the Borough sits at the heart of the Coast to
Capital Local Enterprise Partnership area and within the Gatwick Diamond
sub-region. The site is also close to Gatwick Airport which is continuing to
expand. The Core Strategy also states that the Borough has a growing
population, with the Government predicting an increase from approximately
140,400 in 2012 to 158,100 in 2022, to 165,700 by 2027 and 172,400 by
2032.

2.3 This predicted continuing population growth therefore not only requires the
delivery of at least 6,900 homes between 201 2 and 2027, but also a
significant number of homes post 2027. The Core Strategy recognises that
there will be a need for some of this new housing to be provided through
sustainable urban extensions between 201 2 and 2027 (approximately 1 600
homes), and therefore post 2027 there will be a need for significantly more
homes to be provided on greenfield land, including land currently designated
as Green Belt.

2.4 The Core Strategy recognises the need for land to be taken out of the Green
Belt; not only in the period of the Core Strategy (to 2027), but also beyond.
This approach is consistent with NPPF, which requires that when reviewing
Green Belt boundaries, local planning authorities should not only provide for
housing land for the period of the plan, but also additional land in order to
meet longer-term development needs stretching well beyond the plan period.
This land to be designated as ‘safeguarded land’ (paragraph 85>.

2.5 The Core Strategy recognises this requirement, and states that the revised
Green Belt boundaries ‘should be capable of enduring beyond the plan period’
(Policy CS3, and paragraph 5.3.6). As a consequence, the Council’s
Development Management Plan which is currently being prepared, and is the
subject of these representations, should exclude land from the Green Belt
both for the period of the Core Strategy (to 2027), and also to meet the
housing needs well beyond the Plan period, through the designation of
‘safeguarded land’.

2
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2.6 The Borough Council recognised that this land East of Salfords and South of
Whitebushes is a ‘development opportunity’ throughout the preparation of
the Core Strategy. They key stages of relevance are set out as follows:

Reigate & Baristead Borough Council Strategic Housing Land Availability
Assessment 2012

2.7 The site is (S201 1 SS1 2: Land between Mason’s Bridge Road / Picketts Lane
and the railway, Salfords) was reviewed within the 201 2 Reigate & Banstead
Borough Council SHLAA (published July 2012). The SHLAA stated:-

“The site may be considered potentially suitable for development subject to
further analysis and a Green Belt Review.”

It further stated that this 11 3 hectare site is sustainable, benefiting from
being directly adjacent to Salfords urban area and its facilities and services,
good accessibility to Salfords rail station and Fastway bus services.

Sustainable Urban Extensions Report 2012

2.8 A key ‘evidence base’ in support of this site for new housing is the
‘Sustainable Urban Extensions: Broad Geographic Locations Technical
Report’ (published by Reigate and Borough Council in November 2012). The
report consists of a five stage assessment to identify broad geographical
locations for urban extensions in the Borough. The site falls under site L (East
of Salfords) and partially under site M (South of Earlswood) (Section 4 to 8).
It is also the Council’s ‘key’ evidence base for considering Green Belt
releases, (Core Strategy Policy CS3).

2.9 The first stage ‘identifying sustainable opportunities for growth outside of
the Green Belt’ concluded “locations for strategic-scale growth within the
Green Belt will also need to be explored.”

2.10 The second stage ‘identifying the most sustainable locations for strategic-
scale growth within the Green Belt’ states that the sites (L & M) should be
shortlisted for further investigation as having the potential to accommodate a
strategic-scale urban extension sustainably.

2.11 The third stage “the level of flood risk in the most sustainable locations for
strategic-scale growth within the Green Belt” states that neither of the sites
(L & M) require a Sequential Test, and are suitable for new housing.

2.12 The fourth stage ‘the relative contribution to Green Belt functions in the
most sustainable location for strategic-scale growth within the Green Belt’
states that site L plays a relatively more limited role in terms of fulfilling the
Green belt functions and should be prioritised for further consideration. Site
‘M’ was only considered to be important ‘in part’, which is the area which
would remain undeveloped in the proposed Masterplan (Salfords Stream),

3
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2.13 The fifth stage ‘fit with overall spatial strategy’ - focusses development in
and around the Borough’s main towns of Reigate & Redhill, and not Salfords
(despite the significant amount of housing and employment which already
exists there). However, the Report states this Stage is to be ‘used as a
prioritisation tool’ rather than to be used to exclude areas altogether.

2.14 The document concludes that a longer term “development opportunity”, has
been identified to the East of Salfords.

Reigate and Banstead Core Strategy Representations I Examination

2.15 Throughout the preparation and Examination of the Reigate and Banstead
Core Strategy (2009 — 2014), DMH Stallard, on behalf of Quintain, have
submitted a number of representations and supporting documents, at all the
public consultation stages of the process.

2.16 Within the ‘Further Amendments’ stage of the Core Strategy, November,
201 2, Land East of Salfords was identified as a development opportunity
(paragraph 6.2.6). This was included following the Council’s comprehensive
Sustainable Urban Extensions Report (aforementioned), which recommended
the inclusion in the Core Strategy of the reference to this ‘development
opportunity’.

2.17 In our submissions on the Core Strategy, in 2013, Quintain put forward a
Vision for Land East of Salfords and South of Whitebushes. This Vision
proposes a mixed use sustainable urban extension which incorporates a
significant amount of new housing of up to 2,300 new homes. In addition, it
will incorporate new community uses including a new primary school; new
and improved landscape and amenity space; and additional car parking for
Salfords Railway Station.

2.18 This Vision also proposes a phased approach. The first phase could be south
of Whitebushes, adjacent to the existing housing and contained within strong
natural tree and hedgerow boundaries. The second phase could be to extend
Salfords eastwards, providing new housing, community facilities and services
including a new primary school; additional car parking at Salfords Station,
and public open space. The third phase would be south of the Perrywood
Business Park, contained within the well defined boundaries of Picketts Lane
and Cross Oak Lane.

2.19 This phased approach to the proposed new mixed use scheme provides the
opportunity for it to be implemented both during the period of the Core
Strategy, and also beyond. This would provide the Council with a continuing
supply of new housing which would help to ensure that the required housing
targets for the Council are met. This would be achieved in an area which in
our view can be excluded from the Green Belt without prejudicing its main
purposes.
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Reigate & Banstead Core Strategy Local Plan Inspectors Report

2.20 The Inspectors Report (published 31st Jan 2014) states that when defining
Green Belt boundaries, the Framework requires authorities to consider
identifying safeguarded land between the urban area and the Green Belt to
meet longer-term development needs beyond the plan period.

2.21 The Planning Inspector, in his Report on the Core Strategy Examination,
expanded on this view, by stating that he considered that the Sustainable
Urban Extensions Report revealed that new housing development East of
Salfords would have limited impact on the purposes of the Green Belt and
cause no greater harm (and perhaps less harm) to the Green Belt than the
two chosen Sustainable Urban Extension areas.

2.22 He particularly drew attention to the fact that extending East of Salfords
would have less impact on an “open gap” than the proposed urban extension
of East of Redhill. Also, compared with the proposed urban extension South
of Reigate/Woodhatch, land East of Salfords could be less sensitive to
impacts on “open gaps” and also has stronger boundaries on all sides.

2.23 These comments by the Inspector are significant and are reinforced by his
comments that in sustainability terms a large scheme in this area would be
capable of providing necessary services and infrastructure.

Strategic Housing Land Availability Assessment 2014

2.24 The site (SS12: Land between Masons Bridge Road / Picketts Lane and the
railway, Salfords (known as ‘Land East of Salfords”)) was reviewed within
the 2014 Reigate & Banstead Borough Council SHLAA (published January
201 5).

2.25 The SHLAA sets out the merits of the site. These include accessibility to
many local services and facilities; good access to public transport services;
within a single ownership and therefore deliverable; and a residential market
demand in the area considered to be sufficient to support the scale of
development proposed.

2.26 The SHLAA makes reference to key issues in developing the site, which
would need to be overcome, such as supporting infrastructure; flood risk
mitigation; landscape impact; and impact on the road network. Significant
work has already been carried out by Quintain, which addresses these
matters, which have been submitted to the Council.

2.27 In Section 3 of this Submission, we address these key issues in some detail,
making reference to the significant number of previous technical submissions
which we have made in relation to this site during the preparation of the
Core Strategy (2009 — 2014).

5
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2.28 As well as the significant representations made on the Core Strategy, we
have made two submissions in relation to the Development Management
Plan process. These were in January and April 2014.

2.29 These 2014 representations set out in some detail the reasons why the site
could be excluded from the Green Belt (Appendix C). Paragraph 5.3.5 of the
Core Strategy sets out the key criteria for excluding land from the Green
Belt, by stating:

“A detailed Green Belt Review will be carried out to inform the Development
Management Policies Document (DMP). This Review wi/I assess the extent
to which parcels of land contribute to the purposes and integrity of the Green
Belt (as identified in national policy). It will identify where boundaries can be
revised to align with clear physical features and without compromising the
essential characteristics of the Green Belt”.

2.30 In our submissions we maintained that this site can be excluded from the
Green Belt without prejudicing any of the naturally recognised purposes of
the Green Belt, for the following reasons:-

• The site has readily recognisable permanent physical features, which
would act as a defensible Green Belt boundary. These include roads and
strong hedgerows along the northern, eastern and southern boundaries;

• The site is not in either a strategic or a local gap;

• The site includes some previously developed land, and the Perrywood
Business Park which is contained within this overall area is already
excluded from the Green Belt;

• The site does not play a role in the setting and special character of a
historic town;

• The site has exceptional sustainability attributes. As well as being close
to significant employment areas at Salfords, and East Sussex Hospital, it
is within easy reach of local facilities and services. It is also well served
by public transport, including the ‘Fastway’ bus route to Gatwick,
Crawley and Redhill. It is also adjacent to Salfords mainline railway
station, and within an extensive footpath and cycleway network.

2.31 In addition to making representations relating to the Green Belt Boundary
review and the Development Management Policies Document, we have also
submitted a Critique of the Proposed Broad Locations for land to be excluded
from the Green Belt in the Core Strategy. These areas are East of Redhill;
East of Merstham; and South and South West of Reigate.

2.32 The basis of our representations on these Proposed Broad Locations is that
they are all heavily contained by Green Belt Criteria, as well as Environmental
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and Planning Constraints. We assessed each of these proposed Broad
Locations against these criteria, and concluded that they provided
approximately 21 hectares of unconstrained Green Belt Land, compared with
the Council’s estimate of 53.5 hectares, which is over 50% less. At a
density of 30 dwellings per hectare, this would only accommodate in the
region of 630 dwellings, leaving the remainder of the housing requirement of
1 600 dwellings (970) on urban extensions to be provided on land around
Horley, which is not achievable. A more realistic amount for Horley is 270
dwellings. This leaves approximately 700 dwellings to be identified
elsewhere, such as at this site.

2.33 We therefore consider that the Land East of Salfords and South of
Whitebushes, the subject of these representations, is a ‘growth opportunity’,
as stated by the Planning Inspector in his Report on the Core Strategy
(paragraph 57). In addition, due to the constraints to the identified Broad
Locations, it could make a valuable contribution to the provision of housing
in the Borough during the period of this Core Strategy (201 2 — 2027) as well
as post 2027.

2.34 Lastly, it is relevant to note that the Planning Inspector, in considering the
Land East of Salfords and South of Whitebushes, made the following positive
statement (paragraph 58):-

“The Sustainable Urban Extension Technical Studies revealed that
development at East of Sa/fords would have ilmited impact on the purposes
of the Green Belt, and cause no greater harm (and perhaps less harm) to the
Green Belt than the two chosen Sustainable Urban Extensions. In
sustainabiity terms there are certain limitations that could be overcome by a
large development which would be capable of providing the necessary
services and infrastructure ‘

He further stated, in relation to the other two Sustainable Urban Extensions:

“East of Salfords is identified as having less impact on an open gap than East
of Redhil. Compared with South of Reigate/Woodhatch, East of Salfords has
7ow’ or ‘no’ sensitivity on open gaps compared with ‘generally lower’
sensitivity, and stronger boundaries on all sides “.

2.35 The following chapter sets out the merits of the Land East of Salfords and
South of Whitebushes as sustainable urban extensions, which will
demonstrate the reality of this ‘development opportunity’.

7
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3. The Merits of Land East of Salfords and South of
Whitebushes as Sustainable Urban Extensions

3.1 The Land East of Salfords and South of Whitebushes provides the
opportunity to create a new sustainably located, high quality development to
Salfords and Whitebushes, set within a landscape network of public open
space; water features; sports pitches; allotments; and existing woodland.

3.2 The proposal includes the provision of approximately 2,300 homes. The
housing mix will consist of detached, semi-detached and terraced homes,
and flats. The proposal also includes the provision of non-residential uses,
including retail, recreational and community facilities.

3.3 The site presents the opportunity to deliver significant benefits to existing
and future communities, local wildlife and biodiversity. These can be
summarised as follows:

New Community and Employment Uses

• Potential for a new primary school for existing and new residents;

• Local centre and community facilities.

New and Improved Landscape Amenity Space

• New sports pitches, recreation, leisure and children’s play;

• New allotments and community gardens.

Wildilfe and Biodiversity

• Important trees and hedgerows maintained together with significant
new planting to maintain visual enclosure and to encourage local
wildlife, flora and fauna;

• Creation of green linkages into wider countryside. These would serve
as ecological corridors for wildlife;

• The creation of sustainable urban drainage systems (SUDS),
encouraging wildlife and providing attractive landscape features.

Environmental Sustainability

• Layout orientated to maximise passive solar gain and opportunities for
energy generation;

• The creation of SUDS including swales and attenuation ponds..

8
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Urban Design and Density

• A new green corridor to protect and enhance Salfords Stream and
ensure separation between Whitebushes and Saltords;

• Housing which would be in keeping with the local context in terms of
density, design and mix;

• Network of open spaces offering opportunities for formal and informal
recreation and children’s play.

Movement and Transport

• The site is within walking distance of a railway station (Salfords); in
contrast with the proposed urban extensions in the Core Strategy.
(See also para. 3.9).

• The additional new housing would provide a catalyst for
improvements to the train services, including the provision of a new
station car park;

• New bus stops for regular services to Reigate, Horley, Gatwick Airport
and Crawley;

• Maintain and enhance the ‘Millennium Trail’ footpath and bridleway,
through the site, thus strengthening links between the communities of
Whitebushes and Salfords;

• Highway improvements necessary to accommodate this sustainable
urban extension.

3.4 A ‘Vision Document’ for this site has been prepared, which expands upon
this description, and has been submitted to the Borough Council, and also to
the Planning Inspector for the Core Strategy Hearings.

3.5 Of particular relevance in the Vision Statement is the focus on the
sustainability of the site. Whilst recognising that it is not adjacent to the
main settlements of Reigate, Redhill or Horley (the Council’s Spatial Strategy
areas for growth) the Council’s Sustainable Urban Extensions Report (SUE)
201 2 states that this ‘spatial strategy’ approach is only a ‘prioritisation tool’,
and should not be used to exclude other areas, (such as Salfords and
Whitebushes) from expansion. Paragraph 8.31 (of the SUE) states:

“It should be noted that in this exercise, assessment of fit with overall spatial
strategy is being used as a prioritisation tool, rather than being used to
exclude areas altogether, therefore opportunities at East of Salfords may
need to be explored in the longer term if higher priority areas are unable to
deilver the required capacity”
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As stated in the previous chapter, we consider that these other areas, such
as adjoining Reigate, Redhill and Merstham, will not be able to deliver the
required capacity, which leads on to the need to consider other areas, such
as this site.

3.6 It is our view that this approach is at the heart of the Planning Inspector’s
recognition of this site as having the potential as a ‘sustainable urban
extension’. The Vision Statement includes a ‘Facilities Audit’, which
demonstrates in detail how this site meets the ‘Building for Life’ criteria, as
contained in their “Shaping Neighbourhoods Best Practice Neighbourhood
Design Guide”, through existing local facilities and the potential to provide
new facilities on-site as part of a sustainable urban extension. (‘Building for
Life’ is a tool to assess and compare the quality of proposed neighbourhoods,
led by the Design Council CABE; Home Builders Federation; and Designs for
Homes). The Audit includes accessibility criteria to schools, shops,
employment, leisure, playing fields, public transport, local parks and medical
facilities. It concludes that this site “... generally exceeds expectations of
assess to facilities and services as identified by this Best Practice Design
Guide.

3.7 The Vision Statement also contains a ‘Connectivity Audit”, which
demonstrates the excellent ‘connectivity’ of this site, both with nearby
towns such as Crawley, Reigate and Redhill, but also with Gatwick Airport,
London and Brighton.

3.8 Salfords railway station is located adjacent to the western boundary of the
site, offering services to major interchange stations in London, including
Victoria, London Bridge, and also to Brighton, Gatwick Airport and Lewes.
From December 201 5, improvements to services at Salfords Station have
been introduced. The Monday to Friday off peak service has been increased
to run at half hourly intervals instead of hourly, and a new all year Sunday
service has been introduced on an hourly basis, instead of May to September
only.

3.9 The majority of the site is within walking distance of Salfords railway station
(within 800 metres). In contrast, the majority of the two proposed urban
extensions in the Core Strategy do not provide this level of accessibility.
Land South West of Reigate is over a mile from Reigate railway station, and
the majority of the land East of Redhill/Salfords is also outside of this walking
distance. This is clearly shown on the plan in Appendix D of this submission.

3.10 The site is also very well served by bus, with three stops located within 400
metres to the north and west. Bus services, including ‘Fastway’ run along
the nearby A23, and additional services run immediately to the north of the
site, at Whitebushes.
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3.11 The site also benefits from a comprehensive network of footpaths and cycle
routes. A number of routes connect to the site including ‘The Millenium
Trail’, which links the site to Horley, Whitebushes and Redhill.

3.12 There are also very good road connections from the site to the strategic road
network. The A23 is located approximately 300 metres to the west of the
site, and the M23 is located to the east, and accessible via either junction 8
or 9.

3.13 This site provides the opportunity to provide two new sustainable urban
extensions, to Salfords and to Whitebushes, in a phased approach. This
could be the following phases (Appendix E):

• Phase 1 : South of Whitebushes

This could create a sustainable extension to Whitebushes, well related to
the existing housing, and well contained within the existing landscape;

• Phase 2 : East of Salfords (North)

This would result in a continuation of Salfords to the east providing
additional housing; facilities and services; including a primary school;
improvements to the Salfords Railway Station car park; additional local
shops and community buildings; and public open space.

• Phase 3 : East of Salfords (South)

This would result in the continuation of the eastern sustainable urban
extension of Salfords, contained within the well defined boundaries of
Picketts Lane and Cross Oak Lane.

3.14 In considering this site as a suitable urban extension, we understand that
there is a need to ensure that it is ‘deliverable’. We have confirmed through
our submissions on the Strategic Housing Land Availability Assessment
(SHLAA 2014) that this site is suitable, available and achievable, being in the
sole ownership of ‘Quintain’.

3.1 5 The Borough Council recognises the single ownership of the site by Quintain
in the 2014 SHLAA, and also that there are no known legal or other
constraints to the availability of the site for development. It is also accepted
that:

“.. a scheme of this size and characteristic would likely be delivered by a
consortium of house builders/developers operating jointly and would likely
attract interest from established house builders who would likely have the
capacity to deliver. A scheme of this magnitude would likely to be delivered
in a number of discrete phases. Delivery rates of around 40 — 50 dwellings
per annum could be achieved on a site such as this. Assuming three
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developers operating the site, a development of the scale could be completed
within 12 to 15 years from commencement”.

3.16 In developing this site, the 2014 SHLAA identifies certain potential impacts
which would need to be considered in creating this sustainable urban
extension. This comprise:

• Landscape;

• Ecology;

• Transport infrastructure;

• Flooding and drainage;

• Heritage.

The 2014 SHLAA also recognises that there would need to be a ‘strategic
policy change’, as the site is currently in the Green Belt. This has been
addressed in Chapter 2 of this submission.

3.17 In order to ensure that all of the potential impacts of these proposed
sustainable urban extensions are addressed in our on-going submissions, we
submitted a Request for a Screening Opinion on 7 May 2015. This Request
was in relation to the creation of a sustainable urban extension on this site,
for a mixed-use scheme of approximately 2,300 homes; local centre; primary
school; car parking for Salfords Railway Station; playing fields, and related
infrastructure. The Borough Council provided a Screening Opinion on 21
May 2015.

3.1 8 In the following paragraphs, we address the potential impacts, as set out in
paragraph 3.15 of this submission, and as identified in the 2014 SHLAA and
the Screening Opinion, and demonstrate that all of these can be satisfactorily
addressed.

Landscape Impact

3.19 The 2014 SHLAA identified ‘landscape impact’ as one of the key issues.
This has been reiterated on the Screening Opinion, which states that with a
scheme of this size, there is a need for an adequate landscape assessment.
It further recognises that the site is not within any landscape designations.

3.20 A planning application for this site will require a landscape assessment. The
proposed scheme for this site is ‘landscape-led’, and will form natural urban
extensions to the built-up areas of Salfords and Whitebushes. The
undulating nature of the site aids to effectively screen sections of the site
from the wider area. There is also significant mature vegetation, trees,
hedgerows and woodland, both within and adjacent to the site. In addition,
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the mature vegetation within the site, provides the opportunity to sub-divide
the site and retain the landscape structure.

3.21 A Preliminary Landscape and Visual Appraisal Report has been submitted in
support of this site. It included a Landscape Context Plan; Landscape Site
Appraisal Plan; Landscape Opportunities and Constraints Plan; and a
comprehensive series of Site Appraisal Photographs.

3.22 This Report concludes that the site can satisfactorily accommodate a mixed
use scheme. A landscape strategy would form part of any planning
application, and would include the following:

• Retention of the existing boundary hedgerows, trees and woodlands
whenever possible;

• Creation of landscape ‘buffers’ adjoining the existing woodland and trees,
especially the areas of Ancient Woodland;

• Introduction of new belts of structural planting to re-inforce the existing
strong natural boundaries of the site;

• The retention of the Salfords stream valley of fields and hedgerows/trees;

• The provision of landscape corridors either side of the north-south
bridleway (No 401), in order to safeguard the existing hedgerows and
mature trees adjoining these routes;

3.23 This Landscape strategy would ensure that the important landscape features
would be retained, and any visual effects when seen from the surrounding
landscape minimised.

Ecology

3.24 The 2014 SHLAA identified ‘ecological impacts’ as one of the key issues,
with particular reference to the Sites of Nature Conservation within the site.
The Screening Opinion also identified these Sites of Nature Conservation, as
well as cumulative impacts on other habitats. It advised that investigation of
baseline ecological information would be required as part of any planning
application.

3.25 An Extended Phase 1 Habitat Survey has been submitted in support of this
site. It comprised a Desk Study; Phase 1 Habitat Survey; Survey of Plant
Species; and Initial Assessment of Potential for Protected Species. The
Potential Sites of Nature Conservation Interest within the site were also
addressed in the Survey (Brick Field; The Plantation; Perry Wood and Path),
as well as all of the Ancient Semi-Natural Woodland.
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3.26 The Survey concluded that the site has development potential, and that
sensitive Masterplanning would ensure the safeguarding of the ecological and
nature conservation interests. The most important habitat resources within
the site are the woodlands and hedgerows, as well as Salfords Stream and a
series of ponds.

3.27 The Masterplanning will ensure that the required distance between the
Ancient Woodland and the housing and other uses will be maintained. Also,
that wherever possible, aged and veteran trees are retained outside Ancient
Woodland.

3.28 The area of Salfords Stream within the site will also be protected, as the
scheme will avoid development in the floodplain. Also, no protected plans
were found on the site.

3.29 As well as retaining the mature vegetation within the site, and protecting
Salfords stream and floodplain, there will be ‘green linkages’ created to relate
to the wider countryside, which would act as ecological corridors for wildlife
movement. In addition, the provision of Sustainable Urban Drainage Systems
(SUDS), including swales and attenuation ponds, will encourage wildlife
activity.

Transport Infrastructure

3.30 The 2014 SHLAA identified ‘transport infrastructure’ and ‘impact on the road
network’ as key issues for this scale of development. This is recognised,
and a Transport Strategy has been submitted to the Borough Council.

3.31 This Transport Strategy evaluated the transport conditions within and around
the site. This included the existing transport situation; addressed the site
accessibility and integration with the surrounding area; provided an initial
outline trip generation assessment; analysed the possible model share;
considered possible access points into the site; and concluded with finding
and recommendations.

3.32 The Transport Strategy concluded that the site has the potential to
accommodate a mixed use scheme comprising approximately 2,300
residential units, a primary school, and associated community facilities and
public open space. Access to the development site could be taken from a
number of access points at locations from the existing surrounding road
network. New access points could be provided from Honeycrock Lane,
Cross Oak Lane, Masons Bridge Road and Picketts Lane in the form of
priority junctions and a new roundabout junction.

3.33 A network of footpaths I pedestrian routes and cycle ways would be
provided within the site to ensure permeability and linkage to the surrounding
areas.
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3.34 Sustainable travel would be an integral part of the scheme, and it could be
served by the diversion of existing bus services and / or the provision of a
new bus service passing through the development. Up to date bus
infrastructure would be provided within the site together with improvements
to bus stops and shelters in the surrounding area.

3.35 Travel Plans for each element of the site, in addition to an overarching Travel
Plan could be provided to promote sustainable travel and ensure that
awareness of the availability of sustainable travel modes is maximised.

3.36 Improvements to the existing highway network are likely to be required to
accommodate the increase in vehicle movements. These improvements may
include modifications to the roads surrounding the site, Honeycrock Lane and
the existing junctions linking the site with the A23 Brighton Road.

Flooding and Drainage

3.37 The 2014 SHLAA identified ‘flood risk’ as a key issue, and commented that
the site is transversed by Salfords Stream, and that a band of land around
this watercourse is affected by Flood Zone 2 and 3. The Council’s Screening
Opinion also refers to these ‘flood zones’.

3.38 Quintain are fully aware of the flood zones around Salfords Stream, and none
of the proposed housing, or the related built facilities and services would be
located in the flood plain (Flood Zones 2 and 3). The flood plain forms a
natural ‘separation’ between Whitebushes and Salfords, and would ensure
that the proposed sustainable urban extensions to these communities would
be separated, and their identities retained.

3.39 A Flooding and Drainage Assessment for the whole site has been carried out.
It was based on information obtained from the Environment Agency, Thames
Water, Reigate and Banstead Borough Council and Surrey County Council. It
defines the boundaries of Flood Zones 2 and 3 which will inform the detailed
Masterplanning of this site. The risk of flooding from flows originating from
adjacent land is considered to be minimal. Also, risk of flooding from
groundwater, sewers and other sources is also considered to be minimal.

3.40 With regards to drainage, there are a number of surface and foul water
sewers immediately adjacent to the site. Within Honeycrock Lane the
records show a 1 50 mm diameter surface water sewer running in a westerly
direction. To the north of the site there are a number of surface water
sewers within the residential area.

3.41 There is a 225 mm diameter foul water sewer running in a westerly direction
along Honeycrock Lane. The records show that this sewer discharges into a
pumping station immediately adjacent to Salfords Bridge. From there, flows
are pumped directly to Earlswood Sewage Treatment Works, approximately 2
kilometres to the north.

15
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Heritage and Archaeology

3.42 The 2014 SHLAA identified ‘settings of listed buildings within and adjoining
the site’ as a key issue. The Screening Opinion also makes reference to
listed buildings.

3.43 These listed buildings are located within and around Dean Farm, which abuts
the Salfords Stream. As this area is within Flood Zones 2 and 3, there will
be no proposed development within the setting of these properties. They
will be within the area remaining as countryside, ensuring the continued
separation between Salfords and Whitebushes.

16
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4. Conclusions

4.1 This submission is made in relation to the emerging Reigate and Banstead
Development Management Plan (DMP). It proposes Land East of Salfords
and South of Whitebushes to be excluded from the Green Belt, and to form
sustainable urban extensions to Salfords and Whitebushes.

4.2 We consider that the DMP will require additional sustainable urban
extensions to those contained in the adopted Reigate and Banstead Core
Strategy, and that this would be a very suitable additional site. This was the
considered view of the Planning Inspector at the Core Strategy Examination
Hearings, as he makes specific reference to the merits of this site in his
Report on the Examination.

4.3 The Planning Inspector further considered that the exclusion of this site from
the Green Belt may cause less harm than the two chosen Sustainable Urban
Extensions (Reigate and Redhill/Merstham).

4.4 The need for additional sustainable urban extensions to be identified in the
DMP is reinforced by the Borough Council’s own population projections,
which estimate an additional 6,700 population between 2027 (the end of the
Core Strategy period) and 2032. This equates to a need for an addition of
approximately 2,800 new dwellings post 2027.

4.5 As well as this requirement, we also have strong reservations on the ability
of the currently proposed sustainable urban extensions, and we consider that
due to the significant planning and environmental constraints, the DMP will
be in the order of 700 dwellings ‘short’, which could be accommodated on
part of the Land East of Salfords and South of Whitebushes in the Plan
period to 2027. For example, it could be the ‘Phase 1’, South of
Whitebushes, as described in paragraph 3.11 of this Submission.

4.6 This Submission also sets out principles of the Masterplanning for these
proposed sustainable urban extensions. It sets out the vision for the site,
and in particular makes reference to the ‘Facilities’ and ‘Connectivity’ Audits
contained in the Vision Statement, which conform to the sustainability
credentials of this site, not only in relation to its proximity to facilities and
services, but also its close proximity to a railway station, unlike the urban
extensions in the Core Strategy.

4.7 This Submission also addresses the key issues raised by the Borough Council
in relation to this site, as contained in the 2014 SHLAA and also in the
Screening Opinion, (May 201 5). Each of the key issues have been
addressed, with reference to the technical reports which have been
submitted to the Borough Council during the period of the preparation of the
Core Strategy. These are all listed in Appendix B.
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4.8 We therefore submit that the Land East of Salfords and South of
Whitebushes should be incorporated in the emerging Reigate and Banstead
Development Management Plan as sustainable urban extensions, and be
excluded from the Green Belt.
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HELAA – Submission Form and Guidance 

Notes 
This form can be used to submit or update details of land on the Council’s register of land 

available for development. The notes below provide a guide to the information required and 

what types of sites will be included.  

What types of land uses are being assessed? 

Housing: The Council is interested in market housing and also interested in sites suitable in 

whole or part for: 

 Affordable housing 

 Supported housing or accommodation for older people 

 Sites suitable for self-build plots 

 Sites with potential for Gypsies, Travellers or Travelling Showpeople 

 Mixed use sites 

Land for economic development: The Council is interested in sites suitable for offices or 

business premises/ light industrial (use class B1), land for industrial sites (use class B2) or 

warehousing (use class B8) and other economic development uses including public and 

community uses, retail, built leisure and recreation facilities, arts, culture and tourism 

development.  

Where and what sort of sites are we looking for? 

The Call for Sites is not restricted to any particular location; housing sites should be capable 

of providing at least 5 dwellings and employment sites should be at least 0.25ha (or capable 

of providing a minimum of 500m2 floorspace).  

What to do next? 

Please complete this form fully and accurately as the information provided will be used in 

appraising the deliverability of sites and may inform subsequent site allocations.  

It is not necessary to provide commercially sensitive information but please provide as much 

detail as possible.  

Please note, it may be necessary to make selected information provided on this 

questionnaire (not contact details) publicly available for the purposes of testing HELAA and 

other land supply evidence through public examination. Please indicate any information 

which you do not wish to be released for this purpose. 

Once completed, please return: 

 By post: Planning Policy, Reigate & Banstead Borough Council, Town Hall, 

Castlefield Road, Reigate, Surrey, RH2 0SH 

 By email: LDF@reigate-banstead.gov.uk 

Each submitted form must be accompanied with a map outlining site boundaries, preferably 

at a scale of 1:1250.  

 

 



 
  

Site Information 

Name and address of site Land between Mason’s Bridge Road/Picketts Lane and the 
railway, Salfords. (See attached plans).  
 

Site area (hectares) Approx. 65 hectares. 

Current land use  
(please specify if any of these 
existing uses will be retained) 

Primarily agriculture. 

Known planning history  
(Please provide details of any 
planning history which may be 
relevant to the development 
potential of the site) 

Nothing of relevance. 
 

 

Contact Information 

Name Thomas Price 

Organisation (if applicable) Quintain Estates & Development plc 

Address 180 Great Portland Street, 
London, 
W1W 5QZ 

Email tprice@quintain.co.uk 
Telephone 07747094061 
Your status  
(please tick/highlight) 

Private individual  
Planning consultant  
Developer 

 

Land agent  
Other (please 
specify) 
 

✓ (Land Owner) 

 

Suitability - Proposed Development/Use 

Proposed uses and scale 
of development 
(Please provide as much 
detail as possible regarding 
the density, number of units, 
mix of unit types/ sizes, 
amount of commercial 
floorspace etc.) 

 

Residential: 

 Market 

 Affordable  

 Supported housing or 
accommodation for 
older people 

 Sites suitable for self-
build plots 

  

 

Employment: 

 Offices / light 
industrial (B1) 

 Industrial sites (B2) 

 Warehousing (B8) 

 

Other economic development 
uses including: 

 Public and community 
uses 

 Retail 

 Built leisure and 

 



 
  

recreation facilities 

 Arts 

 Culture 

 Tourism  

Mixed use  The site is a suitable, 
sustainable site which 
could provide new homes 
together with community 
facilities and services, 
employment and public 
open space (formal and 
informal). The site offers a 
potential future 
sustainable extension to 
the safeguarded 
aerodrome allocation. 

 

Other   
 
 
 

 

Suitability – Constraints 

Policy restrictions 
(Please provide details of 
policy restrictions which are 
either directly affect the site or 
are in close proximity such as 
Green Belt, heritage 
assets/conservation areas 
etc.) 

 The site is currently in the Metropolitan Green Belt. We 
consider that it should be excluded from this designation in 
a future Green Belt Review. 

 It is mainly free of other policy and environmental 
designations. It has no specific landscape designations. 

Physical restrictions 
(Please provide details of any 
physical issues such as 
relocation/lack of utilities, 
unsuitable topography, 
contamination, dense 
woodland, waterbodies or 
surface water) 

 The site is mainly free of physical constraints and has 
strong natural boundaries. Development would retain the 
woodland and the field hedgerows.  

Access 
(Please indicate how vehicular 
and pedestrian access would 
be achieved, including 
whether access would be 
reliant on a private or 
unadopted road) 

 There are a number of existing pedestrian and cycle 
routes which pass both through, and in the vicinity of the 
site. An existing footpath/cycleway (byway) runs 
north/south through the site. It is designated as National 
Cycle Route No. 21. The existing Redhill Loop’ cycle route 
is located west of the site, providing linkage to areas such 
as Redhill and Horley. 

 

Availability - Landownership 
Are you (or do you 
represent) the/a 
landowner for the site? 

Yes 
✓ 

No  
Is the freehold of the site 
owned by a single 

Single landowner 



 
  

Availability - Landownership 
landowner or multiple 
landowners?  
(If multiple, please state the 
total number of landowners) 
Landowner Details 
(If you are not the landowner, 
or if the site is in multiple 
ownership, please provide the 
name and contact details of 
landowner/s). 

Quintain Estates & Development plc 
 
 

Are there any legal 
constraints/covenants 
which would prevent 
development of the site? 
(If yes, please give details and 
describe any progress in 
overcoming this constraint)  

No. 

Is any third party land 
required to obtain access 
to, or enable development 
of the site? 
(If yes, please give details and 
any describe any progress in 
overcoming this constraint) 

No. 

Is the site currently 
subject to any leasehold 
interests, occupational 
tenancies or other third 
party interests/licences? 
(If yes, please give details of 
any upcoming lease events 
(expiries/breaks) which would 
enable the site to be 
developed or give details of 
any strategy for obtaining 
vacant possession) 

Yes. 

 

Availability - Acquisition/Disposal 
If you are the current 
landowner, do you intend 
to develop the site 
yourself? 

Yes  See attached Representations to Reigate & 

Banstead Borough Council January 2016. 

 See previous SHLAA submission (attached). 

 Site is available 

No  
If no: 

a) What progress has 
been made in 
disposal/sale of the 
site to date?  
(Please confirm whether 
any of the following are in 
progress/in place: 
marketing, negotiations 
with prospective 
purchasers, agreement of 

a) N/A 
 
 
 
 
 
 
 
 
 



 
  

Availability - Acquisition/Disposal 
terms on 
options/contracts) 

b) When do you 
anticipate completing 
disposal?  
(Date or approximate 
timeframe will suffice) 

Please Note: You do not need to provide commercially sensitive information 
but please provide as much detail as possible. 

b) N/A 

 
 
 
 
 

Achievability - Delivery 
If the site was allocated 
or considered suitable for 
development, within what 
broad timescales would 
you realistically 
anticipate being able to 
bringing forward a 
planning application? 

Within 1 year  
1-2 years  
3-5 years  
5-10 years  
Over 10 years ✓ 

Upon commencement, 
how long is the 
anticipated construction 
programme? 

 This site is suitable, available and achievable; it is in a 
suitable location and would contribute significantly to the 
regeneration of Salfords/South Earlswood/Whitebushes. 

 It is available, with no legal or ownership constraints to 
development, and the land would be available for 
proposed housing and employment, together with 
community facilities and services, and public open space. 

 The site is within an area of strong demand for housing 
and employment; at the heart of the ‘Gatwick Diamond’ 
and therefore a viable scheme on this site would certainly 
be achievable. 

Will the development be 
brought forward in a 
single or multiple 
phase(s)?  
(If multiple, please give 
details) 

Single phase  

Multiple phases 
 
 
 

✓ 

Is construction 
dependent upon other 
infrastructure works/ 
developments outside of 
your control?  
(If yes, please give details and 
any anticipated timescales for 

No. 



Achievability - Delivery 
carrying out these works) 

Achievability - Viability 
Based on the latest 
information, is 
development of the site 
financially viable in 
current market 
conditions? 

Yes ✓ 

Uncertain 

No 

Is viability dependent 
upon negotiating a 
reduction in affordable 
housing or other 
contributions?  

(If yes, please give any details 
of anticipated negotiation i.e. 
no affordable housing, part 
reduction in affordable 
housing etc.)

1 

Yes 

No No 

Signature: Quintain Estates & Development plc 

Date: 31st January 2018. 

1
 For reference, this includes 30% affordable housing on sites of 15 or more net additional units and financial contributions on 

sites of 1-9 net units and 10-14 net units in accordance with the Affordable Housing SPD. Account should also be taken of likely 
s106 and CIL contributions depending upon timing. 
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Ref Site name Site source Suitability Availability Achievability Overcoming 
constraints 

Potential 
capacity 

Deliverability 

- Contamination 

SS02 
 

Land to the west of Bonehurst 
Road, Salfords 

RBBC Desktop 
Review 

Not suitable Uncertain Achievable - Strategic policy change 
- Contamination 

90 Not currently 
developable 

SS03 
 

Land at Woodside Farm, 
Reigate Road, Hookwood 

RBBC Desktop 
Review 

Not suitable Uncertain Achievable - Strategic policy change 50 Not currently 
developable 

SS04 
 

Fontigarry Farm, Reigate 
Road, Sidlow 

RBBC Desktop 
Review 

Not suitable Uncertain Achievable - Strategic policy change 
- Flood risk 

80 Not currently 
developable 

SS05 
 

Land south of Horse Hill, 
Horley 

RBBC Desktop 
Review 

Not suitable Uncertain Achievable - Strategic policy change 50 Not currently 
developable 

SS06 
 

Land at Rosemary Farm, 
Ironsbottom Road, Sidlow 

RBBC Desktop 
Review 

Not suitable Uncertain Achievable - Strategic policy change 
- Flood risk 
- Contamination 

70 Not currently 
developable 

SS07 
 

Land south of Duxhurst Lane, 
Sidlow 

RBBC Desktop 
Review 

Not suitable Uncertain Achievable - Strategic policy change 
- Nature conservation 

13 Not currently 
developable 

SS08 
 

Former Philips site, Bonehurst 
Road, Salfords 

RBBC 
Development 
Management 

Not suitable Not available Achievable - Employment land 
review 

- Flood risk 

60 Not currently 
developable 

SS09 
 

Former Matrix site, Perrywood 
Business Park, Salfords 

RBBC 
Development 
Management 

Not suitable Not available Achievable - Employment land 
review 

- Vehicular access 
- Availability 

30 Not currently 
developable 

SS10 
 

Millstream Farm, Brighton 
Road, Salfords 

RBBC Desktop 
Review 

Not suitable Uncertain Achievable - Strategic policy change 
- Flood risk 
- Contamination 

20 Not currently 
developable 

SS11 
 

High Trees Nursing Home, 
Horsehill, Norwood Hill, Horley 

Unimplemented 
permission (5+) 

Suitable Not available Achievable - Availability 14 Not currently 
developable 

SS12 
 

Land between Mason's Bridge 
Road/Picketts Land and the 
railway, Salfords (known as 
“Land East of Salfords”) 

Call for Sites Not suitable Available Achievable - Strategic policy change 
- Infrastructure need 

1,900 Not currently 
developable 

SS13 Land to the north of Salfords 
aggregates depot (west of 
Salfords Station) Salbrook 
Road, Salfords 

Call for Sites Suitable Available Achievable - Vehicular access 
- Residential amenity 

30 Developable 

SS14 
 

Land north of Axes Lane, 
Salfords 

Call for Sites Not suitable Available Achievable - Strategic policy change 
- Aerodrome 

safeguarding 

900 Not currently 
developable 

SS15 
 

Horley Place, Bonehurst Road, 
Horley 

Call for Sites Not suitable Available Achievable - Strategic policy change 30 Not currently 
developable 

SS16 Astra and Heath Business Call for Sites Not suitable Available Achievable - Employment land 65 Not currently 
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SS21 Duxhurst & Sidlow Farms, 
Sidlow 

The landowner has expressed an interest in developing 
the site themselves. 

Landowner 
survey 

Confirms availability and 
intentions for delivery 

Site remains 
available 

SS12 Land between Mason’s Bridge 
Road, Picketts Lane and the 
railway line, Salfords (known 
as Land East of Salfords) 

Following the acquisition of Quintain Estates by Lone Star 
Real Estate Fund IV the site is now owned by 
Timberlaine Ltd (Lone Star Real Estate Fund IV). The 
landowner has expressed an interest in developing the 
site themselves. 

Landowner 
survey 

Change of ownership but 
availability confirmed 

Site remains 
available 

TW06 Land at Sandlands Road, 
Walton on the Hill 

The site is in multiple ownership but landowners intend to 
bring site forward. 

Landowner 
survey 

Indicates availability 
Site remains 
available 

RE02 
Land at Marketfield Way/High 
Street, Redhill 

The freehold of the site is now fully owned by Reigate & 
Banstead Borough Council. Discussions are progressing 
with remaining leaseholders/ occupiers in order to secure 
vacant possession. The use of CPO by the Council has 
been confirmed in principle should negotiations prove 
unsuccessful. The Council has partnered with CoPlan, an 
experienced mixed use developer, to bring the scheme 
forward and a planning application has been submitted. 
Construction is expected to commence in Spring 2017. 
There is a strong interest in pre-lets from operators for 
the commercial elements.  

Council 
research 

Confirms availability and 
timeframes for delivery. 
Operator and developer interest 
supports achievability, 

Site remains 
available.  

BV14 Wellesford Close, Banstead 
Covenant exists on the land restricting use to public open 
space.  

Council 
research 

Legal constraint would need to 
be overcome to enable site to be 
available for development. 

Site not available 
immediately but 
may become 
available in 
medium/long term 

P02 
Laboratory site, Pitwood Park, 
Tadworth 

Long-leasehold interest has now been acquired by the 
Borough Council. Industrial unit has been vacated by the 
occupier 

Council 
research 

Site fully in public ownership, no 
constraints to availability 

Site is immediately 
available  

RC16 
The Croft, Buckland Road, 
Reigate 

The care home has been vacated and the site is owned 
by a local house builder 

Council 
research 

Site vacant and developer 
involvement supports 
achievability  

Site is immediately 
available  

RE06 
Former Liquid & Envy, 
Marketfield Way, Redhill 

Development has commenced but stalled. Site has been 
sold to Rainier Developments; however, there are 
understood to be practical and viability challenges with 
the existing permission 

Council 
research 

Confirms availability and 
intentions to bring forward. 
However, achievability uncertain 

Achievability 
uncertain 

 



 

37 

- Contamination 

SS07 Land south of Duxhurst Lane, 
Sidlow 

RBBC Desktop 
Review 

Not suitable Uncertain Achievable - Strategic policy change 
- Nature conservation 

13 Not currently 
developable 

SS09 Former Matrix Site, Perrywood 
Business Park, Salfords 

RBBC 
Development 
Management 

Not suitable Uncertain Achievable - Employment land review 
- Vehicular access 
- Availability 

30 Not currently 
developable 

SS10 Millstream Farm, Brighton Road, 
Salfords 

RBBC Desktop 
Review 

Not suitable Available Achievable - Strategic policy change 
- Flood risk 
- contamination 

20 Not currently 
developable 

SS11 High Trees Nursing Home, 
Horsehill, Norwood Hill, Horley 

Unimplemented 
permission 

Suitable Available Achievable - None 14 Developable 

SS12 Land between Mason’s Bridge 
Road/ Picketts Land and the 
railway, Salfords (known as 
“Land East of Salfords”) 

Call for Sites Not suitable Available Achievable - Flood risk 
- Landscape impact 
- Impact on road network 
- Strategic policy change 
- Infrastructure need 

1,900 Not currently 
developable 

SS13 Land to the north of Salfords 
aggregates depot (west of 
Salfords Station) Salbrook 
Road, Salfords 

Call for Sites Suitable Unavailable Achievable - Vehicular access 
- Residential amenity 
- Availability 

30 Developable 

SS14 Land north of Axes Lane, 
Salfords 

Call for Sites Not suitable Uncertain Achievable - Strategic policy change 
- Aerodrome safeguarding 
- Availability 

900 Not currently 
developable 

SS16 Astra and Heath Business 
Centre, Salfords 

Call for Sites Not suitable Uncertain Achievable - Employment land 
- Availability 

65 Not currently 
developable 

SS17 Land south of Copsleigh 
Avenue, Salfords 

Call for Sites Not suitable Available Achievable - Strategic policy change 
- Flood risk 

100 Not currently 
developable 

SS18 Land at Oakfield, Axes Lane, 
Salfords 

Call for Sites Not suitable Available Achievable - Strategic policy change 
- Tree preservation 

0 Not currently 
developable 

SS19 South Lodge Court, Ironsbottom, 
Sidlow 

Unimplemented 
permission 

Suitable Available Achievable - None 5 Deliverable 

SS20 Chichester Caravans, 18 
Brighton Road, Salfords 

RBBC 
Development 
Management 

Suitable Available Achievable - Flood risk 20 Deliverable 

SS21 Duxhurst and Sidlow Farms, 
Reigate 

Call for Sites Not suitable Available Achievable - Strategic policy change 
- Flood risk 
- Infrastructure 

2,400 Not currently 
developable 

SS22 Land at Bonehurst Farm, 
Salfords 

Call for Sites Not suitable Available Achievable - Strategic policy change 
- Flood risk mitigation 

540 Not currently 
developable 

SS23 Plot 10 Axeland Park, Axes 
Lane, Salfords 

Call for Sites Not suitable Available Achievable - Access 
- Strategic policy change 

1 Not currently 
developable 
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Site details 
SHLAA Reference SS12 

Source of site Call for Sites 

Site name Land between Mason’s Bridge Road, Picketts Lane and the railway line, Salfords (known as 
Land East of Salfords) 

Existing use Mixed – predominantly agricultural land but including areas of open space and woodland. 

Housing potential 
Density Assumed: 25 dph 

Capacity 1,900 units 

Total site area (ha) 113 (gross) / 76 (developable) 

Suitability 
Policy Considerations: 
The site is wholly within the Green Belt 
The site does not lie within a location contemplated for housing development through Policy CS4 of the Core Strategy. 
Accessibility to many local services and facilities is reasonable; however, these would be unlikely to support the scale of 
development proposed. The site has good access to public transport services 

Market Considerations: 
The site would likely be capable of delivering a mix of housing (and supporting uses) in terms of both types and tenures 
given its size, thus meeting a range of market requirements 

Physical Limitations: 
The site is traversed by the Salfords Stream and a band of land around this watercourse is affected by Flood Zone 2 and 
3. 
There are a number of existing and proposed Sites of Nature Conservation Importance within the site as well as areas of 
Ancient Woodland. There are numerous individual and groups of protected trees within the site. 

Potential Impacts: 
Large scale development could impact upon the setting of listed buildings within and adjoining the site. 
Development could impact upon identified areas of archaeological potential within the site 
Development of this scale would have a significant impact on infrastructure and would likely result in a need for major 
new up-front provision. 

The site is not considered to be suitable for housing development. 

Availability 
The site is wholly within the single ownership of Quintain who is actively promoting the site to the Council for housing 
development. 

There are no known legal or other constraints to the availability of the site for development. 

There is a reasonable prospect that the site would be made available for development. 

Achievability 
Delivery and Timing Considerations: 
The site is owned by a development company. 
It is however likely that a scheme of this size/characteristic would likely be delivered by a consortium of house 
builders/developers operating jointly and would likely attract interest from established house builders who would likely 
have the capacity to deliver. 
A scheme of this magnitude would likely be delivered in a number of discrete phases. 
Delivery rates of around 40-50 dwellings per developer per annum could be achieved on a site such as this. Assuming 3 
developers operating on the site, a development of this scale could be completed within 12 to 15 years from 
commencement. 

Economic Viability: 
Specific viability work was not undertaken due to the site’s unsuitability. Generic assessment of greenfield development 
in the borough indicates that development of the site would likely be economically viable however in these circumstances 
viability would be highly dependent upon the specific infrastructure required to open up and support the scale of 
development proposed. 
Residential market demand in this area is considered to be sufficient to support development of this scale. 

There is a reasonable prospect that development of the site would be achievable. 

Summary 
The site is not considered to be suitable for housing development. 

The site is therefore not currently developable. 

Overcoming constraints: Strategic policy change; supporting infrastructure; flood risk mitigation; landscape impact; 
impact on road network. 
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