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1.0 INTRODUCTION 

1.1 This Submission Statement has been prepared on behalf of Jardin Smith International in 

response to DMP Proposed Submission document (January 2018) for the forthcoming 

Examination in Public. 

1.2 The purpose of this statement is to support a proposed allocation of the site in the DMP. 

1.3 This statement needs to be read in conjunction with the Masterplan prepared by WS 

Planning & Architecture attached at Appendix 1 and the reports listed below, 

• Transportation Statement by Stilwell Partnership (attached at Appendix 2) 

• Environmental Report by WS Planning & Architecture (attached at Appendix 3) 

• GroundSure Screening Report by GroundSure (attached at Appendix 4) 

• Environmental Assessment Report by Landscape Perspective (attached at 

Appendix 5) 

• Archaeological Assessment by Surrey County Archaeological Unit (attached at 

Appendix 6) 

• Ecology Scoping Survey Report by Applied Ecology Ltd (attached at Appendix 7) 

• Flood Risk Assessment Statement by Stilwell Partnership (attached at Appendix 
8) 

• Tree Inspection & Preliminary Report by Hal Appleyard (attached at Appendix 9) 

• Energy Statement by Arcadian Architectural Services Ltd (attached at Appendix 
10) 

1.4 Overall, Jardin Smith International welcomes the Council’s positive approach in 

proposing SUE’s as a way forward to boost the supply of housing. That said the Council 
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are still only proposing to release the land when required to meet their 5-year housing 

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

Furthermore, the SHMA is now somewhat outdated as it is 6 years old. 

1.5 The Reigate & Banstead Borough Council Strategic Housing Land Availability 

Assessment (SHLAA) was published in December 2014. Under Table 3: Summary of 

SHLAA Sites (SHLAA Reference: KBH11), Land at Shrimps Field, Chipstead Lane is 

regarded as available and achievable. This assists in identifying the site as being highly 

appropriate for residential development. The Strategic Housing Land Availability 

Assessment (SHLAA) published in July 2012 additionally identifies the site as suitable 

and available. 
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2.0 SITE AND SURROUNDING AREA 

2.1 The site lies within the Metropolitan Green Belt. The site is situated to the south of 

Kingswood, to the northeast of the junction of Brighton Road (A217) and Chipstead Lane. 

The site lies adjacent to an existing urban residential area to the north. Further residential 

development fronts part of the northern side of Chipstead Lane and substantial residential 

development is situated on the south side of Chipstead Lane and within Beechen Lane. 

2.2 The site amounts to approximately 5 hectares of land and currently comprises a vacant 

field with the frontage land having been a mobile home site and is hard surfaced. The 

field to the rear is slightly overgrown and was formerly in agricultural use. Land levels fall 

across the site from north to south and then rise again beyond Chipstead Lane. 

2.3 The site is bounded on all sides by a number of trees which help to screen views towards 

the site. Furthermore, the site is bounded on three sides by housing with just the eastern 

edge open. 
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3.0 FIVE YEAR HOUSING LAND SUPPLY ANALYSIS 

3.1 A detailed analysis of Reigate & Banstead Borough Council’s Five Year Housing Land 

Supply is attached at Appendix 11. Following this analysis, it can be concluded that the 

Borough Council are unable to demonstrate a five year supply of housing land. This 

section outlines this analysis, with reference to local development plans such as the 

Reigate & Banstead Core Strategy (2014) and the Emerging Development Management 

Plan that will explain in more detail how the identified development principles and targets 

will be delivered. The Core Strategy Inspector’s Report has also been investigated, 

recognising the previous identification that the Plan target would not meet the full OAN. 

However, the main focus of the analysis is the assessment of the Reigate & Banstead 

Borough Council Housing Delivery Monitor, including Five Year Land Supply, position at 

31 March 2017. 

3.2 Through the assessment of both central government and local development plans, it has 

become evident that the establishment of an area’s OAN and the formation of a five year 

supply is essential. As set out in Reigate & Banstead Borough Council’s adopted Core 

Strategy (2014), there is a requirement of at least 6,900 dwellings between 2012 and 

2027. This is equivalent to 460 dwellings per annum and therefore the five-year 

requirement is five times this amount, equivalent to 2,300 dwellings. 

3.3 Following the identification of Reigate & Banstead Borough Council’s housing provision 

for the plan period, it is important to identify the Borough’s housing delivery. These 

statistical conclusions are found in the Housing Delivery Monitors 2013-2017 and are 

detailed further within the attached Housing Land Supply Analysis. 

3.4 It is concluded that the housing requirement set out within the Reigate & Banstead Core 

Strategy and the Development Management Plan does not fully reflect the full OAN for 

the Borough Council area. The Core Strategy is some 2,000 dwellings less than the full 

OAN for the Borough, which equates to 600-640 dwellings per annum. The Core Strategy 

Inspector himself identified the annual target of 460 dwellings as insufficient in terms of 
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meeting the required housing need, where the Council should work to address this 

shortfall. Hence, where an opportunity for providing additional housing presents itself and 

there would be no material harm arising from it, such as the current proposed, it should 

be grasped. 

3.5 Not only are the Borough Council’s projections unable to meet the full OAN for the 

Borough Council area, but the attached analysis also identifies multiple doubts and errors 

in the Borough Council’s calculations regarding the number of deliverable supply sites. 

Reigate & Banstead Borough Council are overly optimistic in their housing supply figures. 

As evidenced within the attached five year housing land supply analysis, a supply of 201 

dwellings is more realistic than the Borough Council’s projection of 350 dwellings. 

3.6 Taking into account the detailed analysis previously undertaken and the relevant 

statistical findings, Reigate & Banstead Borough Council’s equivalent years supply of 

housing is 4.75, therefore undoubtedly expressing the inability to deliver a five year 

housing supply including appropriate housing sites This is highlighted in the detailed 

analysis attached at Appendix 11. 

3.7 The Council should look at sustainable development proposals that would help to reduce 

the identified shortfall. That way, the Council could be considered to have positively 

prepared the Development Management Plan and fulfilled the Core Strategy Objective 

“to ensure that future development addresses the economic and social needs of the 

Borough, without compromising its environmental resources”. At present, the Reigate & 

Banstead Borough Council has failed to provide for the economic and social needs of the 

Borough by not attempting to meet its full OAN. The Development Management Plan 
is unsound because it has not been positively prepared.  
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4.0 RELEVANT PLANNING HISTORY 

4.1 The site is formerly agricultural use; however, this ceased some time ago and the land 

has remained vacant. Substantial residential development has taken place on land to the 

south during the inter war period and to the north in the 1980/90’s. 

4.2 The following details the relevant planning history of the site: 

92/06980/F Erection of a building comprising 8 stables and a hay barn and 

the construction of a 5’ high earth bund adjacent to Brighton Road 

(Refused 11 Dec 1992) 

93/02850/F Erection of stable block comprising 8 stables and hay storage for 

domestic purposes on eastern end of Shrimps Field adjacent to 

Sandy Lane together with construction of an earth bank along the 

western boundary of Shrimps Field adjacent to A217, to prevent 

animals straying (Refused 30 Jul 1993) 

96/05070/F Erection of stables and barn (Refused 25 Jul 1996) 

09/01754/SCOPE Scoping opinion for proposed mixed use development of up to 80 

dwellings and 230sqm of retail space together with associated 

infrastructure (Scope of Environmental Impact Assessment) 

10/02195/OUT Erection of 88 residential units (Refused 08 Jul 2011) 
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5.0 PLANNING POLICY CONTEXT  

National Planning Policy Framework (NPPF) 

5.1 The NPPF was published in March 2012 and sets out the Government’s framework for 

plan-making and decision-taking and forms the foundation for planning policy within 

England. 

5.2 A ‘golden thread’ running through the NPPF is the aim to achieve sustainable 

development. There are three elements that contribute to sustainable development; the 

economic role, the social role and the environmental role. Paragraph 14 highlights a 

presumption in favour of sustainable development. 

5.3 Paragraph 17 sets out the core planning principles of the document including that 

planning should “not simply be about scrutiny, but instead be a creative exercise in 

findings ways to enhance and improve the places in which people live their lives”. 

Planning should “proactively drive and support sustainable economic development to 

deliver the homes, business and industrial units, infrastructure and thriving local places 

that the country needs”. Furthermore, planning should “always seek to secure high quality 

design and a good standard of amenity for all existing and future occupants of land and 

buildings”. 

5.4 Paragraph 47 recognises the overarching need to “boost significantly the supply of 

housing” where “local planning authorities should use their evidence base to ensure that 

their Local Plan meets the full, objectively assessed needs for market and affordable 

housing…identify and update annually a supply of specific deliverable sites sufficient to 

provide five years worth of housing against their housing requirements with an additional 

buffer of 5%...maintain delivery of a five-year supply of housing land to meet their housing 

target….set out their own approach to housing density to reflect local circumstances”. 
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5.5 Paragraph 50 sets out the national need to “deliver a wide choice of high quality homes, 

widen opportunities for home ownership and create sustainable, inclusive and mixed 

communities”. 

5.6 Paragraph 52 indicates that “the supply of new homes can sometimes be best achieved 

through planning for larger scale development”. 

5.7 Paragraph 83 of the NPPF states that “Green Belt boundaries should only be altered in 

exception circumstances, through the preparation or review of the Local Plan”. 

5.8 Paragraph 153 informs that “each local planning authority should produce a Local Plan 

for its area. This can be reviewed in whole or in part to respond flexibly to changing 

circumstances”. 

5.9 Paragraph 157 defines the need for Local Plans to “allocate sites to promote development 

and flexible use of land” as crucial. 

5.10 Paragraph 182 of the NPPF sets out the tests for a “sound” local plan. A plan is 

considered sound if it is: 

• “Positively prepared – the plan should be prepared based on a strategy which 

seeks to meet objectively assessed development and infrastructure requirements, 

including unmet requirements from neighbouring authorities where it is reasonable 

to do so and consistent with achieving sustainable development; 

• Justified – the plan should be the most appropriate strategy, when considered 

against the reasonable alternatives, based on proportionate evidence; 

• Effective – the plan should be deliverable over its period and based on effective 

joint working on cross-boundary strategic priorities; 

• Consistent with national policy – the plan should enable the delivery of 

sustainable development in accordance with the policies in the Framework”. 
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Planning Practice Guidance (PPG) 

5.11 The Planning Practice Guidance is a web-based resource that was published in March 

2014, setting out national planning guidance. 

5.12 The importance of the ‘Duty to Cooperate’ is highlighted in the PPG in (Reference ID: 9-

002-20140306) which states: 

“The duty to cooperate is a legal test that requires cooperation between local planning 

authorities and other public bodies to maximise the effectiveness of policies for strategic 

matters in Local Plans. It is separate from but related to the Local Plan test of soundness. 

The Local Plan examination will test whether a local planning authority has complied with 

the duty to cooperate. The Inspector will recommend that the Local Plan is not adopted if 

the duty has not been complied with and the examination will not proceed any further”. 

5.13 The PPG goes on (Reference ID: 9-008-20140306) to advise that: 

“The duty to cooperate seeks to ensure that local planning authorities lead strategic 

planning effectively through their Local Plans, addressing social, environmental and 

economic issues that can only be addressed effectively by working with other local 

planning authorities beyond their own administrative boundaries. For example, housing 

market and travel to work areas, river catchments and ecological networks may represent 

a more effective basis on which to plan for housing, transport, infrastructure, flood risk 

management, climate change mitigation and adaptation, and biodiversity. The aim is to 

encourage positive, continuous partnership working on issues that go beyond a single 

local planning authority’s area”. 

5.14 With regard to what actions constitute effective cooperation under the duty to cooperate, 

the PPG states (Reference ID: 9-011-20140306): 

“The actions will depend on local needs which will differ, so there is no definitive list of 

actions that constitute effective cooperation under the duty. Cooperation should produce 
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effective policies on cross boundary strategic matters. This is what local planning 

authorities and other public bodies should focus on when they are considering how to 

meet the duty. Local planning authorities should bear in mind that effective cooperation 

is likely to require sustained joint working with concrete actions and outcomes. It is 

unlikely to be met by an exchange of correspondence, conversations or consultations 

between authorities alone. 

Authorities should submit robust evidence of the efforts they have made to cooperate on 

strategic cross boundary matters. This could be in the form of a statement submitted to 

the examination. Evidence should include details about who the authority has cooperated 

with, the nature and timing of cooperation and how it has influenced the Local Plan”. 

5.15 The ‘Housing and Economic Development Needs Assessments’ Chapter sets out the 

support given to local planning authorities when “objectively assessing and evidencing 

development needs for housing” (Reference ID: 2a-001-20140306). 

5.16 The ‘Housing and Economic Land Availability Assessment’ Chapter refers to the need for 

an “assessment of land availability identifies a future supply of land which is suitable, 

available and achievable for housing and economic development uses over the plan 

period” (Reference ID: 3-001-20140306). 

Planning Policy Statements (PPSs) 

5.17 Planning Policy Statements (PPSs) set out the policies of the Department of the 

Environment. The following national planning policy is relevant: 

• Planning Policy Statement 1 – Delivering Sustainable Development (PPS1)  

• Planning Policy Guidance Note 2 – Green Belts (PPG2)  

• Planning Policy Statement 3 – Housing (PPS3)  

• Planning Policy Statement 5 – Planning for the Historic Environment (PPS5)  

https://www.gov.uk/guidance/duty-to-cooperate#authorities-alone
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• Planning Policy Statement 7 – Sustainable Development in Rural Areas (PPS7)  

• Planning Policy Statement 9 – Biodiversity and Geological Conservation (PPS9)  

5.18 PPS1 sets out the Government’s objectives for the planning system. Particular emphasis 

is given to the importance of “sustainable development” and putting development in the 

“right place at the right time”. The key aims of sustainable development are the protection 

of the environment and natural resources whilst promoting social inclusion and an 

innovative and productive society.  

5.19 Design and Community Involvement are two of the key principles underlying the planning 

system identified in PPS1. Local Planning Authorities are required to prepare policies that 

promote both high quality design and inclusive access and ensure that communities have 

the opportunity to participate in “the process of drawing up the vision, strategy and 

specific plan policies” for their areas.  

5.20 The site lies within the Metropolitan Green Belt. Central Government planning policy for 

green belts is contained in PPG2. The primary objective of national green belt policy is to 

keep land open and to prevent development from sprawling. Accordingly, there is a 

general presumption against “inappropriate development” unless “very special 

circumstances” can be proven.  

5.21 Paragraph 3.4 of PPG2 states that “the construction of new buildings inside a Green Belt 

is inappropriate unless it is for the following purposes…” including agricultural and 

forestry, essential facilities for outdoor sport and outdoor recreation, limited extension or 

replacement of existing dwellings, limited infilling in existing villages and limited affordable 

housing, limited infilling or redevelopment of major developed sites identified in adopted 

plans.  

5.22 Paragraph 3.15 of PPG2 states that “The visual amenities of the green Belt should not 

be injured by proposals for development within or conspicuous from the Green Belt which, 
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although they would not prejudice the purposes of including land in Green Belts, might 

be visually detrimental by reason of their siting, materials or design.”  

5.23 The proposal was conceived following an understanding of the recently revised Planning 

Policy Statement 3 - Housing (PPS3, 2010). The revised version of PPS3 continues to 

promote the effective and efficient use land. 

5.24 Paragraph 18 states that “To facilitate efficient delivery of high quality development, Local 

Planning Authorities should draw on relevant guidance and standards and promote the 

use of appropriate tools and techniques, such as Design Coding alongside urban design 

guidelines, detailed masterplans, village design statements, site briefs and community 

participation techniques”.  

5.25 Paragraph 47 of PPS3 states that “Local Planning Authorities may wish to set out a range 

of densities across the plan area rather than one broad density range”. Policy CSP 19 

seeks densities of between 30 and 55 dwellings per hectare except where a lower density 

is required in order to respect the character of the area. It is considered that the 

application represents an appropriate balance between the need to make the best use of 

previously developed land and the need to maintain the open character of the Green Belt.  

5.26 Paragraph 48 states that “Good design is fundamental to using land efficiently. Local 

Planning Authorities should facilitate good design by identifying the distinctive features 

that define the character of a particular local area.”  

5.27 PPS3 states at Paragraph 50 that “Density is a measure of the number of dwellings which 

can be accommodated on a site or in an area. The density of existing development should 

not dictate that of new housing by stifling change or requiring replication of existing style 

or form. If done well, imaginative design and layout of new development can lead to a 

more efficient use of land without compromising the quality of the local environment.”  

5.28 Paragraph HE6.1 of PPS5 states that “Where an application site includes, or is 

considered to have the potential to include, heritage assets with archaeological interest, 



Submission Statement On Behalf Of Jardin Smith International 

Shrimps Field, Chipstead Lane, Kingswood, Surrey, KT20 6QR  

 

14 

 

local planning authorities should require developers to submit an appropriate desk-based 

assessment”. 

5.29 Paragraph 1 of PPS7 (Delivering Sustainable Development in Rural Areas) states that 

“Decisions on development proposals should be based on sustainable development 

principles…Priority should be given to the re-use of previously-developed (‘brownfield’) 

sites in preference to the development of greenfield sites, except in cases where there 

are no brownfield sites available, or these brownfield sites perform so poorly in terms of 

sustainability considerations (for example, in their remoteness from settlements and 

services) in comparison with greenfield sites… All development in rural areas should be 

well designed and inclusive, in keeping and scale with its location, and sensitive to the 

character of the countryside and local distinctiveness.”  

5.30 Paragraph 8 of PPS7 states that “It is essential that local planning authorities plan to meet 

housing requirements in rural areas, based on an up to date assessment of local need.” 

Paragraph 12 states that “Many country towns and villages are of considerable historic 

and architectural value, or make an important contribution to local countryside character. 

Planning authorities should ensure that development respects and, where possible, 

enhances these particular qualities. It should also contribute to a sense of local identity 

and regional diversity and be of an appropriate design and scale for its location”.  

5.31 Paragraph 26 states that “Planning authorities should aim to secure environmental 

improvements and maximise a range of beneficial uses of this land, whilst reducing 

potential conflicts between neighbouring land uses.”  

5.32 PPS9 sets out the Government’s objectives for conserving and enhancing biological 

diversity. Local Planning Authorities are required to “promote sustainable development 

by ensuring that biological and geological diversity are conserved and enhanced” and be 

satisfied that development proposals would not affect protected species and where they 

do, ensure that adequate mitigation measures are in place.” 
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Department for Communities and Local Government: Fixing our broken housing 
market (February 2017) 

5.33 On the 7 February 2017 the Government published its white paper - Fixing our broken 

housing market. The Executive Summary states, “The proposal in the White Paper set 

out how the Government intends to boost housing supply and, over the long term, create 

a more efficient housing market whose outcomes more closely match the needs and 

aspirations of all households and which supports wider economic prosperity”.  

5.34 The Prime Minister’s foreword states: -  

“I want to fix this broken market so that housing is more affordable and people have the 

security they need to plan for the future. The starting point is to build more homes. This 

will slow the rise in housing costs so that more ordinary working families can afford to buy 

a home and it will also bring the cost of renting down. We need to build many more 

houses, of the type people want to live in, in the places they want to live”.  

5.35 In addition, the Executive Summary notes, “For housing associations and other not-for 

profit developers, the Government has already announced funding worth a total of £7.1 

billion through an expanded and more flexible Affordable Homes Programme. We will 

provide clarity over future rent levels. In return, we expect them to build significantly more 

affordable homes over the current Parliament”.  

5.36 Chapter 4 – Helping People Now aims to “encourage the development of housing that 

meets the needs of our future population and aims to help the most vulnerable who need 

support with their housing, developing a sustainable and workable approach to funding 

supported housing in the future”. Paragraph 4.26 states, “The Government is committed 

to building more affordable homes to boost house-building and support households who 

are locked out of the market”. 
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  Reigate & Banstead Borough Council Core Strategy (2014) 

5.37 Reigate & Banstead Borough Council Core Strategy was adopted in July 2014.  

5.38 In Paragraph 7.1.7, the Council seeks to promote sustainable development by “making 

the best use of land” where “the borough contains many areas that are appropriately 

developed at a relatively low density, as well as areas where there is the opportunity to 

develop at higher densities to make better use of previously developed land and existing 

infrastructure”.  

5.39 Policy CS1: ‘Presumption in Favour of Sustainable Development’ states that “unless 

material considerations indicate otherwise, proposed development that accords with 

policies in the development plan, including this Core Strategy will be approved without 

delay”.  

5.40 Policy CS3: ‘Green Belt’ refers to Green Belt land that “will be maintained to ensure that 

the coherence of the green fabric is protected and future growth is accommodated in a 

sustainable manner”. However, “land many be removed from the Green Belt and 

allocated for development through the plan making process”. It is noted that “the Council 

will undertake a Green Belt review to inform the DMP and Policies Map”. 

5.41 Policy CS6: ‘Allocation of Land for Development’ reiterates that “sites will be allocated in 

the Development Management Policies Document” where priority will be given “to the 

allocation and delivery of land for development in sustainable locations in the urban area”. 

5.42 Policy CS10: ‘Sustainable Development’ seeks to ensure that development will “make 

efficient use of land, giving priority to previously developed land” and that development 

will “be at an appropriate density, taking account of and respecting the character of the 

local area”.  

5.43 Policy CS11: ‘Sustainable Construction’ states that new developments should meet 

nationally described standards.  
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5.44 Policy CS12: ‘Infrastructure Delivery’ seeks to “secure contributions from new 

development towards the infrastructure required to meet the needs created by the new 

development”.  

5.45 Policy CS13: ‘Housing Delivery’ states that the Council will “plan for delivery of at least 
6,900 homes between 2012 and 2027, equating to an annual average of 460 homes per 

year”. This does not meet the full OAN for the Borough as highlighted earlier. 

Reigate & Banstead Borough Council Development Management Plan 2018-2027 
(January 2018) 

5.46 The Development Management Plan (DMP) includes policies to guide decision making 

on planning application and identifies certain types of development. The main purpose of 

the Plan is to explain in more detail how the development principles and targets set out 

in the Council’s adopted Core Strategy will be delivered. 

5.47 Section 3: ‘Potential Development Sites’ aims to deliver the vision and objectives of the 

Core Strategy with regard to potential development sites. The Council continues to plan 

for the delivery of at least 6,900 homes between 2012 and 2027, equating to 460 to an 

annual average provision of 460 homes per year. It is recognised that the North Downs 

area of the Borough has limited potential for further development because of the 

constraints of the Metropolitan Green Belt. 

5.48 Section 5: ‘Managing Land Supply’ refers to the ‘urban areas first’ approach with regards 

to housing delivery. However, it is noted that it will not be possible to accommodate the 

total level of planned growth within the existing urban area. 
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6.0 PLANNING ASSESSMENT 

Development Management Plan 

6.1 The Development Management Plan, together with the previously adopted Core 

Strategy, is intended to become the Local Plan for the Reigate & Banstead Borough. 

There are three main considerations when making representations to the Development 

Management Plan. 

Legal Compliance 

6.2 At present, it is unclear as to whether the Plan meets the legal requirements of the 

Planning and Compulsory Purchase Act 2004 (as amended by the Localism Act 2011) 

and the Town and Country Planning (Local Planning) (England) Regulations 2012. In 

addition, there is no clarity that the plan complies with the Local Development Scheme or 

the Statement of Community Involvement. It is unknown if the Sustainability Appraisal 

report is adequate or if due regard has been given to sustainable community strategy. It 

is uncertain as to whether the Plan gives due regard to national planning policy, as 

contained within the National Planning Policy Framework (NPPF) and the Planning 

Practice Guidance. As previously detailed, national planning policy recommends the 

delivery of high quality homes where this can occasionally be achieved through planning 

for a larger scale development or altering the boundaries of the Green Belt is exceptional 

circumstances. Therefore, sites such as the proposed should be put forward for 

development. 

Soundness of Site 

6.3 Reigate & Banstead Borough Council’s guidance notes on how to make representations 

detail the four tests of soundness. 

6.4 The first test of soundness refers to the Plan as being “Positively Prepared”. The 

Development Management Plan should seek to meet objectively assessed needs. 
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However, as previously detailed, in reality, the housing requirement and the fully 

objectively assessed housing need far exceed that that the Borough Council has planned 

for. The Development Management Plan is unsound because it has not been positively 

prepared. 

6.5 Under “Justified”, the Council’s guidance notes state that the Development Management 

Plan policies “should take into account new circumstances which have arisen since the 

Core Strategy was adopted”. The Reigate & Banstead Borough Council Core Strategy 

was adopted in July 2014. Since then, the Department for Communities and Local 

Government published its Housing White Paper, Planning for Right Homes in Right 

Places, for consultation in September 2017. This consultation document clearly 

demonstrates a direction of travel and the priority is now being given to housing need and 

delivery by the Government. Within the Consultation, the Government sets out a standard 

methodology for calculating housing need, and alongside the paper published a table 

showing the indicative assessment of housing need based on the housing need for 2016-

2026 is 644 dwellings per annum. This compares to the fully objectively assessed need 

of 600-640 dwellings per annum and the Core Strategy figure of 460 dwellings per annum. 

Relative amendments to the NPPF to cover this are expected in the early part of 2018. 

Multiple local planning authorities are being pragmatic and taking the Government’s 

indicative housing figures as minimum targets. However, by the time the Development 

Management Plan reaches full examination and adoption, the new national planning 

policy is likely to be in place identifying new indicative housing figures at the upper end 

of the fully objectively assessed need. This ultimately calls into question the validity of the 

DMP. 

6.6 According to the Council’s guidance notes, the Plan should be “Effective” where the Plan 

should be deliverable over the plan period and flexible to deal with changing 

circumstances. This has been clearly highlighted above. 

6.7 Finally, the Plan should be “Consistent with National Policy”. As previously detailed, a 

new national planning policy is likely to be put in place in the very near future. Therefore, 
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the DMP must be flexible to meet the new housing targets that will be implemented at a 

national level. 

Complies with the Duty to Cooperate 

6.8 The duty to cooperate is a legal test that requires cooperation between local planning 

authorities and other public bodies to maximise the effectiveness of Local Plans. At 

present, it is unclear as to whether the Council has followed the Duty to Co-operate 

requirements set out in Section 110 of the Localism Act 2011. 

The Development Proposals 

6.9 The proposed development could provide up to 120 residential units, of which 20 would 

be 1-bed dwellings, 42 of which would be 2-bed dwellings, 42 of which would be 3-bed 

dwellings and 16 of which would be 4-bed dwellings. A Masterplan is attached at 

Appendix 1. 

6.10 The proposed mix would complement the existing family accommodation in the area, 

whilst also meeting a need for smaller accommodation to serve new or downsizing 

households. The proposed mix is considered to be appropriate for the needs of smaller 

households, an ageing population, and a growing younger population. 

6.11 The development would meet the identified need for affordable accommodation in a 

sustainable and accessible location and would exceed the requirements of Policy Ho2 of 

the Local Plan. 

6.12 The proposal will provide a general public open space and footpaths through the site. 

There are also landscaping opportunities throughout the site which will enhance the visual 

amenities of the area. 
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Infrastructure and Services  

6.13 It is considered that the site is located within a sustainable location where it is well 

connected to existing shops and services amenities within the Local Shopping Centres. 

The site is less than a mile by foot from shops at Lower Kingswood Local Shopping 

Centre, which contains a social club, used car show room, used van show room, builders 

merchant, two petrol stations and associated Marks and Spencer store, car wash, take 

away, florist, public house/restaurant and a unisex hair salon. There is an ASDA 

superstore at Burgh Heath which is approximately 2 miles away from the application site. 

6.14 Tattenham Library is approximately 2.2 miles away from the application site although a 

Mobile Library visits Holly Lodge on a weekly basis and is approximately a 0.5 mile walk 

from the site. Banstead Sports Centre is located approximately 1.5 miles away. The 

nearest bank is located in Tadworth 1.1 miles from the site. The Well House Public House 

is located approximately 0.5 miles to the east along Chipstead Lane. 

6.15 The nearest dental surgery to site is based at 1 Sandlands Road, Walton on the Hill 1.1 

miles away. The nearest Doctors’ Surgery (Heathcote Medical Centre) is located 1.1 

miles away in Tadworth. 

6.16 The Royal Alexander and Albert School is located approximately 2 miles away from the 

application site and the Beacon School is located 2.3 miles away. Both of these schools 

are secondary schools with sixth forms providing education up to the age of 18. Tadworth 

Primary School, Chinthurst School and Kingswood Primary School are all less than 1 mile 

away from the site. 

6.17 There is a playground and sports pitch on the opposite side of Chipstead Lane close to 

the proposed central southern access point. There is also a sports ground along Millfield 

Lane 0.2 miles from the site. 

6.18 In terms of public transport, the site is within close proximity of bus stops on Brighton 

Road (A217) serving routes 420, 460, 519, 669, 670, 727 and 820 leading to the ASDA 
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superstore at Burgh Heath, Epsom, Sutton, Reigate, Redhill, Dorking, Banstead, Crawley 

and Gatwick Airport. Tadworth Station is approximately 1.1 miles away from the site by 

foot and provides access to Croydon and Central London. Kingswood Station and the 

Local Shopping Centre are approximately 1.2 miles away from the site by foot. This 

means that the site is very well positioned to avoid the need for reliance on the private 

car. The site is therefore considered to be located in a sustainable location. 

6.19 It is recognised that the proposed development will be likely to have an impact on local 

infrastructure and services which would need to be mitigated. The Applicant is prepared 

to provide financial contributions towards the enhancement of local infrastructure 

including schools, transport, libraries, play space, public open space, sport and leisure, 

community facilities, health care, recycling and environmental improvements. The 

Applicant is willing to complete an obligation to secure these in line with the Council’s 

requirements. 

Renewable Energy  

6.20 An Energy Statement would be submitted as part of a reserved matters application, when 

the layout and design of the proposed dwellings are finalised, to demonstrate that 10% 

of each dwellings energy requirement can be provided on site from renewable sources to 

meet part 12 of Local Plan policy Ho9. 

The Planning Balance 

6.21 It is recognised that the site lies within the Metropolitan Green Belt where strict policies 

of restraint apply and that the development currently proposed is inappropriate, in terms 

of PPG2 and Co1, by way of the harm caused to the openness of the Green Belt. It is 

submitted however that the site should be allocated due to the pressing need for housing 

in the Borough. Any loss of Green Belt land will inevitably case some harm however this 

is a consequence of the inability of new housing to be wholly provided in the urban area. 
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6.22 The site lends itself to a residential use as it is already largely surrounded by residential 

development to the north and south however it would have an impact on the openness of 

the green belt. 

6.23 Any application would contribute to sustainability objectives by locating development in 

an accessible location within walking distance of local shops, services, amenities and 

public transport. 

6.24 An increase in the number of residential properties would also increase the level of 

disposable income which can be spent in the area. This would increase the viability of 

shops and services within the Local Shopping Centres, some of which are currently 

vacant. 

6.25 The above benefits are considered to outweigh the loss of the Metropolitan Green Belt 

land in this location. 

6.26 It therefore follows that the proposed development falls within the definition of sustainable 

development when assessed against the Framework. 
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7.0 CONCLUSION  

7.1 In view of the above considerations, it is considered that the DMP is not sound for various 

reasons, detailed below. 

7.2 The Plan only satisfies the minimum housing requirement of the Core Strategy, and not 

the known fully objectively assessed need or the Government’s indicative figures and 

previously identified following amendments to the NPPF that are imminent. The Plan is 

therefore considered unsound as it is not flexible and does not take into consideration 

new circumstances regarding housing needs which have arisen since the Core Strategy 

was adopted in 2014. 

7.3 In addition, the DMP cannot be considered to be effective because it is not flexible to deal 

with changing circumstances. The Plan must be updated to accurately reflect the recent 

change to national planning policy where, at present, it is currently not considered to be 

consistent. 

7.4 Finally, the DMP will not be “justified” of “effective” as there is extreme doubt over 

deliverability where the Plan does not represent the most appropriate strategy. 

7.5 The DMP must grasp sustainable opportunities to provide additional sustainable housing. 

Hence, this Submission Statement promotes the site at Shrimps Field, Chipstead Lane 

for residential development. The site should be allocated for up to 120 new homes. 

7.6 The NPPF identities that there are three dimensions to sustainable development. The 

proposal creates a sustainable development that has economic, social and environmental 

benefits. 

7.7 In this case, the development of the site would foster economic growth by helping towards 

boosting the local housing and retail markets as well as aiding the building industry 

through employment during the construction phases and employment relating to the 

onward maintenance and management of the site, once completed. The development 
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would provide dwellings and at a local level, aiding to address the Council’s shortfall and 

helping to meet the objectively assessed need. 

7.8 The site is located in a sustainable location, within easy reach of local shops and services 

and would be relatively accessible by public transport, particularly local bus routes. The 

site is also situated within reasonably close proximity to railway stations.  

7.9 The site is located adjoining existing dwellings. There is clearly a need for dwellings in 

the area, thus the allocation of this site is essential in significantly boosting the supply of 

housing in the Borough. 
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1.0 INTRODUCTION 
 

1.1 The Stilwell Partnership has been instructed by Jardin Smith International PTE to undertake a 

Transportation Assessment to accompany a Planning Application for the proposed 

development on Land at Chipstead Lane, Brighton Road, Reigate, Surrey.  

 

1.2 The purpose of the report is to advise the Local Highway Authority, Surrey County Council, of 

the Transportation Impact that the proposed development could have on the local highway 

network.  

 

1.3 This report consists of 6 further sections.  In Section 2 we detail the Local Planning Policies.  

In Section 3 we describe the site location and existing highway network.  In Section 4 we 

describe the proposed development.  Section 5 outlines the likely impact of the proposals.  

Section 6 details the sustainability of the site in relation to public transport, walking and cycling 

opportunities and Section 7 concludes the report. 
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2.0 PLANNING POLICY CONTEXT 
 

 PPG13 (TRANSPORT), MARCH 2001  
2.1 PPG13 sets out the Government’s policies on transport.  These inform the regional Planning 

bodies and Local Planning Authorities in preparing regional Planning guidance and 

development plans. 

 

2.2 Quality of life depends heavily on transport and easy access to jobs, shopping, leisure facilities 

and services.  A safe, efficient and integrated transport system is needed to support a strong 

and prosperous economy, but the continual growth in road traffic is damaging our towns and 

cities and undermining attempts at sustainable development. 

 

2.3 The focus, therefore, is on delivering an integrated transport strategy to help reduce the need 

to travel, reduce the length of journeys and make it safer and easier for people to access jobs, 

shopping, leisure and services by public transport, walking and cycling.  In turn, this will enable 

people to make more sustainable transport choices.  The guidance also promotes mixed-use 

developments, which it sees as providing significant benefits in terms of promoting vitality and 

diversity. 

 

2.4 The stated objectives are to:- 

 Promote more sustainable transport choices for people and for moving freight; 

 Promote accessibility to jobs, shopping, leisure facilities and services by public 
transport,  

walking and cycling; and 

 Reduce the need to travel, especially by private car. 
 
2.5 Paragraph 13 of PPG13 refers to housing and reads. “PPG3 also requires local authorities to 

place the needs of people before ease of traffic movement in designing the layout of 

residential developments and to seek to reduce car dependency by facilitating more walking 

and cycling, by improving linkages by public transport between housing, jobs, local services 

and local amenities, and by planning for mixed use”. 
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 REIGATE AND BANSTEAD BOROUGH LOCAL PLAN 2005 
2.6 The Reigate and Banstead Borough Local Plan 2005 sets out the Borough’s local planning 

policies.  The Local Plan is due to be replaced by the Reigate and Banstead Local 

Development Framework (LDF), but this is still undergoing the consultation process. 
 
2.7 The broad, Borough wide, objectives of the Local Plan are to; 
 

 Promote a real concern for the environmental quality of the Borough and to take 

measures to preserve, conserve and enhance both the traditional character of the 

countryside and the character and townscape value of the urban areas. 

 Meet only those needs of the existing and future population, for development and the 

use of land, which can be accommodated without undue detriment to the existing 

character of the Borough and the operation of Green Belt policy. 

 Ensure that developments are designed and constructed to a high standard in order to 

minimise the impact on the surrounding area and where possible to enhance the 

existing character. 

 Ensure that developers make adequate provision for the effects of their development 

on the infrastructure and the amenities of the surrounding area. 

 Ensure where appropriate a significant degree of planning benefit from major 

developments. 

 

2.8 With regard to Transport, the Local Plans section on Movement states that its objectives are 

to; 
 

 Make the best use of the existing road, rail and bus networks. 

 Minimise the environmental impact of major new or improved roads, and secure minor 

improvements primarily for reasons of safety. 

 Avoid a significant worsening of local traffic conditions or transport provision through 

new development proposals, and to ensure that major developments provide for any 

necessary off-site transport network improvements. 

 Minimise the impact of traffic on the functioning of Town Centre Shopping Areas and 

Local Shopping Centres. 

 Improve facilities for pedestrians and cyclists in the interests of safety, including the 

creation of pedestrian priority areas in town centres. 

 Increase the provision of public car parking spaces, the use of private office spaces in 

town centres, and to minimise the adverse effects of parking in residential areas. 
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2.9 In Chapter 11, section on Movement, it sets out more detailed Transport policies; 
 

 Policy Mo 4 – If proposals would exacerbate transport problems or make conditions 

more hazardous for highway users, the county Highway Authority and Borough 

Council will ensure where appropriate that necessary improvements are designed, 

fully funded by the developer and completed to accommodate safely the traffic related 

to the development. 
 
 Policy Mo 6 – The Borough Council will normally require provision for loading, 

unloading and turning of service vehicles within the cartilage of a proposed 

development.  Where appropriate, servicing or provision for future servicing will be 

expected to be from the rear of the premises. 
 
 Policy Mo 7 – The new development will be required to provide parking in accordance 

with the current adopted standards, as set out in Appendix 3.  Where appropriate, the 

developer will be requested to provide and fund enhanced facilities to encourage 

alternative means of travel to the private car.  In case of non-residential development 

such facilities may relate to the submission and approval of a Travel Plan secured 

through a Legal Agreement or Planning Condition. 
 
 Policy Mo 12 – The Borough and County Councils will seek to improve and extend the 

bridleway and footpath networks either by land management or by negotiation on 

development proposals. 
 
 Policy Mo 13 – The Borough and County Councils will seek to improve conditions for 

cyclists by identifying potential segregated routes and facilities to meet their needs in 

highway and traffic management schemes. 

 

 THE SOUTH EAST PLAN 2009 
2.10 The 'South East plan', issued in May 2009 by the Government Office for the South East 

(GOSE), provides part of the strategic framework for land use planning in Surrey.  The 'South 

east plan' superseded the Surrey Structure Plan 2004 which no longer formed part of the 

development plan for Surrey.  However, on 6th July 2010 the Secretary of State for 

Communities and Local Government revoked all Regional Spatial Strategies with immediate 

effect, as part of the new Coalition Government’s policy to “return decision-making powers on 

housing and planning to local councils”. 
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3.0 SITE LOCATION AND EXISTING TRAFFIC CONDITIONS   
 

 Site Location/ Description 
3.1 The site is located to the north of Chipstead Lane east of Brighton Road (A217) in Kingswood.  

It is located approximately 8km south-east of Epsom town centre and 5km north-west of 

Reigate town centre.  A Site Location Plan is included in Appendix A. 
  
3.2 The Planning Authority is Reigate and Banstead Borough Council and the Highway Authority is 

Surrey County Council. 
 

Brighton Road (A217) 
3.3 Brighton Road (A217) runs in a general north-south direction in the vicinity of the proposal site.  

The A217 connects Gatwick Airport to the south and Wandsworth to the north and locally, 

provides links to Reigate, Kingswood, Burgh Heath, Banstead and Mitcham.  The A217 

provides direct access to the M25 (junction 8). 

 

3.4 Within the vicinity of Chipstead Lane, the A217 is subject to a 40mph speed limit and is street 

lit along its length.  There is a continuous footway along the eastern side of the A217, 

providing pedestrian access to Kingswood and Tadworth. 

 

Chipstead Lane 
3.5 Chipstead Lane runs in a general east-west direction in the vicinity of the proposed site.  

Chipstead Lane runs between the A217 and the A23 (at Hooley), although the road name 

changes a few times along this length.  The road, in the vicinity of the site, has a 30mph speed 

limit and it is street lit throughout its length.  There are footways on both sides of the road for 

the first 300m and then a single footway continues on the northern side of the road, 

eastbound. 

 

Existing Traffic Conditions 
3.6 A full classified turning count was undertaken on Thursday 16th September 2010, between the 

hours of 07:30 and 09:30; and 16:30 and 18:30, at the junction of Chipstead Lane with 

Brighton Road.  A full copy of the results can be seen in Appendix B. 

 

3.7 With regard to the main through flows on the A217, we have viewed the ‘Movement Monitoring 

Report 2007/8’ by Surrey County Councils’ Transport Studies Surveys Team to obtain Average 

Annual Daily Traffic (AADT) flows for ‘Brighton Road in Lower Kingswood’ (Page 131 – 

included within Appendix C).  Here it states that the two-way AADT flows for Brighton Road 

was 38,670 vehicles in 2007, down by 2.4% from 2006, when there were 39,623 vehicles.  

Whilst the figures show that the AADT flows along this length have reduced slightly, it is 

reasonable to assume that the flows along this length would not have changed significantly 

over the last 3 years. 
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3.8 The roundabout junction of the A217 with Chipstead Lane has been modelled and the results 

can be seen within Appendix J.  A full analysis of the junction, taking account of possible 

development traffic, can be seen in Section 5.0 of this report. 

 

Personal Injury Accidents History 
3.9 Personal Injury Accident Data (PIA) for Brighton Road (50m either side of the junction with 

Chipstead Lane) and Chipstead Lane (from Brighton Road to Sandy Lane) has been obtained 

from Surrey County Council for the latest 3 year period 1st Jan 2007 to 31st May 2010.  This 

data is shown in Appendix D. 
 

3.10 During this 36 month period, just 8 PIA’s occurred within the study area.  Of these accidents, 

five took place at the roundabout junction of Brighton Road with Chipstead Lane.  Three of 

these accidents involved overtaking manoeuvres, where one vehicle made contact with 

another and lost control, whilst the remaining two involved motorcyclists losing control in wet / 

damp conditions.  Of the other three total PIA’s, one took place along Brighton Road, 20m 

south of the junction with Chipstead Lane and the other two took place along Chipstead Lane. 

 

3.11 Of the two accidents which occurred in Chipstead Lane, one took place outside house No. 30, 

approximately 150m east of the junction with the A217 and the other took place outside No. 

70, approximately 430m east of the junction with the A217.  One of the accidents was the 

result of a misunderstanding in the indicating signals of the vehicle ahead (thought the vehicle 

ahead was indicating to overtake parked vehicles, but was in fact indicating to turn into drive) 

and the other was the result of skidding due to heavy braking to avoid colliding with oncoming 

vehicle (oncoming vehicle had manoeuvred into opposite lane to overtake parked cars). 

 

3.12 The introduction of a new access and comparatively few additional trips onto the highway 

network would not have an impact on the Personal Injury Accidents in the surrounding area. 

 

3.13 Any improvements being promoted will be the subject of an independent Road Safety Audit. 
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4.0 PROPOSED DEVELOPMENT 
 

Proposed Development 
4.1 The proposed development consists of a residential scheme comprising of 88 residential units.  

A proposed site layout is included in Appendix E.  

 

4.2 The development will be composed of the following; 
 

 6 No. 1 bedroom apartments 

 16 No. 2 bedroom houses 

 22 No. 3 bedroom houses 

 34 No. 4 bedroom houses 

 10 No. 5 bedroom houses. 

 
 Proposed Access Arrangements 
4.3 The proposed development will be served via a new access onto Chipstead Lane, 

approximately 65m north-east of the junction with Millfield Lane.  The access will be 6.0m wide 

having 10.0m radii at the junction.  2.0m wide footways will be maintained along the front of 

the site and these will lead into the site along both kerb lines.   

 

4.4 2.4m x 70m sightlines will be provided in both directions from the proposed access.  The 

proposed access arrangements are shown in Appendix F. 

  

Internal Layout 
4.5 At this stage the planning application is outline, but the internal layout will be designed in 

accordance with the principles of Manual for Streets.  Where practicable, pedestrians will be 

given priority.  Due to the topography of the ground, the access road directly onto the site will 

require a fairly steep gradient.  A maximum gradient of 1:8 will be required part of the access 

into the site, but significantly flatter throughout the site. 

 

 Parking 
4.6 The majority of parking for the residential units will be provided either within driveways, or 

parking courts.  No on-street parking is proposed. 

 
4.7 Parking will be provided in accordance with Reigate and Banstead Borough Council’s 

standards; 
 
 Houses   Minimum 1.5 spaces per unit  132 spaces. 
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Cycle Parking 
4.8 Cycle parking will be provided in accordance with Surrey County Councils Standards.  The 

residential houses will each be provided with two secure spaces.  The apartments will be 

provided with 1 secure parking cycle space per unit.   

 

Servicing 
4.9 The residential units will each be provided with appropriate refuse and recycle bins and these 

will be left at the front of the properties on the day they are due to be emptied.  The apartments 

will have larger “Euro-bins” or similar.  A refuse vehicle will be able to turn at a number of 

locations within the development and will therefore, be able to enter and exit, in a forward 

gear. 

 

4.10 A Fire Tender will be able to gain very close access to all of the properties. 
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5.0 HIGHWAY IMPACT 
 
5.1 When undertaking a Transportation Assessment (TA) for a new site, it is normal practice to 

consider the likely impact of the proposed development in the peak hours, i.e. when the 

combination of the existing traffic and the proposed is at its highest.  Although not included in 

the latest ‘Guidance on Transport Assessment’ (2007), the ‘Guidelines for Traffic Impact 

Assessment’ (1994) state that “the study area should include all links and associated junctions 

where traffic from the development will exceed 10% of the existing traffic (or 5% in congested 

or other sensitive locations)”.  Whilst we do not meet these criteria, we have undertaken the 

threshold assessment. 

 

 Traffic Generation 
5.2 Using the nationally recognised TRICS database we have derived the likely traffic that would 

be generated by the site (results can be seen in Appendix G).  The approximate 85th 

percentile trip rates have been established for the two one-hour peak periods and this is 

shown in Table 1 below.   

 
 Table 1 – Proposed Trip Rate (Typical Weekday) 

AM Peak (08:00-09:00) PM Peak (17:00-18:00) 
 Arr Dep Arr Dep 

Residential Units (Houses) 0.12 0.45 0.40 0.19 

 
 

5.3 Using the trip rates in Table 1 above, the proposed residential properties could generate the 

following trips: 

 

 Table 2 – Trips Related to Proposed Residential Development  

  AM Peak PM Peak 

Type No. Arrivals Departures Arrivals Departures  

Residential (Houses) 88 11 40 35 17 

 
 
5.4 Table 2 above shows that in the AM peak hour there are likely to be in the region of 51 two-way 

vehicular trips (11 arrivals and 40 departures) and in the PM peak hour there are likely to be 52 

two-way vehicular flows (35 arrivals and 17 departures). 

 

5.5 Figure 1 in Appendix B shows the results of the peak hour traffic counts.  From Figure 1 you 

can see that in each peak hour approximately 4,000 vehicles pass through the roundabout.  

With just 46 or 47 development related trips, this equates to only 1% of the traffic at the junction. 
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Trip Distribution and Assignment 

5.6 In order to establish the proposed traffic distribution and assignment, it is normal to assume 

that the distribution will be similar to the existing traffic movements along Chipstead Lane and 

at the junction with the A217 Brighton Road.  Currently, approximately 65% of vehicles travel 

eastbound along Chipstead Lane and 35% travel westbound in the AM peak, whilst 38% travel 

eastbound and 62% travel westbound in the PM peak.  However, as a worst case scenario, to 

establish the impact on the A217 / Chipstead Lane roundabout, we have assumed that 90% of 

the traffic associated with the development will come to and from the roundabout in both the 

AM and PM peak.  Figure 2 in Appendix H shows the development traffic only, assigned to 

Chipstead Lane and the roundabout as described. 

 

5.7 In order to assess the impact of the proposed development traffic on the roundabout, the 

development traffic in Figure 2 has been added to the existing peak hour turning movement 

counts shown in Figure 1 and this is shown on Figure 3 in Appendix H. 

 
5.8 The existing A217 Brighton Road junction with Chipstead Lane has been assessed using 

ARCADY5 for the existing peak hour traffic movements, as surveyed on 16th September 2010 

(shown in Table 3 below) and the existing peak hour traffic movements plus the proposed 

development traffic (shown in Table 4 below).  The ARCADY outputs for these analyses are 

shown in Appendix J.   
 
 Table 3 – ARCADY Assessment of Chipstead Lane / A217 junction - (Existing Traffic 

Only). 

AM Peak 08:00 to 09:00 PM Peak 17:00 to 18:00  

Max RFC Max Queue Max RFC Max Queue 

A217 South (Northbound) 1.056 82 0.906 8.8 

A217 North (Southbound) 0.855 4.5 0.944 14 

Chipstead Lane 0.152 0.2 0.305 0.4 

 
 
5.9 As can be seen in Table 3 above, the northbound approach on the A217 suffers from 

significant queues in the AM peak hour.  Queues were observed by the enumerators, but due 

to the limitations of ARCADY the exact queues could not be modelled. 

 

5.10 An assessment of the junction using ARCADY 5 has been carried out and the results can be 

seen in Table 4 below.  As before, the full ARCADY outputs for these analyses are shown in 

Appendix J.   
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 Table 4 – ARCADY Assessment of Chipstead Lane / A217 junction- - (Existing plus 

Development Traffic). 

AM Peak 08:00 to 09:00 PM Peak 17:00 to 18:00  

Max RFC Max Queue Max RFC Max Queue 

A217 South (Northbound) 1.069 95 0.919 10 

A217 North (Southbound) 0.824 4.6 0.962 18 

Chipstead Lane 0.191 0.2 0.328 0.5 

 
 
5.11 The above analysis shows that there will be no significant increase in queuing, either on 

Chipstead Lane or the A217, as a result of the additional development traffic during the AM 

and PM peak hours.  The A217 northbound approach in the morning peak is already at or 

beyond capacity.  Therefore, the proposed development will have no significant impact. 
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6.0 SUSTAINABLE TRANSPORT ISSUES 
 

Pedestrians 
6.1 There is good pedestrian access to the site from Chipstead Lane, with Tadworth and 

Kingswood railway stations and the town centres both within 2.5km of the site. 

 

6.2 The nearest bus stops are located along the A217, 135m (south) and 320m (north) of the 

junction with Chipstead Lane.   

 

6.3 For pedestrians without mobility impairment, the Institution of Highways and Transportation 

(IHT) in their publication, ‘Guidelines for Providing for Journeys on Foot 2000’ make a series of 

suggested acceptable walking distances in relation to some common facilities.  Table 1 below, 

sets out suggested acceptable walking distances in relation to some common facilities.   
 

Table 1 – Suggested Acceptable Walking Distances 

 Town Centres, 
Retail 

Employment, School, 
Tourism Elsewhere 

Desirable 200m 500m 400m 
Acceptable 400m 1,000m 800m 
Preferred Maximum 800m 2,000m 1,200m 

 
 
6.4 Tadworth, Reigate and Redhill 
 Much of the town’s of Tadworth and Kingswood is within 2.5km of the site.  There are a 

number of local amenities within walking distance of the development site, situated within the 

towns of Tadworth and Kingswood, including; pubs, restaurants, banks and local convenience 

stores.  The larger towns of Reigate and Redhill are approximately 5km away from the site, so 

a short distance by bus or bicycle. 

 

 Schools and Education 
6.5 There are a number of schools within easy walking distance of the site and within the 

distances as set out in the IHT guidelines. 
 

 Chinthurst School        1.92km 

 Tadworth Primary School     1.7 km 

 Kingswood Primary School     1.7km 

 The Beacon School (Secondary)    4.16km. 

 

6.6 Also located within walking or cycling distance from the site is North East Surrey College of 

Technology approximately 4km away. 
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 Cyclists 
6.7 Cycle parking will be provided in accordance with Surrey County Councils Standards.  The 

residential houses will each be provided with 2 secure spaces.  The apartments will be 

provided with 1 secure cycle parking space per unit.   

 

6.8 Planning Policy Guidance 13 (PPG13) defines a distance of 5,000m, within which ‘cycling can 

reasonably be considered as an alternative to travelling by private car’.  On the basis of a 

relatively slow cycling speed of 15kph, this distance could be achieved in 20 minutes. 

 
6.9 Most of Redhill, Reigate and Banstead and all of Tadworth, Kingswood and Burgh Heath is 

included within the 5,000m radius of the site, together with many other out-laying villages.  

This would suggest that a high proportion of trips to and from the site could potentially be 

undertaken by cycle.  
 

 Buses  
6.10 The development site is served directly by two scheduled bus services; 420 and 460.  The 

nearest bus stops are located along the A217, 135m (south) and 320m (north) of the junction 

with Chipstead Lane.  The IHT document ‘Guidelines for Public Transport in Developments’ 

dated March 1999, states that the maximum walking distance should not exceed 1200m.  

Clearly, the bus services closest to the development site comply fully with these criteria.   

 

6.11 Below is a brief summary of the bus services as mentioned above and timetables and routes 

map are included in Appendix K. 
 
Service 420/460 – Redhill to Sutton 
With buses running from 06:00am to 23:05am, there are day time services every 30 minutes. 

Destinations include Reigate Bell Street, Walton-on-the-Hill, Epsom High Street, Belmont 

Downs Road and Sutton Station. 

 

 Trains  
6.12 The proposal site is within walking distance of two nearby railway stations: 

 Tadworth railway station, approximately 2.5km.  

 Kingswood railway station, approximately 2.5km. 
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 Summary 
6.13 Taking into consideration the objectives of PPG 13 together with the good public transport 

network, and the sites close proximity to Tadworth and Kingswood railway stations, we 

consider that the surrounding infrastructure for this development is sufficient to maximise its 

potential and provide good links to employment, shops, schools and leisure facilities.  

 

Green Travel Plan 
6.14 A Travel Plan (TP) will be prepared by The Stilwell Partnership, on behalf of Jardin Smith 

International PTE, in relation to the proposed development of the site. 

 
6.15 The final format and content of the TP will be a matter for further liaison between The Stilwell 

Partnership on behalf of Jardin Smith International PTE, and the local Planning & Highways 

Authorities, with the completed Plan offered for final approval by the Planning Authority, prior 

to implementation.  It is important that the final plan is tailored for the end-users for the 

development.   

 
6.16 It should be noted that the applicant will be contributing towards a number of measures that 

will encourage occupants and visitors to the site to use alternative modes of transport other 

than the car. 

 These measures may include; 
 

 Appoint a travel plan coordinator (The Stilwell Partnership) 

 Provide covered and secure cycle stands 

 Erect information on public transport in key locations within the site 

 Encourage people to car share 

 Include information on other modes of transport other than the car in welcome packs 

for residents 

 Create a web site outlining other modes of transport 

 Give advice on personalised travel planning 

 Consider public transport discounts 

 Erecting community notice boards. 
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7.0 CONCLUSIONS 
 

7.1 The Stilwell Partnership has been instructed by Jardin Smith International PTE to undertake an 

assessment and to produce a Transportation Assessment to accompany a Planning 

Application for the proposed development on Land at Chipstead Lane, Brighton Road, 

Reigate, Surrey.  

 

7.2 We have shown that there are various accessible methods of sustainable transport. The site 

has good links to public transport, shops and employment opportunities.  There is ample scope 

to encourage sustainable transport usage.  

 

7.3 A new simple priority junction will be formed onto Chipstead Lane in accordance with local and 

national standards (see Paragraph. 4.3). 

 

7.4 We have demonstrated using ARCADY analysis that the site will not have a significant impact 

on the A217 / Chipstead Lane Roundabout. 

 

7.5 Car parking and secure cycle parking will be provided in accordance with both Reigate and 

Banstead Council’s and Surrey County Council’s standards. 

 

7.6  The proposed development will accord with Planning policies such as PPG13, the Reigate and 

Banstead Local Plan and the Surrey Structure Plan 2004.  

 

7.7  In summary, we conclude that the proposed development can be accommodated without 

detriment to highway or pedestrian safety on the surrounding highway network. 
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Site Location Plan 
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Appendix B 
 

Existing Peak Hour Traffic Flow Diagram 
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Appendix C 
 

Extract from SCC ‘Movement Monitoring Report 2007/8’



Transport Statistics for Surrey Movement Monitoring Report 2007/8

Table A9: Traffic flows for long-term ATC sites along A and B Roads during 2006 and 

2007
141

Grid Reference Flow (AADT) ChangeReference Location Town
EAST NORTH 2006 2007 %

A0003 02160 PORTSMOUTH RD PAINSHILL 508900 160300 87735 88019 0.3
A0003 02171 PORTSMOUTH RD WISLEY 507300 158300 101263 102258 1.0
A0003 02260 ESHER B/P 515500 162400 65373 65657 0.4
A0003 02972 GFD&GDLMG BP SHACKLEFORD 494638 145432 51503 50234 -2.5
A0003 03001 GFD&GDMNG BP GUILDFORD 497800 149600 83584 83633 0.1
A0003 05560 PORTSMOUTH RD S OF HINDHEAD 488000 135000 28686 25819 -10.0
A0022 04810 CATERHAM B/P 534640 155097 24938 24689 -1.0
A0022 04950 GODSTONE BYPASS 535874 152202 26933 28188 4.7
A0022 05110 EASTBOURNE RD NEWCHAPEL 536503 143718 13532 12563 -7.2
A0023 04082 BRIGHTON RD HORLEY 527680 142670 25899 26098 0.8
A0023 04691 LONDON RD SOUTH MERSTHAM 528310 152210 21705 22021 1.5
A0023 04731 BRIGHTON RD HOOLEY 528898 156917 33533 35755 6.6
A0024 02350 LONDON RD STONELEIGH 522773 163952 19948 20324 1.9
A0024 02521 LEATHERHEAD RD ASHTEAD 518150 157388 21894 21848 -0.2
A0024 03730 LONDON RD WESTHUMBLE 517062 151407 31074 30239 -2.7
A0024 06152 HORSHAM ROAD CAPEL 517200 139500 15206 15323 0.8
A0025 03812 COAST HILL WOTTON 512800 148000 9255 8705 -6.0
A0025 03921 REIGATE RD BUCKLAND 521788 150925 15254 15201 -0.3
A0025 05020 WESTERHAM RD LIMPSFIELD 543129 153476 10576 10102 -4.5
A0025 06257 GODSTONE RD BLETCHINGLEY 533144 150718 16081 16483 2.5
A0029 03962 STANE ST OCKLEY 514400 139300 5978 6219 4.0
A0030 00082 LONDON RD VIRGINIA WATER 497622 168322 14706 13930 -5.3
A0030 00170 EGHAM BYPASS 500900 171700 24450 22864 -6.5
A0030 00650 STAINES BYPASS 503700 172400 35163 34477 -2.0
A0030 00690 LONDON RD STANWELL 506600 172800 26646 26004 -2.4
A0030 01133 LONDON RD CAMBERLEY 487752 160961 17633 17664
A0031 05440 ALTON RD FARNHAM 481883 145324 21633 21447 -0.9
A0031 13020 RUNFOLD DIVERSION 486492 147717 46296 47021 1.6
A0217 04063 REIGATE RD HOOKWOOD 526590 142880 17932 18323 2.2
A0217 04110 BRIGHTON RD BANSTEAD 525273 161356 40741 40001 -1.8
A0217 04431 REIGATE HILL * REIGATE 526000 152400 31282 n/a n/a
A0217 04432 REIGATE HILL * REIGATE 526150 152196 n/a 22771 n/a
A0217 04461 BRIGHTON RD LWR KINGSWOOD 525600 153000 39623 38670 -2.4
A0232 02401 CHEAM RD EAST EWELL 523100 162200 21127 20621 -2.4
A0240 02320 KINGSTON RD WORCESTER PARK 520570 164984 46546 46344 -0.4
A0240 02471 REIGATE RD EWELL 522500 161400 24229 24824 2.5
A0243 03561 KINGSTON RD LEATHERHEAD 516500 159200 21948 23002 4.8
A0243 03592 LEATHERHEAD B/P 517200 157300 31182 31885 2.3
A0243 11490 L'HEAD B/P  BTN SLIPS M25 JN 9 516600 158300 31140 32757 5.2
A0244 00910 CADBURY RD SUNBURY 509443 170859 12507 12603 0.8

141 Surrey County Council (2008), Transport Studies: Surveys Team
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Appendix D 
 

Personal Injury Accident Data 






























































































































































































































































































































 

 

 
 
 

 
 
 
 

 
 
 

Appendix E 
 

Proposed Site Layout 



22 No. 3 beds @ 890ft²
16 No. 2 beds @ 725 ft²

34 No. 4 beds @ 1415ft²
10 No. 5 beds @ 1970ft²

6 No.  1 beds @ 525ft²

Total:  88 No.  @ 102,140ft² 

Plot 62    - 4 bed - 1415ft²
Plot 63    - 4 bed - 1415ft²
Plot 64    - 4 bed - 1415ft²
Plot 65    - 4 bed - 1415ft²
Plot 66    - 4 bed - 1415ft²
Plot 67    - 4 bed - 1415ft²
Plot 68    - 5 bed - 1970ft²
Plot 69    - 4 bed - 1415ft²
Plot 70    - 4 bed - 1415ft²
Plot 71    - 5 bed - 1970ft²
Plot 72    - 5 bed - 1970ft²
Plot 73    - 4 bed - 1415ft²
Plot 74    - 4 bed - 1415ft²
Plot 75    - 5 bed - 1970ft²
Plot 76    - 4 bed - 1415ft²
Plot 77    - 5 bed - 1970ft²
Plot 78    - 4 bed - 1415ft²
Plot 79    - 4 bed - 1415ft²
Plot 80    - 4 bed - 1415ft²
Plot 81    - 4 bed - 1415ft²
Plot 82    - 4 bed - 1415ft²
Plot 83    - 5 bed - 1970ft²
Plot 84    - 4 bed - 1415ft²
Plot 85    - 4 bed - 1415ft²
Plot 86    - 4 bed - 1415ft²
Plot 87    - 3 bed - 890ft²
Plot 88    - 3 bed - 890ft²
Total:  88 No.  @ 102,140ft² 

Plot 41    - 2 bed - 725ft²
Plot 42    - 2 bed - 725ft²
Plot 43    - 2 bed - 725ft²
Plot 44    - 3 bed - 890ft²
Plot 45    - 3 bed - 890ft²
Plot 46    - 3 bed - 890ft²
Plot 47    - 4 bed - 1415ft²
Plot 48    - 3 bed - 890ft²
Plot 49    - 3 bed - 890ft²
Plot 50    - 3 bed - 890ft²
Plot 51    - 3 bed - 890ft²
Plot 52    - 4 bed - 1415ft²
Plot 53    - 4 bed - 1415ft²
Plot 54    - 3 bed - 890ft²
Plot 55    - 3 bed - 890ft²
Plot 56    - 2 bed - 725ft²
Plot 57    - 2 bed - 725ft²
Plot 58    - 2 bed - 725ft²
Plot 59    - 2 bed - 725ft²
Plot 60    - 2 bed - 725ft²
Plot 61    - 2 bed - 725ft²
Plot 62    - 4 bed - 1415ft²
Plot 63    - 4 bed - 1415ft²

Plot 20    - 4 bed - 1415ft²
Plot 21    - 3 bed - 890ft²
Plot 22    - 3 bed - 890ft²
Plot 23    - 3 bed - 890ft²
Plot 24    - 2 bed - 725ft²
Plot 25    - 2 bed - 725ft²
Plot 26    - 3 bed - 890ft²
Plot 27    - 3 bed - 890ft²
Plot 28    - 2 bed - 725ft²
Plot 29    - 2 bed - 725ft²
Plot 30    - 2 bed - 725ft²
Plot 31    - 2 bed - 725ft²
Plot 32    - 1 bed - 525ft²
Plot 33    - 1 bed - 525ft²
Plot 34    - 1 bed - 525ft²
Plot 35    - 1 bed - 525ft²
Plot 36    - 1 bed - 525ft²
Plot 37    - 1 bed - 525ft²
Plot 38    - 2 bed - 725ft²
Plot 39    - 2 bed - 725ft²
Plot 40    - 2 bed - 725ft²
Plot 41    - 2 bed - 725ft²
Plot 42    - 2 bed - 725ft²

Plot 1     - 3 bed - 890ft²
Plot 2     - 3 bed - 890ft²
Plot 3     - 3 bed - 890ft²
Plot 4     - 3 bed - 890ft²
Plot 5     - 4 bed - 1415ft²
Plot 6     - 4 bed - 1415ft²
Plot 7     - 4 bed - 1415ft²
Plot 8     - 4 bed - 1415ft²
Plot 9     - 5 bed - 1970ft²
Plot 10    - 5 bed - 1970ft²
Plot 11    - 4 bed - 1415ft²
Plot 12    - 4 bed - 1415ft²
Plot 13    - 5 bed - 1970ft²
Plot 14    - 4 bed - 1415ft²
Plot 15    - 5 bed - 1970ft²
Plot 16    - 4 bed - 1415ft²
Plot 17    - 4 bed - 1415ft²
Plot 18    - 4 bed - 1415ft²
Plot 19    - 4 bed - 1415ft²
Plot 20    - 4 bed - 1415ft²
Plot 21    - 3 bed - 890ft²
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Appendix F 
 

Proposed Access Arrangements 
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Appendix G 
 

           TRIC’s Data 



  
 
 



 

 





 
  

 
  

  

  
  

 
  

 
  

  
  

 
  

  
 

  

  
  

  
 

  

  
 

  
 

  

 
  

  
  

 
  



  
 
 



 

 

 



 
 
 

 



 

 



  
 
 



   




  

   




  

   



  

   





  
   





  

   




  
   






  
   






  
   






  

   



  

   




  



  
 
 



   





  

   




  

   




  

   





  
   




  

   




  
   






  
   






  
   




  

   



  

   





  



  
 
 



   





  

   




  

   



  

   




  
   





  

   




  
   






  
   






  
   




  

   



  

   





  



  
 
 



   




  

   




  

   




  

   





  
   




  

   




  
   






  



  
 
 








  

        

         
          
          

          

          

          
          

          
          

          

          

          
          

          
          

          
          
          

          
          

          
          
          

          
          

   



 
 

 

 
 

 

 



 

 

 
 
 
 
 
 
 

 
 

 
Appendix H 

 
Proposed Development Traffic Flow Diagrams 
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Appendix J 
 

           ARCADY Results 
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                         TRANSPORT RESEARCH LABORATORY

 

                         (C) COPYRIGHT 1990,1996,2000

 

                 CAPACITIES, QUEUES AND DELAYS AT ROUNDABOUTS

 

                         ARCADY 5.0  ANALYSIS PROGRAM

                            RELEASE 1.0 (APR 2000)

 

                ADAPTED FROM ARCADY/3 WHICH IS CROWN COPYRIGHT

                   BY PERMISSION OF THE CONTROLLER OF HMSO

 

            --------------------------------------------------------

                   FOR SALES AND DISTRIBUTION INFORMATION,

                   PROGRAM ADVICE AND MAINTENANCE CONTACT:

                             TRL SOFTWARE BUREAU

                 TEL: CROWTHORNE (01344) 770758, FAX: 770864

                       EMAIL: SoftwareBureau@trl.co.uk

            --------------------------------------------------------

 

 

 THE USER OF THIS COMPUTER PROGRAM FOR THE SOLUTION OF AN ENGINEERING PROBLEM IS

 IN NO WAY  RELIEVED OF HIS RESPONSIBILITY  FOR THE CORRECTNESS  OF THE SOLUTION

 

 

 Run with file:- "S:\Clients\Jardin Smith International PTE\Land at Chipstead, Surrey - P1913\Reports\ARCADY5 - ExistingAMpeakhour.vai" at 16:40:53 on Thursday, 7 October 2010

 

 ROUNDABOUT CAPACITY AND DELAY

 *****************************

 

 

 RUN TITLE

 *********

  Chipstead - AM peak hour - Existing Traffic Only

 

 

 INPUT DATA

 **********

 ARM A - A217 South

 ARM B - A217 North

 ARM C - Chipstead Lane

 

 GEOMETRIC DATA

 --------------

 

 

 -----------------------------------------------------------------------------------------------------------------------

 I ARM   I   V (M)   I    E (M)   I    L (M)   I    R (M)   I   D (M)   I   PHI (DEG)  I  SLOPE  I INTERCEPT (PCU/MIN) I

 -----------------------------------------------------------------------------------------------------------------------

 I ARM A I    7.45   I     9.20   I    29.00   I   130.00   I   56.00   I     40.0     I  0.765  I       45.330        I

 I ARM B I    6.85   I     9.15   I    30.00   I    71.00   I   56.00   I     40.0     I  0.748  I       43.938        I

 I ARM C I    3.25   I    10.10   I    65.00   I    30.50   I   56.00   I     40.0     I  0.717  I       41.526        I

 -----------------------------------------------------------------------------------------------------------------------

 

 V = approach half-width       L = effective flare length            D = inscribed circle diameter

 E = entry width               R = entry radius                      PHI = entry angle

 

 **WARNING** ARM C: Effective flare length is outside normal range.

  Treat capacities with increasing caution.

 

 TRAFFIC DEMAND DATA

 -------------------

 

 

 TIME PERIOD BEGINS 07.45 AND ENDS 09.15

 LENGTH OF TIME PERIOD  -  90   MINUTES.

 LENGTH OF TIME SEGMENT -  15   MINUTES.
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 DEMAND FLOW PROFILES ARE SYNTHESISED FROM TURNING COUNT DATA

 

 

 -----------------------------------------------------------------------------

 I       I   NUMBER OF MINUTES FROM START WHEN    I   RATE OF FLOW (VEH/MIN) I

 I  ARM  I FLOW STARTS I TOP OF PEAK I FLOW STOPS I BEFORE I AT TOP  I AFTER I

 I       I   TO RISE   I  IS REACHED IFALLING   I  PEAK  I OF PEAK I PEAK  I

 -----------------------------------------------------------------------------

 I ARM A I     15.00   I     45.00   I    75.00   I 28.39  I  42.58  I 28.39 I

 I ARM B I     15.00   I     45.00   I    75.00   I 21.63  I  32.44  I 21.63 I

 I ARM C I     15.00   I     45.00   I    75.00   I  1.73  I   2.59  I  1.73 I

 -----------------------------------------------------------------------------

 

 

 -----------------------------------------------------------

 I                    I         TURNING PROPORTIONS        I

 I                    I         TURNING COUNTS (VEH/HR)    I

 I                    I        (PERCENTAGE OF H.V.S)       I

 I                    --------------------------------------

 I        TIME        I FROM/TO I  ARM A I  ARM B I  ARM C I

 -----------------------------------------------------------

 I   07.45 - 09.15    I         I        I        I        I

 I                    I  ARM A  I  0.012 I  0.952 I  0.036 I

 I                    I         I   28.0 I 2162.0 I   81.0 I

 I                    I         I ( 10.0)I ( 10.0)I ( 10.0)I

 I                    I         I        I        I        I

 I                    I  ARM B  I  0.903 I  0.013 I  0.084 I

 I                    I         I 1563.0 I   22.0 I  145.0 I

 I                    I         I ( 10.0)I ( 10.0)I ( 10.0)I

 I                    I         I        I        I        I

 I                    I  ARM C  I  0.181 I  0.819 I  0.000 I

 I                    I         I   25.0 I  113.0 I    0.0 I

 I                    I         I ( 10.0)I ( 10.0)I ( 10.0)I

 I                    I         I        I        I        I

 -----------------------------------------------------------

 TURNING PROPORTIONS ARE CALCULATED FROM TURNING COUNT DATA

 DEFAULT PROPORTIONS OF HEAVY VEHICLES ARE USED

 

          QUEUE AND DELAY INFORMATION FOR EACH 15 MIN TIME SEGMENT

          --------------------------------------------------------

 

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 07.45-08.00                                                                                   I

 I ARM A      28.39     39.92   0.711                  0.0    2.4       34.3                     I

 I ARM B      21.63     38.93   0.555                  0.0    1.2       18.0                     I

 I ARM C       1.73     23.36   0.074                  0.0    0.1        1.2                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 08.00-08.15                                                                                   I

 I ARM A      33.90     39.67   0.854                  2.4    5.5       74.0                     I

 I ARM B      25.82     38.73   0.667                  1.2    2.0       28.5                     I

 I ARM C       2.06     20.53   0.100                  0.1    0.1        1.6                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 08.15-08.30                                                                                   I

 I ARM A      41.52     39.33   1.056                  5.5   47.1      421.0                     I

 I ARM B      31.63     38.55   0.820                  2.0    4.3       59.9                     I

 I ARM C       2.52     16.75   0.151                  0.1    0.2        2.6                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------
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 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 08.30-08.45                                                                                   I

 I ARM A      41.52     39.32   1.056                 47.1   81.8      968.3                     I

 I ARM B      31.63     38.54   0.821                  4.3    4.5       66.2                     I

 I ARM C       2.52     16.64   0.152                  0.2    0.2        2.7                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 08.45-09.00                                                                                   I

 I ARM A      33.90     39.66   0.855                 81.8    7.8      634.4                     I

 I ARM B      25.82     38.55   0.670                  4.5    2.1       32.4                     I

 I ARM C       2.06     20.35   0.101                  0.2    0.1        1.7                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 09.00-09.15                                                                                   I

 I ARM A      28.39     39.92   0.711                  7.8    2.5       41.2                     I

 I ARM B      21.63     38.91   0.556                  2.1    1.3       19.4                     I

 I ARM C       1.73     23.26   0.074                  0.1    0.1        1.2                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 

 QUEUE AT ARM A

 --------------

 

  TIME SEGMENT   NO. OF

   ENDING      VEHICLES

               IN QUEUE

 

   08.00           2.4  **

   08.15           5.5  *****

   08.30          47.1  ***********************************************

   08.45          81.8  **********************************************************************************

   09.00           7.8  ********

   09.15           2.5  ***

 

 

 QUEUE AT ARM B

 --------------

 

  TIME SEGMENT   NO. OF

   ENDING      VEHICLES

               IN QUEUE

 

   08.00           1.2  *

   08.15           2.0  **

   08.30           4.3  ****

   08.45           4.5  ****

   09.00           2.1  **

   09.15           1.3  *
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 QUEUE AT ARM C

 --------------

 

  TIME SEGMENT   NO. OF

   ENDING      VEHICLES

               IN QUEUE

 

   08.00           0.1

   08.15           0.1

   08.30           0.2

   08.45           0.2

   09.00           0.1

   09.15           0.1

 

 

 

                 QUEUEING DELAY INFORMATION OVER WHOLE PERIOD

                 --------------------------------------------

 

 ----------------------------------------------------------------------------

 I  ARM  I   TOTAL DEMAND  I     * QUEUEING *    I  * INCLUSIVE QUEUEING *  I

 I       I                 I      * DELAY *      I         * DELAY *        I

 I       I------------------------------------------------------------------I

 I       I  (VEH)  (VEH/H) I  (MIN)    (MIN/VEH) I    (MIN)      (MIN/VEH)  I

 ----------------------------------------------------------------------------

 I   A   I 3114.0 I 2076.0 I  2173.2 I    0.70   I    2173.3  I     0.70    I

 I   B   I 2372.2 I 1581.5 I   224.5 I    0.09   I     224.5  I     0.09    I

 I   C   I  189.2 I  126.2 I    11.0 I    0.06   I      11.0  I     0.06    I

 ----------------------------------------------------------------------------

 I  ALL  I 5675.4 I 3783.6 I  2408.7 I    0.42   I    2408.8  I     0.42    I

 ----------------------------------------------------------------------------

 

 * DELAY IS THAT OCCURRING ONLY WITHIN THE TIME PERIOD.

 * INCLUSIVE DELAY INCLUDES DELAY SUFFERED BY VEHICLES WHICH ARE STILL QUEUEING AFTER THE END OF THE TIME PERIOD.

 * THESE WILL ONLY BE SIGNIFICANTLY DIFFERENT IF THERE IS A LARGE QUEUE REMAINING AT THE END OF THE TIME PERIOD.

 

 END OF JOB

 

 ****** ARCADY 5 run completed.

============================================= end of file ===============================================

 

 [Printed at 16:41:41 on 07/10/2010]
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                         TRANSPORT RESEARCH LABORATORY

 

                         (C) COPYRIGHT 1990,1996,2000

 

                 CAPACITIES, QUEUES AND DELAYS AT ROUNDABOUTS

 

                         ARCADY 5.0  ANALYSIS PROGRAM

                            RELEASE 1.0 (APR 2000)

 

                ADAPTED FROM ARCADY/3 WHICH IS CROWN COPYRIGHT

                   BY PERMISSION OF THE CONTROLLER OF HMSO

 

            --------------------------------------------------------

                   FOR SALES AND DISTRIBUTION INFORMATION,

                   PROGRAM ADVICE AND MAINTENANCE CONTACT:

                             TRL SOFTWARE BUREAU

                 TEL: CROWTHORNE (01344) 770758, FAX: 770864

                       EMAIL: SoftwareBureau@trl.co.uk

            --------------------------------------------------------

 

 

 THE USER OF THIS COMPUTER PROGRAM FOR THE SOLUTION OF AN ENGINEERING PROBLEM IS

 IN NO WAY  RELIEVED OF HIS RESPONSIBILITY  FOR THE CORRECTNESS  OF THE SOLUTION

 

 

 Run with file:- "S:\Clients\Jardin Smith International PTE\Land at Chipstead, Surrey - P1913\Reports\ARCADY5 - ExistingPMpeakhour.vai" at 16:42:15 on Thursday, 7 October 2010

 

 ROUNDABOUT CAPACITY AND DELAY

 *****************************

 

 

 RUN TITLE

 *********

  Chipstead - PM peak hour - Existing traffic

 

 

 INPUT DATA

 **********

 ARM A - A217 South

 ARM B - A217 North

 ARM C - Chipstead Lane

 

 GEOMETRIC DATA

 --------------

 

 

 -----------------------------------------------------------------------------------------------------------------------

 I ARM   I   V (M)   I    E (M)   I    L (M)   I    R (M)   I   D (M)   I   PHI (DEG)  I  SLOPE  I INTERCEPT (PCU/MIN) I

 -----------------------------------------------------------------------------------------------------------------------

 I ARM A I    7.45   I     9.20   I    29.00   I   130.00   I   56.00   I     50.0     I  0.738  I       43.768        I

 I ARM B I    6.85   I     9.15   I    30.00   I    71.00   I   56.00   I     50.0     I  0.722  I       42.414        I

 I ARM C I    3.25   I    10.10   I    65.00   I    30.50   I   50.00   I     50.0     I  0.727  I       40.059        I

 -----------------------------------------------------------------------------------------------------------------------

 

 V = approach half-width       L = effective flare length            D = inscribed circle diameter

 E = entry width               R = entry radius                      PHI = entry angle

 

 **WARNING** ARM C: Effective flare length is outside normal range.

  Treat capacities with increasing caution.

 

 TRAFFIC DEMAND DATA

 -------------------

 

 

 TIME PERIOD BEGINS 16.45 AND ENDS 18.15

 LENGTH OF TIME PERIOD  -  90   MINUTES.

 LENGTH OF TIME SEGMENT -  15   MINUTES.
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 DEMAND FLOW PROFILES ARE SYNTHESISED FROM TURNING COUNT DATA

 

 

 -----------------------------------------------------------------------------

 I       I   NUMBER OF MINUTES FROM START WHEN    I   RATE OF FLOW (VEH/MIN) I

 I  ARM  I FLOW STARTS I TOP OF PEAK I FLOW STOPS I BEFORE I AT TOP  I AFTER I

 I       I   TO RISE   I  IS REACHED IFALLING   I  PEAK  I OF PEAK I PEAK  I

 -----------------------------------------------------------------------------

 I ARM A I     15.00   I     45.00   I    75.00   I 23.24  I  34.86  I 23.24 I

 I ARM B I     15.00   I     45.00   I    75.00   I 24.34  I  36.51  I 24.34 I

 I ARM C I     15.00   I     45.00   I    75.00   I  2.33  I   3.49  I  2.33 I

 -----------------------------------------------------------------------------

 

 

 -----------------------------------------------------------

 I                    I         TURNING PROPORTIONS        I

 I                    I         TURNING COUNTS (VEH/HR)    I

 I                    I        (PERCENTAGE OF H.V.S)       I

 I                    --------------------------------------

 I        TIME        I FROM/TO I  ARM A I  ARM B I  ARM C I

 -----------------------------------------------------------

 I   16.45 - 18.15    I         I        I        I        I

 I                    I  ARM A  I  0.024 I  0.964 I  0.011 I

 I                    I         I   45.0 I 1793.0 I   21.0 I

 I                    I         I ( 10.0)I ( 10.0)I ( 10.0)I

 I                    I         I        I        I        I

 I                    I  ARM B  I  0.946 I  0.011 I  0.043 I

 I                    I         I 1841.0 I   22.0 I   84.0 I

 I                    I         I ( 10.0)I ( 10.0)I ( 10.0)I

 I                    I         I        I        I        I

 I                    I  ARM C  I  0.215 I  0.785 I  0.000 I

 I                    I         I   40.0 I  146.0 I    0.0 I

 I                    I         I ( 10.0)I ( 10.0)I ( 10.0)I

 I                    I         I        I        I        I

 -----------------------------------------------------------

 TURNING PROPORTIONS ARE CALCULATED FROM TURNING COUNT DATA

 DEFAULT PROPORTIONS OF HEAVY VEHICLES ARE USED

 

          QUEUE AND DELAY INFORMATION FOR EACH 15 MIN TIME SEGMENT

          --------------------------------------------------------

 

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 16.45-17.00                                                                                   I

 I ARM A      23.24     38.25   0.608                  0.0    1.5       22.1                     I

 I ARM B      24.34     37.97   0.641                  0.0    1.8       25.3                     I

 I ARM C       2.33     19.17   0.121                  0.0    0.1        2.0                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 17.00-17.15                                                                                   I

 I ARM A      27.75     37.94   0.731                  1.5    2.7       38.0                     I

 I ARM B      29.06     37.85   0.768                  1.8    3.2       45.3                     I

 I ARM C       2.78     15.79   0.176                  0.1    0.2        3.1                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 17.15-17.30                                                                                   I

 I ARM A      33.98     37.54   0.905                  2.7    8.2      104.1                     I

 I ARM B      35.59     37.70   0.944                  3.2   12.1      143.1                     I

 I ARM C       3.40     11.49   0.296                  0.2    0.4        6.0                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------
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 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 17.30-17.45                                                                                   I

 I ARM A      33.98     37.52   0.906                  8.2    8.8      128.2                     I

 I ARM B      35.59     37.69   0.944                 12.1   13.8      195.8                     I

 I ARM C       3.40     11.15   0.305                  0.4    0.4        6.4                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 17.45-18.00                                                                                   I

 I ARM A      27.75     37.92   0.732                  8.8    2.8       46.6                     I

 I ARM B      29.06     37.84   0.768                 13.8    3.4       62.5                     I

 I ARM C       2.78     15.24   0.182                  0.4    0.2        3.4                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 18.00-18.15                                                                                   I

 I ARM A      23.24     38.23   0.608                  2.8    1.6       24.3                     I

 I ARM B      24.34     37.96   0.641                  3.4    1.8       28.2                     I

 I ARM C       2.33     19.01   0.122                  0.2    0.1        2.1                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 

 QUEUE AT ARM A

 --------------

 

  TIME SEGMENT   NO. OF

   ENDING      VEHICLES

               IN QUEUE

 

   17.00           1.5  **

   17.15           2.7  ***

   17.30           8.2  ********

   17.45           8.8  *********

   18.00           2.8  ***

   18.15           1.6  **

 

 

 QUEUE AT ARM B

 --------------

 

  TIME SEGMENT   NO. OF

   ENDING      VEHICLES

               IN QUEUE

 

   17.00           1.8  **

   17.15           3.2  ***

   17.30          12.1  ************

   17.45          13.8  **************

   18.00           3.4  ***

   18.15           1.8  **
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 QUEUE AT ARM C

 --------------

 

  TIME SEGMENT   NO. OF

   ENDING      VEHICLES

               IN QUEUE

 

   17.00           0.1

   17.15           0.2

   17.30           0.4

   17.45           0.4

   18.00           0.2

   18.15           0.1

 

 

 

                 QUEUEING DELAY INFORMATION OVER WHOLE PERIOD

                 --------------------------------------------

 

 ----------------------------------------------------------------------------

 I  ARM  I   TOTAL DEMAND  I     * QUEUEING *    I  * INCLUSIVE QUEUEING *  I

 I       I                 I      * DELAY *      I         * DELAY *        I

 I       I------------------------------------------------------------------I

 I       I  (VEH)  (VEH/H) I  (MIN)    (MIN/VEH) I    (MIN)      (MIN/VEH)  I

 ----------------------------------------------------------------------------

 I   A   I 2549.1 I 1699.4 I   363.2 I    0.14   I     363.3  I     0.14    I

 I   B   I 2669.7 I 1779.8 I   500.2 I    0.19   I     500.3  I     0.19    I

 I   C   I  255.0 I  170.0 I    23.2 I    0.09   I      23.2  I     0.09    I

 ----------------------------------------------------------------------------

 I  ALL  I 5473.9 I 3649.2 I   886.7 I    0.16   I     886.7  I     0.16    I

 ----------------------------------------------------------------------------

 

 * DELAY IS THAT OCCURRING ONLY WITHIN THE TIME PERIOD.

 * INCLUSIVE DELAY INCLUDES DELAY SUFFERED BY VEHICLES WHICH ARE STILL QUEUEING AFTER THE END OF THE TIME PERIOD.

 * THESE WILL ONLY BE SIGNIFICANTLY DIFFERENT IF THERE IS A LARGE QUEUE REMAINING AT THE END OF THE TIME PERIOD.

 

 END OF JOB

 

 ****** ARCADY 5 run completed.

============================================= end of file ===============================================

 

 [Printed at 16:42:39 on 07/10/2010]
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                         TRANSPORT RESEARCH LABORATORY

 

                         (C) COPYRIGHT 1990,1996,2000

 

                 CAPACITIES, QUEUES AND DELAYS AT ROUNDABOUTS

 

                         ARCADY 5.0  ANALYSIS PROGRAM

                            RELEASE 1.0 (APR 2000)

 

                ADAPTED FROM ARCADY/3 WHICH IS CROWN COPYRIGHT

                   BY PERMISSION OF THE CONTROLLER OF HMSO

 

            --------------------------------------------------------

                   FOR SALES AND DISTRIBUTION INFORMATION,

                   PROGRAM ADVICE AND MAINTENANCE CONTACT:

                             TRL SOFTWARE BUREAU

                 TEL: CROWTHORNE (01344) 770758, FAX: 770864

                       EMAIL: SoftwareBureau@trl.co.uk

            --------------------------------------------------------

 

 

 THE USER OF THIS COMPUTER PROGRAM FOR THE SOLUTION OF AN ENGINEERING PROBLEM IS

 IN NO WAY  RELIEVED OF HIS RESPONSIBILITY  FOR THE CORRECTNESS  OF THE SOLUTION

 

 

 Run with file:- "S:\Clients\Jardin Smith International PTE\Land at Chipstead, Surrey - P1913\Reports\ARCADY5 - ExistingAMpeakhour_inclDevTraffic.vai" at 16:43:23 on Thursday, 7 October 2010

 

 ROUNDABOUT CAPACITY AND DELAY

 *****************************

 

 

 RUN TITLE

 *********

  Chipstead - AM peak hour - Existing Traffic + Development traffic

 

 

 INPUT DATA

 **********

 ARM A - A217 South

 ARM B - A217 North

 ARM C - Chipstead Lane

 

 GEOMETRIC DATA

 --------------

 

 

 -----------------------------------------------------------------------------------------------------------------------

 I ARM   I   V (M)   I    E (M)   I    L (M)   I    R (M)   I   D (M)   I   PHI (DEG)  I  SLOPE  I INTERCEPT (PCU/MIN) I

 -----------------------------------------------------------------------------------------------------------------------

 I ARM A I    7.45   I     9.20   I    29.00   I   130.00   I   56.00   I     40.0     I  0.765  I       45.330        I

 I ARM B I    6.85   I     9.15   I    30.00   I    71.00   I   56.00   I     40.0     I  0.748  I       43.938        I

 I ARM C I    3.25   I    10.10   I    65.00   I    30.50   I   56.00   I     40.0     I  0.717  I       41.526        I

 -----------------------------------------------------------------------------------------------------------------------

 

 V = approach half-width       L = effective flare length            D = inscribed circle diameter

 E = entry width               R = entry radius                      PHI = entry angle

 

 **WARNING** ARM C: Effective flare length is outside normal range.

  Treat capacities with increasing caution.

 

 TRAFFIC DEMAND DATA

 -------------------

 

 

 TIME PERIOD BEGINS 07.45 AND ENDS 09.15

 LENGTH OF TIME PERIOD  -  90   MINUTES.

 LENGTH OF TIME SEGMENT -  15   MINUTES.
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 DEMAND FLOW PROFILES ARE SYNTHESISED FROM TURNING COUNT DATA

 

 

 -----------------------------------------------------------------------------

 I       I   NUMBER OF MINUTES FROM START WHEN    I   RATE OF FLOW (VEH/MIN) I

 I  ARM  I FLOW STARTS I TOP OF PEAK I FLOW STOPS I BEFORE I AT TOP  I AFTER I

 I       I   TO RISE   I  IS REACHED IFALLING   I  PEAK  I OF PEAK I PEAK  I

 -----------------------------------------------------------------------------

 I ARM A I     15.00   I     45.00   I    75.00   I 28.44  I  42.66  I 28.44 I

 I ARM B I     15.00   I     45.00   I    75.00   I 21.70  I  32.55  I 21.70 I

 I ARM C I     15.00   I     45.00   I    75.00   I  2.17  I   3.26  I  2.17 I

 -----------------------------------------------------------------------------

 

 

 -----------------------------------------------------------

 I                    I         TURNING PROPORTIONS        I

 I                    I         TURNING COUNTS (VEH/HR)    I

 I                    I        (PERCENTAGE OF H.V.S)       I

 I                    --------------------------------------

 I        TIME        I FROM/TO I  ARM A I  ARM B I  ARM C I

 -----------------------------------------------------------

 I   07.45 - 09.15    I         I        I        I        I

 I                    I  ARM A  I  0.012 I  0.950 I  0.037 I

 I                    I         I   28.0 I 2162.0 I   85.0 I

 I                    I         I ( 10.0)I ( 10.0)I ( 10.0)I

 I                    I         I        I        I        I

 I                    I  ARM B  I  0.900 I  0.013 I  0.087 I

 I                    I         I 1563.0 I   22.0 I  151.0 I

 I                    I         I ( 10.0)I ( 10.0)I ( 10.0)I

 I                    I         I        I        I        I

 I                    I  ARM C  I  0.178 I  0.822 I  0.000 I

 I                    I         I   31.0 I  143.0 I    0.0 I

 I                    I         I ( 10.0)I ( 10.0)I ( 10.0)I

 I                    I         I        I        I        I

 -----------------------------------------------------------

 TURNING PROPORTIONS ARE CALCULATED FROM TURNING COUNT DATA

 DEFAULT PROPORTIONS OF HEAVY VEHICLES ARE USED

 

          QUEUE AND DELAY INFORMATION FOR EACH 15 MIN TIME SEGMENT

          --------------------------------------------------------

 

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 07.45-08.00                                                                                   I

 I ARM A      28.44     39.64   0.717                  0.0    2.5       35.2                     I

 I ARM B      21.70     38.89   0.558                  0.0    1.3       18.2                     I

 I ARM C       2.17     23.36   0.093                  0.0    0.1        1.5                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 08.00-08.15                                                                                   I

 I ARM A      33.96     39.33   0.863                  2.5    5.8       78.3                     I

 I ARM B      25.91     38.69   0.670                  1.3    2.0       28.9                     I

 I ARM C       2.60     20.53   0.127                  0.1    0.1        2.1                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 08.15-08.30                                                                                   I

 I ARM A      41.59     38.91   1.069                  5.8   53.3      467.7                     I

 I ARM B      31.74     38.52   0.824                  2.0    4.4       61.1                     I

 I ARM C       3.18     16.75   0.190                  0.1    0.2        3.4                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------
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 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 08.30-08.45                                                                                   I

 I ARM A      41.59     38.90   1.069                 53.3   94.8     1112.5                     I

 I ARM B      31.74     38.50   0.824                  4.4    4.6       67.8                     I

 I ARM C       3.18     16.65   0.191                  0.2    0.2        3.5                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 08.45-09.00                                                                                   I

 I ARM A      33.96     39.32   0.864                 94.8   20.5      865.1                     I

 I ARM B      25.91     38.50   0.673                  4.6    2.1       33.0                     I

 I ARM C       2.60     20.34   0.128                  0.2    0.1        2.2                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 09.00-09.15                                                                                   I

 I ARM A      28.44     39.63   0.718                 20.5    2.6       57.8                     I

 I ARM B      21.70     38.84   0.559                  2.1    1.3       19.7                     I

 I ARM C       2.17     23.25   0.094                  0.1    0.1        1.6                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 

 QUEUE AT ARM A

 --------------

 

  TIME SEGMENT   NO. OF

   ENDING      VEHICLES

               IN QUEUE

 

   08.00           2.5  **

   08.15           5.8  ******

   08.30          53.3  *****************************************************

   08.45          94.8  ******************************************************************************************

   09.00          20.5  *********************

   09.15           2.6  ***

 

 

 QUEUE AT ARM B

 --------------

 

  TIME SEGMENT   NO. OF

   ENDING      VEHICLES

               IN QUEUE

 

   08.00           1.3  *

   08.15           2.0  **

   08.30           4.4  ****

   08.45           4.6  *****

   09.00           2.1  **

   09.15           1.3  *
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 QUEUE AT ARM C

 --------------

 

  TIME SEGMENT   NO. OF

   ENDING      VEHICLES

               IN QUEUE

 

   08.00           0.1

   08.15           0.1

   08.30           0.2

   08.45           0.2

   09.00           0.1

   09.15           0.1

 

 

 

                 QUEUEING DELAY INFORMATION OVER WHOLE PERIOD

                 --------------------------------------------

 

 ----------------------------------------------------------------------------

 I  ARM  I   TOTAL DEMAND  I     * QUEUEING *    I  * INCLUSIVE QUEUEING *  I

 I       I                 I      * DELAY *      I         * DELAY *        I

 I       I------------------------------------------------------------------I

 I       I  (VEH)  (VEH/H) I  (MIN)    (MIN/VEH) I    (MIN)      (MIN/VEH)  I

 ----------------------------------------------------------------------------

 I   A   I 3119.5 I 2079.7 I  2616.7 I    0.84   I    2616.8  I     0.84    I

 I   B   I 2380.4 I 1586.9 I   228.7 I    0.10   I     228.7  I     0.10    I

 I   C   I  238.6 I  159.1 I    14.4 I    0.06   I      14.4  I     0.06    I

 ----------------------------------------------------------------------------

 I  ALL  I 5738.5 I 3825.7 I  2859.7 I    0.50   I    2859.8  I     0.50    I

 ----------------------------------------------------------------------------

 

 * DELAY IS THAT OCCURRING ONLY WITHIN THE TIME PERIOD.

 * INCLUSIVE DELAY INCLUDES DELAY SUFFERED BY VEHICLES WHICH ARE STILL QUEUEING AFTER THE END OF THE TIME PERIOD.

 * THESE WILL ONLY BE SIGNIFICANTLY DIFFERENT IF THERE IS A LARGE QUEUE REMAINING AT THE END OF THE TIME PERIOD.

 

 END OF JOB

 

 ****** ARCADY 5 run completed.

============================================= end of file ===============================================

 

 [Printed at 16:43:47 on 07/10/2010]
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                         TRANSPORT RESEARCH LABORATORY

 

                         (C) COPYRIGHT 1990,1996,2000

 

                 CAPACITIES, QUEUES AND DELAYS AT ROUNDABOUTS

 

                         ARCADY 5.0  ANALYSIS PROGRAM

                            RELEASE 1.0 (APR 2000)

 

                ADAPTED FROM ARCADY/3 WHICH IS CROWN COPYRIGHT

                   BY PERMISSION OF THE CONTROLLER OF HMSO

 

            --------------------------------------------------------

                   FOR SALES AND DISTRIBUTION INFORMATION,

                   PROGRAM ADVICE AND MAINTENANCE CONTACT:

                             TRL SOFTWARE BUREAU

                 TEL: CROWTHORNE (01344) 770758, FAX: 770864

                       EMAIL: SoftwareBureau@trl.co.uk

            --------------------------------------------------------

 

 

 THE USER OF THIS COMPUTER PROGRAM FOR THE SOLUTION OF AN ENGINEERING PROBLEM IS

 IN NO WAY  RELIEVED OF HIS RESPONSIBILITY  FOR THE CORRECTNESS  OF THE SOLUTION

 

 

 Run with file:- "S:\Clients\Jardin Smith International PTE\Land at Chipstead, Surrey - P1913\Reports\ARCADY5 - ExistingPMpeakhour_inclDevTraffic.vai" at 16:44:25 on Thursday, 7 October 2010

 

 ROUNDABOUT CAPACITY AND DELAY

 *****************************

 

 

 RUN TITLE

 *********

  Chipstead - PM peak hour - Existing traffic + Development traffic

 

 

 INPUT DATA

 **********

 ARM A - A217 South

 ARM B - A217 North

 ARM C - Chipstead Lane

 

 GEOMETRIC DATA

 --------------

 

 

 -----------------------------------------------------------------------------------------------------------------------

 I ARM   I   V (M)   I    E (M)   I    L (M)   I    R (M)   I   D (M)   I   PHI (DEG)  I  SLOPE  I INTERCEPT (PCU/MIN) I

 -----------------------------------------------------------------------------------------------------------------------

 I ARM A I    7.45   I     9.20   I    29.00   I   130.00   I   56.00   I     50.0     I  0.738  I       43.768        I

 I ARM B I    6.85   I     9.15   I    30.00   I    71.00   I   56.00   I     50.0     I  0.722  I       42.414        I

 I ARM C I    3.25   I    10.10   I    65.00   I    30.50   I   50.00   I     50.0     I  0.727  I       40.059        I

 -----------------------------------------------------------------------------------------------------------------------

 

 V = approach half-width       L = effective flare length            D = inscribed circle diameter

 E = entry width               R = entry radius                      PHI = entry angle

 

 **WARNING** ARM C: Effective flare length is outside normal range.

  Treat capacities with increasing caution.

 

 TRAFFIC DEMAND DATA

 -------------------

 

 

 TIME PERIOD BEGINS 16.45 AND ENDS 18.15

 LENGTH OF TIME PERIOD  -  90   MINUTES.

 LENGTH OF TIME SEGMENT -  15   MINUTES.
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 DEMAND FLOW PROFILES ARE SYNTHESISED FROM TURNING COUNT DATA

 

 

 -----------------------------------------------------------------------------

 I       I   NUMBER OF MINUTES FROM START WHEN    I   RATE OF FLOW (VEH/MIN) I

 I  ARM  I FLOW STARTS I TOP OF PEAK I FLOW STOPS I BEFORE I AT TOP  I AFTER I

 I       I   TO RISE   I  IS REACHED IFALLING   I  PEAK  I OF PEAK I PEAK  I

 -----------------------------------------------------------------------------

 I ARM A I     15.00   I     45.00   I    75.00   I 23.48  I  35.21  I 23.48 I

 I ARM B I     15.00   I     45.00   I    75.00   I 24.63  I  36.94  I 24.63 I

 I ARM C I     15.00   I     45.00   I    75.00   I  2.51  I   3.77  I  2.51 I

 -----------------------------------------------------------------------------

 

 

 -----------------------------------------------------------

 I                    I         TURNING PROPORTIONS        I

 I                    I         TURNING COUNTS (VEH/HR)    I

 I                    I        (PERCENTAGE OF H.V.S)       I

 I                    --------------------------------------

 I        TIME        I FROM/TO I  ARM A I  ARM B I  ARM C I

 -----------------------------------------------------------

 I   16.45 - 18.15    I         I        I        I        I

 I                    I  ARM A  I  0.024 I  0.955 I  0.021 I

 I                    I         I   45.0 I 1793.0 I   40.0 I

 I                    I         I ( 10.0)I ( 10.0)I ( 10.0)I

 I                    I         I        I        I        I

 I                    I  ARM B  I  0.935 I  0.011 I  0.054 I

 I                    I         I 1841.0 I   22.0 I  107.0 I

 I                    I         I ( 10.0)I ( 10.0)I ( 10.0)I

 I                    I         I        I        I        I

 I                    I  ARM C  I  0.214 I  0.786 I  0.000 I

 I                    I         I   43.0 I  158.0 I    0.0 I

 I                    I         I ( 10.0)I ( 10.0)I ( 10.0)I

 I                    I         I        I        I        I

 -----------------------------------------------------------

 TURNING PROPORTIONS ARE CALCULATED FROM TURNING COUNT DATA

 DEFAULT PROPORTIONS OF HEAVY VEHICLES ARE USED

 

          QUEUE AND DELAY INFORMATION FOR EACH 15 MIN TIME SEGMENT

          --------------------------------------------------------

 

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 16.45-17.00                                                                                   I

 I ARM A      23.48     38.13   0.616                  0.0    1.6       22.8                     I

 I ARM B      24.63     37.79   0.652                  0.0    1.8       26.4                     I

 I ARM C       2.51     19.17   0.131                  0.0    0.2        2.2                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 17.00-17.15                                                                                   I

 I ARM A      28.03     37.81   0.741                  1.6    2.8       39.8                     I

 I ARM B      29.40     37.65   0.781                  1.8    3.4       48.4                     I

 I ARM C       3.00     15.80   0.190                  0.2    0.2        3.4                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 17.15-17.30                                                                                   I

 I ARM A      34.33     37.38   0.919                  2.8    9.3      115.1                     I

 I ARM B      36.01     37.45   0.962                  3.4   14.7      167.0                     I

 I ARM C       3.67     11.60   0.317                  0.2    0.5        6.6                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------
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 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 17.30-17.45                                                                                   I

 I ARM A      34.33     37.36   0.919                  9.3   10.1      146.2                     I

 I ARM B      36.01     37.44   0.962                 14.7   17.6      245.3                     I

 I ARM C       3.67     11.21   0.328                  0.5    0.5        7.1                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 17.45-18.00                                                                                   I

 I ARM A      28.03     37.79   0.742                 10.1    2.9       50.3                     I

 I ARM B      29.40     37.63   0.781                 17.6    3.7       74.3                     I

 I ARM C       3.00     15.08   0.199                  0.5    0.3        3.9                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 -------------------------------------------------------------------------------------------------

 I  TIME      DEMAND  CAPACITY  DEMAND/   PEDESTRIAN  START   END       DELAY     GEOMETRIC DELAYI

 I         (VEH/MIN) (VEH/MIN) CAPACITY      FLOW     QUEUE  QUEUE    (VEH.MIN/      (VEH.MIN/   I

 I                               (RFC)    (PEDS/MIN) (VEHS) (VEHS)  TIME SEGMENT)  TIME SEGMENT) I

 I 18.00-18.15                                                                                   I

 I ARM A      23.48     38.12   0.616                  2.9    1.6       25.2                     I

 I ARM B      24.63     37.79   0.652                  3.7    1.9       29.7                     I

 I ARM C       2.51     19.00   0.132                  0.3    0.2        2.3                     I

 I                                                                                               I

 -------------------------------------------------------------------------------------------------

 

 QUEUE AT ARM A

 --------------

 

  TIME SEGMENT   NO. OF

   ENDING      VEHICLES

               IN QUEUE

 

   17.00           1.6  **

   17.15           2.8  ***

   17.30           9.3  *********

   17.45          10.1  **********

   18.00           2.9  ***

   18.15           1.6  **

 

 

 QUEUE AT ARM B

 --------------

 

  TIME SEGMENT   NO. OF

   ENDING      VEHICLES

               IN QUEUE

 

   17.00           1.8  **

   17.15           3.4  ***

   17.30          14.7  ***************

   17.45          17.6  ******************

   18.00           3.7  ****

   18.15           1.9  **
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 QUEUE AT ARM C

 --------------

 

  TIME SEGMENT   NO. OF

   ENDING      VEHICLES

               IN QUEUE

 

   17.00           0.2

   17.15           0.2

   17.30           0.5

   17.45           0.5

   18.00           0.3

   18.15           0.2

 

 

 

                 QUEUEING DELAY INFORMATION OVER WHOLE PERIOD

                 --------------------------------------------

 

 ----------------------------------------------------------------------------

 I  ARM  I   TOTAL DEMAND  I     * QUEUEING *    I  * INCLUSIVE QUEUEING *  I

 I       I                 I      * DELAY *      I         * DELAY *        I

 I       I------------------------------------------------------------------I

 I       I  (VEH)  (VEH/H) I  (MIN)    (MIN/VEH) I    (MIN)      (MIN/VEH)  I

 ----------------------------------------------------------------------------

 I   A   I 2575.1 I 1716.8 I   399.4 I    0.16   I     399.4  I     0.16    I

 I   B   I 2701.3 I 1800.9 I   591.1 I    0.22   I     591.2  I     0.22    I

 I   C   I  275.6 I  183.7 I    25.6 I    0.09   I      25.6  I     0.09    I

 ----------------------------------------------------------------------------

 I  ALL  I 5552.0 I 3701.4 I  1016.1 I    0.18   I    1016.2  I     0.18    I

 ----------------------------------------------------------------------------

 

 * DELAY IS THAT OCCURRING ONLY WITHIN THE TIME PERIOD.

 * INCLUSIVE DELAY INCLUDES DELAY SUFFERED BY VEHICLES WHICH ARE STILL QUEUEING AFTER THE END OF THE TIME PERIOD.

 * THESE WILL ONLY BE SIGNIFICANTLY DIFFERENT IF THERE IS A LARGE QUEUE REMAINING AT THE END OF THE TIME PERIOD.

 

 END OF JOB

 

 ****** ARCADY 5 run completed.

============================================= end of file ===============================================

 

 [Printed at 16:45:05 on 07/10/2010]



 

 

 
 
 
 
 
 
 

 
 
 

Appendix K 
 

        Public Transport Timetables 
 




















 










































































































































































 


 

 

 







 









 
  



Sutton/Epsom - Tadworth - Redhill
Metrobus

Mondays to Fridays

Service 460 460 460 820* 420 420 460 460 460 420 460 460 420 460
SDO NSD SDO SDO NSD SDO NSD

Sutton Bus Garage … … … 0700 0710 0725 … … … 0847 … … 40 …
Sutton Station … … … 0706 0718 0733 … … … 0855 … … 48 …
Belmont Downs Road … … … 0712 0723 0738 … … … 0900 … … 53 …
Banstead Marks & Spencer … … … 0718 0729 0744 … … … 0906 Then … … 00 …
Tattenham Way Reigate Rd … … … B 0735 0750 … … … 0912 at … … 06 …
Epsom High Street 0652 0708 0717 / / / 0800 0805 0835 / these 05 35 / 1335
Tattenham Corner Station 0659 0717 0725 / / / 0808 0814 0844 / mins 14 44 / until 1344
Marbles Way 0704 0722 0730 / / / 0814 0819 0849 / past 19 49 / 1349
Tadworth Station 0711 0731 0735 / 0745 0759 0820 0824 0856 0920 each 24 54 14 1354
Walton-on-the-Hill / / / / / / / / / / hour 31 / / /
Lower Kingswood Fox 0718 0746 0743 0736 0802 0807 0831 0832 0902 0928 42 02 22 1402
Reigate Bancroft Road 0728 0802 0754 0756 0824x 0818 0853 0844 0914 0938 52 12 32 1412
Redhill Bus Station 0738 0815p 0805 0805p 0844x 0828 0906 0855 0924 0948 02 22 42 1422
St Bedes School … 0818 … 0808 … … … … … … … … … … …

Service 420 420 460 460 420 460 460 420 460 460 460 420 460 460 420 460
SDF NSF MTh SDO NSD

Sutton Bus Garage 1340 1340 … … 1440 … … 1522 1540 … … 1640 … … 1740 …
Sutton Station 1348 1348 … … 1448 … … 1530 1548 … … 1648 … … 1748 …
Belmont Downs Road 1353 1353 … … 1453 … … 1535 1553 … … 1653 … … 1753 …
Banstead Marks & Spencer 1400 1400 … … 1500 … … 1542 1600 … … 1700 … … 1800 …
Tattenham Way Reigate Rd 1406 1406 … … 1506 … … 1549 1606 … … 1707 … … 1806 …
Epsom High Street / / 1405 1435 / 1505 1535 / / 1605 1635 / 1707 1737 / 1807
Tattenham Corner Station / / 1414 1444 / 1514 1544 / / 1614 1644 / 1716 1746 / 1816
Marbles Way / / 1419 1449 / 1519 1549 / / 1619 1649 / 1721 1751 / /
Tadworth Station 1414 1414 1424 1454 1514 1524 1554 1559 1614 1624 1654 1715 1726 1756 1814 1824
Walton-on-the-Hill / / 1431 / / 1531 / 1606 / 1631 / / 1732 / / 1830
Lower Kingswood Fox 1422 1422 1442 1502 1522 1542 1602 1623y 1622 1642 1703 1723 1743 1804 1821 1840
Reigate Bancroft Road 1432 1432 1452 1512 1532 1552 1612 1633 1632 1653 1716 1735 1754 1815 1831 1850
Redhill Bus Station / 1442 1502 1522 1542n 1602 1622 1644 1643 1705 1728 1747 1805 1824 1840 1859
St Bedes School 1441 … … … 1541s … … … … … … … …

Service 460 420 460 420 460 420 420 420
Sutton Bus Garage … 1832 .. 1930 … … … … … … … … … … … …
Sutton Station … 1840 … 1937 … … … … … … … … … … … …
Belmont Downs Road … 1845 … 1942 … … … … … … … … … … … …
Banstead Marks & Spencer … 1850 … 1947 … … … … … … … … … … … …
Tattenham Way Reigate Rd … 1855 … 1952 … … … … … … … … … … … …
Epsom High Street 1837 / 1900 / 2000 ... ... ... … … … … … … … …
Tattenham Corner Station 1845 / 1907 / 2007 … … … … … … … … … … …
Marbles Way / / / / / … … … … … … … … … … …
Tadworth Station 1853 1903 1914 1959 2014 … … … … … … … … … … …
Lower Kingswood Fox 1859 1909 1920 2005 2020 … … … … … … … … … … …
Reigate Red Cross / / / / / 2050 2150 2250 … … … … … … … …
Reigate Bancroft Road 1907 1917 1928 2013 2028 2052 2152 2252 … … … … … … … …
Redhill Bus Station 1915 1925 1936 2021 2036 2100 2200 2300 … … … … … …

Codes: NSD -Non Schooldays only.NSF -Friday during School Holidays.MTh -Monday to Thursdays Only
SDF - Schoolday Fridays Only. SDO - Schooldays Only 
B -Operates via Burgh Heath.n -Not Schooldays p -Time at Redhill Post Office s -Schooldays Only
x - Via Reigate School at 0830, not via Lesbourne Road. y - Operates via Rookery Way
*- journeys operated by London General
These services are operated on behalf of Surrey County Council
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Sutton/Epsom - Tadworth - Reigate - Redhill
Metrobus

Saturdays

Service 460 460 460 460 420 460 460 420 460 460 420 460 460 420

Sutton Bus Garage … … … … 0840 … … 40 … … 1740 … … 1827
Sutton Station … … … … 0848 … … 48 … … 1748 … … 1835
Belmont Downs Road … … … … 0852 … … 53 … … 1753 … … 1840
Banstead Marks & Spencer … … … … 0859 Then … … 00 … … 1800 … … 1845
Tattenham Way Reigate Road … … … … 0904 at … … 06 … … 1806 … … 1850
Epsom High Street 0652 0735 0805 0835 / these 05 35 / 1705 1735 / 1805 1830 /
Tattenham Corner Station 0658 0742 0812 0843 / mins 14 44 / until 1714 1744 / 1813 1838 /
Marbles Way 0703 0747 0817 0848 / past 19 49 / 1719 1749 / / / /
Tadworth Station 0708 0752 0822 0853 0912 each 24 54 14 1724 1754 1814 1821 1846 1858
Walton-on-the-Hill / / 0828 / / hour 31 / / 1731 / / 1827 / /
Lower Kingswood Fox 0715 0759 0839 0900 0919 42 02 22 1742 1801 1822 1837 1852 1904
Reigate Bancroft Road 0723 0808 0848 0910 0929 52 12 32 1752 1812 1831 1846 1900 1912
Redhill Bus Station 0732 0817 0857 0919 0938 02 22 42 1802 1821 1840 1855 1908 1920

Service 460 420 460 420 420 420

Sutton Bus Garage … 1930 … … … … … … … … … … … … … …
Sutton Station … 1937 … … … … … … … … … … … … … …
Belmont Downs Road … 1942 … … … … … … … … … … … … … …
Banstead Marks & Spencer … 1947 … … … … … … … … … … … … … …
Tattenham Way Reigate Road … 1952 … … … … … … … … … … … … … …
Epsom High Street 1900 / 2000 … … … … … … … … … … … … …
Tattenham Corner Station 1907 / 2007 … … … … … … … … … … … … …
Tadworth Station 1914 1959 2014 … … … … … … … … … … … … …
Lower Kingswood Fox 1920 2005 2020 … … … … … … … … … … … … …
Reigate Red Cross / / / 2050 2150 2250 … … … … … … … … … …
Reigate Bancroft Road 1928 2013 2028 2052 2152 2252 … … … … … … … … … …
Redhill Bus Station 1936 2021 2036 2100 2200 2300 … … … … … … … … … …

Sundays and Public Holidays

Service 420 420 420 420 420 420 420
Reigate Red Cross 0850 0950 1050  Then at these 50 1950 2050 2150 … … … … …
Reigate Bancroft Road 0852 0952 1052     mins past 52 until 1952 2052 2152 … … … … …
Redhill Bus Station 0900 1000 1100     each hour 00 2000 2100 2200 … … …

These services are operated on behalf of Surrey County Council
For Sunday buses between Epsom, Tadworth and Banstead, see service 318

For Saturday evening service from Tadworth area to Epsom or Redhill,
call Buses 4 U on 01372 204540
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Redhill - Reigate - Tadworth - Epsom/Sutton
Metrobus

Mondays to Fridays

Service 460 420 460 460 420 460 420 460 420 460 460 420 460 460 420
SDO NSD

Redhill Bus Station 0600 0615 0620 0653 0720 0732 0740 0752 0808 0834 0854 0914 0934 0954 14
Reigate Bell Street 0608 0623 0628 0702 0730 0742 0750 0803 0820 0846 0905 0925 0945 1005 25
Lower Kingswood Fox 0616 0632 0636 0712 0740 0752 0800 0814 0832 0856 0915 0935 0955 1015 35
Walton-on-the-Hill / / / 0722 0755 / / 0829 / / 0925 / / 1025 Then /
Tadworth Station 0623 0639 0643 0728 0803 0802 0808 0836 0841 0905 0932 0942 1002 1032 at 42
Marbles Way 0628 / 0648 0735 / 0809 / 0842 / 0910 0937 / 1007 1037 these /
Tattenham Corner Station 0634 / 0654 0742 / 0815 / 0848 / 0916 0943 / 1013 1043 mins /
Epsom High Street 0642 / 0702 0751 / 0827 / 0858 / 0925 0952 / 1022 1052 past /
Tattenham Way Reigate Road … 0646 … … 0813 … 0817 … 0851 … … 0951 … … each 51
Banstead Marks & Spencer … 0651 … … 0821 … 0823 … 0858 … … 0957 … … hour 57
Belmont Downs Road … 0655 … … 0826 … 0828 … 0903 … … 1002 … … 02
Sutton Station … 0700 … … 0835 … 0835 … 0909 … … 1008 … … 08
Sutton Bus Garage … 0705 … … 0841 … 0841 … 0915 … … 1014 … … 14

Service 460 460 460 820* 460 420 460 420 820* 460 420 460 460 420 460
SDF SDO SMT

St Bedes School … … … 1444 1444f … … … 15441544m … … … … …
Redhill Bus Station 34 54 1434 1453 1454 1514 1534 RS 1553 1554 1614 1634 1700 1720 1740
Reigate Bell Street 45 05 1445 1504 1505 1525 1546 1556 1604 1606 1625 1646 1712 1732 1751
Lower Kingswood Fox 55 15 1455 1514 1515 1535 1557 1606 1614 1618 1641 1657 1723 1744 1802
Walton-on-the-Hill / 25 / / 1525 / / / / 1629 / / 1735 / /
Tadworth Station 02 32 until 1502 B 1532 1542 1605 1613 B 1635 1649 1707 1741 1754 1812
Marbles Way 07 37 1507 / 1537 / 1610 / / 1640 / 1712 1746 / /
Tattenham Corner Station 13 43 1513 / 1543 / 1615 / / 1645 / 1717 1751 / 1820
Epsom High Street 22 52 1522 / 1552 / 1623 / / 1653 / 1725 1759 / 1828
Tattenham Way Reigate Road … … … / … 1551 … 1622 / … 1658 … … 1803 …
Banstead Marks & Spencer … … … 1525 … 1557 … 1628 1625 … 1704 … … 1808 …
Belmont Downs Road … … … 1530 … 1602 … … 1630 … 1709 … … 1813 …
Sutton Station … … … 1536 … 1608 … … 1636 … 1715 … … 1818 …
Sutton Bus Garage … … … 1542 … 1614 … … 1642 … 1721 … … 1824 …

460 420 460 420 420 420 420

Redhill Bus Station 1800 1830 1905 2005 2105 2205 2305 … … … … … … … … …
Reigate Bell Street 1810 1839 1914 2013 2113 2213 2313 … … … … … … … … …
Reigate Red Cross / / / 2014 2114 2214 2314 … … … … … … … … …
Lower Kingswood Fox 1819 1849 1922 … … … … … … … … … … … … …
Walton-on-the-Hill 1830 / 1932 … … … … … … … … … … … … …
Tadworth Station 1835 1856 1937 … … … … … … … … … … … … …
Marbles Way / / / … … … … … … … … … … … … …
Tattenham Corner Station 1842 / 1943 … … … … … … … … … … … … …
Epsom High Street 1850 / 1951 … … … … … … … … … … … … …
Tattenham Way Reigate Road … 1903 … … … … … … … … … … … … … …
Banstead Marks & Spencer … 1908 … … … … … … … … … … … … … …
Belmont Downs Road … 1912 … … … … … … … … … … … … … …
Sutton Station … 1917 … … … … … … … … … … … … … …
Sutton Bus Garage … 1922 … … … … … … … … … … … …

Codes: NSD - Non-Schooldays only. SDF or f - Schoolday Fridays only. SDO - Schooldays only. 
SMT or m  - Schoolday Monday-Thursdays only B - Operates via Burgh Heath
RS - Starts Reigate school at 1550. * - Journeys operated by London General. 
These services are operated on behalf of Surrey County Council
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Redhill - Reigate - Tadworth - Epsom/Sutton
Metrobus

Saturdays

Service 460 460 460 420 460 460 420 460 460 420 460 460 420 460

Redhill Bus Station 0600 0630 0700 0720 0734 0754 0814 0834 0854 14 34 54 1614 1634
Reigate Bell Street 0608 0638 0708 0729 0743 0803 0823 0845 0905 25 45 05 1625 1645
Lower Kingswood Fox 0616 0646 0717 0739 0753 0813 0833 0855 0915 35 55 15 1635 1655
Walton-on-the-Hill / / 0726 / / 0824 / / 0926 Then / / 26 / /
Tadworth Station 0623 0653 0732 0746 0800 0830 0840 0902 0932 at 42 02 32 1642 1702
Marbles Way 0628 0658 0737 / 0805 0835 / 0907 0937 these / 07 37 until / 1707
Tattenham Corner Station 0634 0704 0743 / 0811 0841 / 0913 0943 mins / 13 43 / 1713
Epsom High Street 0642 0712 0751 / 0820 0850 / 0922 0952 past / 22 52 / 1722
Tattenham Way Reigate Road … … … 0753 … … 0848 … … each 51 … … 1651 …

Banstead Marks & Spencer … … … 0759 … … 0854 … … hour 57 … … 1657 …

Belmont Downs Road … … … 0803 … … 0859 … … 02 … … 1702 …

Sutton Station … … … 0808 … … 0904 … … 08 … … 1708 …

Sutton Bus Garage … … … 0813 … … 0910 … … 14 … … 1714 …

Service 460 420 460 460 420 460 420 420 420 420

Redhill Bus Station 1700 1720 1740 1800 1830 1905 2005 2105 2205 2305 … … … … … …

Reigate Bell Street 1711 1729 1749 1809 1839 1913 2013 2113 2213 2313 … … … … … …

Reigate Red Cross / / / / / / 2014 2114 2214 2314 … … … … … …

Lower Kingswood Fox 1721 1739 1759 1819 1848 1921 … … … … … … … … … …

Walton-on-the-Hill 1732 / / 1830 / 1931 … … … … … … … … … …

Tadworth Station 1738 1746 / 1836 1855 1936 … … … … … … … … … …

Marbles Way 1743 / 1806 / / / … … … … … … … … … …

Tattenham Corner Station 1749 / 1812 1842 / 1942 … … … … … … … … … …

Epsom High Street 1758 / 1820 1850 / 1950 … … … … … … … … … …

Tattenham Way Reigate Road … 1754 … … 1902 … … … … … … … … … … …

Banstead Marks & Spencer … 1759 … … 1907 … … … … … … … … … … …

Belmont Downs Road … 1803 … … 1911 … … … … … … … … … … …

Sutton Station … 1808 … … 1916 … … … … … … … … … … …

Sutton Bus Garage 1813 … 1921 … … … … … … … … … … …

Sundays and Public Holidays

Service 420 420 460 420 420 420 420

Redhill Bus Station 0905 1005 1105  Then at these 05 2005 2105 2205 … … … …
Reigate Bell Street 0913 1013 1113     mins past 13 until 2013 2113 2213 … … … …
Reigate Red Cross 0914 1014 1114     each hour 14 2014 2114 2214 … … … …

These services are operated on behalf of Surrey County Council

For Sunday buses between Epsom, Tadworth and Banstead, see service 318

For Saturday evening service from Tadworth area to Epsom
or Redhill phone Buses 4 U on 01372 204540
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1.0 INTRODUCTION 

 
1.1 WS Planning have been instructed by Jardin Smith 

 International Pte. Ltd. to prepare a Site Environmental Report in 
respect of land at Shrimps Field and Chipstead Lane, Brighton 
Road, Kingswood, Surrey, KT20 6QR.  This report supports an 
outline planning application for 88 dwellings and associated 
infrastructure.  WS Planning have co-ordinated the report and 
instructed the Specialist Consultants.  The report is based upon 
information obtained and reviewed from the following sources: 

 
• Envirocheck Report—prepared by Groundsure (Appendix 1) 
• Site visit by WS Planning  
• Topographical Survey—undertaken by Building Design & 

Surveying Consultancy 
• Landscape and Visual Scoping Report—prepared by 

Landscape Perspectives Ltd. (Appendix 2) 
• Preliminary Archaeological Assessment—prepared by Surrey 

County Archaeological Unit (Appendix 3) 
• Phase 1 Habitat Survey—undertaken by Applied Ecology Ltd. 

(Appendix 4) 
• Flood Risk Assessment—prepared by Stillwell Partnership 

(Appendix 5) 
• Scoping Report—prepared by WS Planning  
• Transportation Assessment—prepared by Stilwell Partnership 
• Preliminary Arboricultural Report—prepared by ACS 

Consulting 
 
   1.2 This report is divided into the following topic areas: 
 
   - Landscape and Visual 
   - Archaeology 
       
  
   
 
  
 

 
 

 
 
 
 
   - Ecology 
   - Flood Risk & Ground Conditions 
   -  Air Quality and Noise 
   -  Socio-Economic 
      
 1.3 A separate planning statement and design and access statement 

  have been prepared and form part of the planning    application  
  documents.  The following documents/plans also form part of the 
  application: 

 
  - Transportation Assessment 
  - Flood Risk Assessment 
  - Arboricultural Assessment 
  - Archaeological Assessment 
  - Groundsure Screening report 

  - Plan Nos REI/1123/PL/02B, PL3, PL4, PL5, PL6, PL7, PL8, PL9, 
    PL10, PL11,PL12  

1.4 The purpose of this statement is to set out the environmental 
constraints and opportunities on the site as a result of the       
proposed development. 
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2.0 General Site Information 
 
2.1 An Ordnance survey plan is attached below showing the  
        location of photographs taken of the site.   Photographs  
        of the site are attached on page 6. 
 
 
 

Location of the site 

   

2.2 The site consists a strip of Green Belt land located between two 
 urban areas within Kingswood, both of which have been          
 developed for residential use.  The site has an area of 5 hectares 
 and  is owned by Jardine Smith International PTE. Ltd.  The site 
 is currently vacant and consists of unmanaged grassland, it was 
 previously used for grazing.  The site is steeply sloping and 
 falls  north to south, dropping from 155m in the north-west 
 
2.3 The neighbouring land uses are predominantly residential, with  a 

planted orchard to the east under separate ownership with 
 residential properties beyond. 

 
2.4 The local centres of Lower Kingswood and Tadworth are within 
 1.6 km of the site. 
 
2.5    An ancient woodland is located to the south-east of the site,  

although outside of the site boundary.  To the immediate west of 
 the site lies Banstead and Walton Heath Site of Nature         
 Conservation Importance (SNCI) and to the east the Kingswood 
 Golf Course, a site surveyed for SNCI status.  The closest       
 statutory  wildlife site is Chipstead Downs Site of Special       
 Scientific Interest (SSSI) which is located 1.7km to the east 
 north-east of the site.  Mole Gap to Reigate Escarpment  SSSI,     

         the majority of which is also designated as a Special  Area  of 
Conservation (SAC) occurs around 2.6km to the south of the site 
and is separated from it by the M25 motorway. 

 
2.6 The site does not fall within any areas designated for landscape 

importance.  There are also no Tree Preservation Orders (TPO’s) 
on the site, although there are two trees just outside the site with 
TPO status. 

Figure 2.1 Map showing location of the site 
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1-5 Views towards the site from the surrounding area. 

6-7 Views along Chipstead Lane. 

2.3 Photographs of the site 

8-12 Views from within the site. 
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 …..General Site information continued. 
    
2.7 A plan showing the land uses surrounding the site is 

attached at page 8 and an aerial photograph of the site is 
attached at page 9. 

 
 
 Environmental Features 
 
2.8 The following are all features both on and off the site that 

 are considered of relevance to this report: 
 

•  Metropolitan Green Belt 
•  Ancient Woodland 
•  Groundwater Source Protection Zone 3 
•  Major Aquifer on site 
•  Residential properties north and south 
•  Area of Great Landscape Value to the east 
•  Site of Nature Conservation Interest 
•  Mole Gap to Reigate Escarpment Site of Special 
 Scientific Interest (SSSI) 

•  Tree Preservation Orders (off-site) 
•  Archaeological potential (pre-historic) 
 

2.9 An Environmentally Sensitive Sites Map is included on 
 page 10.  The map shows that there are no designated 
 environmentally sensitive sites within the immediate 
 confines of the site.  Although as stated at paragraph 2.5 
 there is an SNCI to the immediate west of the site. 
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Land Use Map 
 
(Source: GroundSure) 

Key: 
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Aerial Photograph of the Site 
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 Designated Environmentally Sensitive Sites Map 
 

        (Source: GroundSure) 
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3.0     LANDSCAPE AND VISUAL 
 
3.1 Landscape Perspective Limited were instructed to carry out a 

landscape and visual scoping report.  The site visit concluded that 
the site does not fall within any areas designated for landscape 
importance.  None of the existing vegetation on the boundaries or 
immediately around the site boundaries are classified as ancient 
woodland, and there are no TPO’s on site.  To the south east of 
the site on the south side of Chipstead Lane, surrounding 
Kingswood Fields, there is an area of ancient woodland.  

 
3.2 Linear in form, the site occupies 5 hectares of unmanaged 

grassland, the topography being one of a steeply sloping site 
which falls north to south, dropping from 155m in the north-west, 
to 137m in the south-east. According to the Surrey historic 
landscape characterization, the site falls under category 113, 
which is a historic field pattern designation, relating to fields of 
variable size, semi-irregular field shape with straight boundaries. 

 
3.3 The site is largely an open field, laid to grassland, which 

according to the Surrey County Council interactive map, is a 
typical parliamentary enclosure of a semi-regular field shape with 
straight boundaries. All the existing vegetation which surrounds 
the site, and the properties along Chipstead Lane, have good 
screening properties, but the site is visible from some parts of 
Chipstead Lane, Beechen Lane and a small section of the A217 
because of its elevation and aspect.   

 
3.4 Having carried out initial desk top and site surveys, it is apparent 

that the Zone of landscape and visual influence will extend south 
from Chipstead Lane to the properties along Beechen Lane, to 
the west along the A217 and the fringes of Banstead Heath, to  

 
 
   
 
 
 
 

 
 
 
 
 the north into the lower part of Kingswood, specifically 

Kingswood Court, and to the east along Chipstead Lane, albeit 
in that direction, very limited.    

 
3.5 It is likely that in terms of landscape impacts there will be a 

moderate effect on the landscape, given that the site is of 
moderate sensitivity, (i.e. a relatively unimportant landscape 
tolerant of change), but that the development will be of a major 
magnitude, (i.e. cause a notable change in character over 
large area or intensive change over limited area). 

 
3.6 In terms of visual impacts, it is likely that there will be a 

substantial visual impact, given that although there will be few 
viewers affected, these will be residential properties, and there 
will be a major change.  

 
3.7 Using the existing landform and vegetation to guide the design 

process, carefully considering views into the site from existing 
properties, and through careful masterplanning, i.e. locating 
the built form of the proposal on the lower slopes, and using 
new planting to screen the built form from view, the 
development proposed for this site can be successfully 
integrated into the landscape, and the moderate landscape 
effect and substantial visual effects can be reduced to minor in 
both cases. 

 
3.8 A copy of the full Landscape Scoping report is attached at 

Appendix 2. 
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 Prehistoric—High Potential 
 Roman—low or uncertain potential 
 Saxon—low or uncertain potential 
 Medieval—low potential 
 Post-Medieval—low potential 
 
 Impact of the Proposed Development and 

Recommendations 
 
4.5 The AA considers that the large size of the development 

indicates that its impact on the historic environment will be 
considerable and that at this stage the whole of the 
development area should be regarded as archaeologically 
at risk. 

 
4.6 However, the evidence suggests that although the proposed 

development site lies in close proximity to prehistoric 
activity, it is uncertain whether any archaeology will lie 
within the site boundaries.   

 
4.7 Owing to the fact that the development is likely to cause a 

considerable amount of ground disturbance at the site, all 
archaeological evidence that may lie within it should be 
regarded as at risk. 

 
4.8 The AA recommends that the site be archaeologically 

evaluated before the development takes place and that the 
most practical and efficient method is by trial trenching, but 
an intensive programme of test-pitting may be required for 
some of the potential artefacts owing to their nature.  

 
   

 
 
 
4.0 ARCHAEOLOGY  
 
4.1 Surrey County Council (SCC) were commissioned by WS Planning 

to carry out a Preliminary Archaeological Assessment of the 
application site following the request by the County Council that an 
archaeological desktop assessment is undertaken.  A copy of the 
full Archaeological Assessment (AA) is attached at Appendix 3. 

 
4.2 The sources referred to for the assessment included the following: 
 
 - Historic Environment Record held by SCC 
 - Extensive practical knowledge of the archaeology of the area 
 - Consultation with local archaeologists 
 - Maps held by the Surrey Record Office 
 - Examination of secondary historical works and readily available      

  local history maps 
 - A walkover survey 
 
4.3 The archaeological assessment states that there are many 

prehistoric remains known within the immediate area of the site.  
The majority of these are Palaeolithic artefacts that have been 
recovered through fieldwalking, with Mesolithic, Neolithic and 
Bronze Age artefacts also well represented in the record.  These 
finds suggest that the area surrounding the proposed site was 
attractive to those present during these times. 

 
 Archaeological Potential 
 
4.4 The AA considers the archaeological potential of the site for    

multi-period remains and concludes: 
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5.4 Surrey Biological Records Centre (SBRC) were commissioned 

by AEL to provide records of features of biodiversity 
importance that occur within a 2km radius search area around 
the sites central point. This data included information on land 
covered by non-statutory wildlife designations, and protected, 
notable and Biodiversity Action Plan (BAP) animal and plant 
species. The location and details of statutory wildlife sites (e.g. 
Sites of Special Scientific Interest) within the same search area 
were checked on Natural England’s website.  

 
 Statutory and Non-statutory Protected Sites 

5.5 The closest statutory wildlife site is Chipstead Downs SSSI 
which is located 1.7km to the north-east of the site.  Mole Gap 
to Reigate Escarpment SSSI, the majority of which is also 
designated as a Special Area of Conservation (SAC), occurs 
around 2.6km to the south of the site and is separated from it 
by the M25.   

5.6 Two non-statutory wildlife sites occur within 2km of the site.  
The closest is Banstead and Walton Heath Site of Nature 
Conservation Importance (SNCI), which is located around 80 
metres to the east at its closest point.  This large site (435.7ha) 
is considered important for its diverse habitats and species.  
The second site is Gatwick Wood SNCI, which is an ancient 
woodland located around 1.2km to the south-east.  Four 
additional ancient woodland sites occur within 2km of the site.  
The closest is Beechen Copse, which is located immediately 
south of Chipstead Road. 

 
  
 
 

 
 
5.0      ECOLOGY 
  
5.1 WS Planning commissioned Applied Ecology Ltd (AEL) to 

undertake a Phase 1 habitat and protected species walkover 
of the site.  This was carried out on 10 September 2009, 
during fine and dry weather conditions, that were ideal for 
completing an ecology survey.  A copy of the full report is 
attached at Appendix 4. 

5.2 The Wildlife and Countryside Act 1981 (as amended) 
provides the main legal framework for nature conservation 
and species protection in the UK.  The Conservation (Natural 
Habitats, etc.) Regulations 1994, and the Countryside and 
Rights of Way Act 2000, provide supplementary protected 
species legislation.  Specific protection for Badgers is 
provided by the Protection of Badgers Act 1992. 

 
5.3 Natural England (NE) were consulted during the scoping 

stage of this proposal, and their comments refer to the 
ancient woodland to the south-east of the site (outside the 
site boundary).  NE considers the proposals have the 
potential to adversely affect this habitat.  Furthermore they 
have stated that the proposals have the potential to affect 
species protected under European or UK legislation. 

 
5.4 Surrey Wildlife Trust were also consulted on the scoping 

study and commented that to the immediate west of the site 
lies Banstead and Walton Heath SNCI and to the east is 
Kingswood Golf Course, a site surveyed for SNCI status.   
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 Woodland and Scrub 
5.9 Woodland habitat abuts the site in a number of locations 

around its perimeter, with only a very small area occurring 
within the far northwest corner of the site itself.  
Immediately west of the site along the Brighton Road is a 
fringe of mixed semi-natural broadleaved woodland, 
dominated by sycamore Acer pseudoplatanus.  

 
 Hedgerow and Trees 
5.10 Around half of the sites perimeter is bordered by mature 

woody hedgerows, both species-rich and species-poor 
examples, including some with trees. 

 
 Species Assessment 
 
 Herpetofauna 
5.11 No ponds occur within the site and none are shown on the 

1:25,000 OS map as present within 500m of the site.  No 
records for great crested newt within the search area were 
provided by Surrey Biological Records Centre (SBRC).  On 
this basis no potential significant adverse effects on great 
crested newts or other amphibian species are anticipated in 
association with future development of the site. 

5.12 No reptile records were provided by SBRC from within the 
search area.  However, two individual adult common lizards 
were seen in grassland within the site during the walkover 
survey.  All areas of grassland within the site, including 
grassland/scrub mosaics, represent suitable reptile habitat.  
The reptile species present, and their distribution and 
abundance within the site would need to be assessed by 
specific reptile survey at an appropriate time of year     
(April-September). 

 
 

 
 

 

 
    Protected, Notable and BAP Species 
 
5.7 A number of protected and rare species records, all given 

at  1x1km resolution, were provided by SBRC.  Of these 
records, only small blue (a single 1996 record) and 
pipestrelle bat (a single 1982 record) were recorded from 
within 1km squares coincident with the site (TQ2454 and 
TQ2455).  Records of three plant species, namely water-
soldier Stratiotes aloides, fringed water-lily Nymphoides 
peltata and box Buxus sempervirens, and a cobweb spider 
Coelotes terrestris, were also provided for locations beyond 
the site, but within the area of search. 

 
 Habitat Survey 
 
 Grassland 
5.8 The site (which included a parcel of land to the south at the 

time of AEL’s survey) is comprised of five neglected 
grassland fields.  The grassland was probably former 
pasture land, and may have been subject to some 
improvement in the past.  The range and diversity of plant 
species present was not indicative of unimproved 
grassland, and all grassland areas have been classified 
and mapped as being of semi-improved character. In the 
absence of management the grassland had developed a 
rank and tall sward throughout, with scattered young woody 
scrub present across the entire site in varying abundance.  
The full report at Appendix 4 details the types of grassland 
community and confirms that a specific and detailed NVC 
assessment at a suitable time of year (ideally May-July) 
would be required to confirm these findings, and to fully 
understand the value of the grasslands from a botanical 
perspective. 
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 limb (Photo 11 in Appendix 4). No other trees within the 

site possess any obvious features of potential value to 
roosting bats. 

 
 Breeding Birds 
 
5.16 The grassland fields, hedgerows, scrub and woodland 

are unlikely to support important numbers or 
assemblages of breeding birds, and no specific bird 
survey is considered necessary going forward. 

 
    Invertebrates 
 
5.17 Given the site supports relatively species-rich grassland 

and a number of notable butterflies are known to occur 
in the local area, combined with the presence of a 
specific feature of potential value to specialist 
invertebrates (i.e. bare ground within the old chalk pit), 
a specific invertebrate survey should be completed. 

 Evaluation  

 Designated Wildlife Sites 

5.18 The site itself does not possess any statutory or non-
statutory designation.  No direct or indirect adverse 
impacts on statutory, non-statutory or ancient woodland 
sites are likely to occur as a result of future 
development of the site.  The risk of potential adverse 
effects occurring on the adjacent ancient woodland site 
(Beechen Copse) as a result of increased recreational 
pressure is not known at this stage and would need to 
be verified by further assessment. 

 
 
   

 Badger 

5.13 No badger sets were found during the walkover survey, 
but badger activity in the form of a small area of suspected 
badger foraging was found in the easternmost grassland 
field. The presence/absence of badger setts within 
hedgerows, dense scrub and woodland habitats around 
the sites perimeter, and within the area of dense scrub in 
the south of the site (but outside of the site area) would 
need to be confirmed by specific survey during the winter 
period when ground vegetation has died back. 

 Dormouse 
 
5.14 No records of dormouse within the search area were 

provided by SBRC, however according to the National 
Biodiversity Network (NBN) this species has been 
recorded within the 10km square coincident with the site 
over the period 1736-1912. If any suitable dormouse 
habitat would be affected by future development 
proposals, a dormouse survey would be required to 
confirm the presence/absence of this species. 

  
 Bats 
 
5.15 Two mature oak trees occur within a small area of 

woodland in the far northwest corner of the site, close to 
the existing site access gate off Brighton Road.  One of 
the oak trees, with a diameter at breast height (dbh) of 
around 90cm, possesses two natural holes on the main 
trunk with possible cavities of potential value to roosting 
bats (Photo 10 in Appendix 4). The second oak, with a 
dbh of around 120cm, possesses minor splits, some thick 
stemmed ivy and a natural rot hole in the end of a missing  
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       Habitats 
 
5.19 The semi-improved calcareous grassland found within the 

site is considered to be of some botanical interest in the 
local context only.  Other habitats present, including scrub, 
hedgerows, woodland and individual mature trees are also 
considered to be of some ecological value in the local 
context.  No rare or scarce plant species were recorded. 

 

 Species 
 

5.20 The presence of common lizard within the site was 
confirmed during the Phase 1 habitat survey.  Further 
survey to confirm the reptile species present, and their 
distribution and abundance within the site is required. 

5.21 On the basis of the habitats present and the existing 
protected species records for the local area, the site has 
the potential to support a range of other protected animal 
species that could have a bearing on future development 
proposals for the site.  Depending on the precise 
development proposals, this may include survey for 
badger, dormice, and invertebrates. 

 Recommendations 
 
5.22 Following the Phase 1 habitat survey AEL recommended 

further surveys and assessments.  These are listed fully in 
the full report in Appendix 4.  They include the following: 

 

• Botanical assessment 
• Reptile Survey 
• Badger Survey  
• Dormice Survey 
• Invertebrate Survey 
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6.0  FLOOD RISK & GROUND CONDITIONS  
 
6.1  WS Planning instructed Stilwell Partnership to undertake a 

 Flood Risk Assessment (FRA) to accompany the planning 
 application.  The FRA is attached as Appendix 5. 

 
6.2  The FRA confirms that the site is within Flood Zone 1, with a 

 0.1% annual probability of flooding.  Reigate and Banstead  
 Borough Council and Thames Water confirm that there are no 
 records of flooding in the area directly surrounding the site.  
 The FRA advises that a Sustainable Drainage System 
 (SUDS) will be introduced and the surface water run-off will 
 be minimised.  If a suitable outfall can be found to discharge 
 the surface water into, the water will be attenuated to restrict 
 flow to green field run-off rates.   

 
6.3  It is anticipated that the surface water will either enter 

 conventional soakaways or deepbore soakaways, subject to a 
 full soil investigation and relevant approvals. 

 
6.4  Although the site does not lie within 25 metres of an 

 Environment Agency Flood Plain an underlying major aquifer 
 has been identified which lies within a Source Protection Zone 
 3.  The FRA states that this will be considered at the detailed    
 drainage design stage. 

 
6.5 A GroundSure report was commissioned for the site and this 

has been reviewed, a copy is attached at Appendix 1.  The 
report confirms that no potentially contaminative land uses 
have been identified either at the site  or in proximity to the site. 

 
 
 
 
 

 
 
  

 
 
  

6.6  The GroundSure report has a record of sites with a       
 potentially contaminative land use within 250 m of the    

         search area.  The nearest recorded pit was in 1932.  The 
most recent recording was in 1989 where an unspecified 
disused pit is identified some 121 metres from the site.  
The Landfill and Other Waste Sites Map included in the 
GroundSure report illustrates that there are no landfill or 
other waste sites within a 500  metre radius of the site.  
Indeed, the Environment  Agency landfill  d a t a  b a s e 
shows no data for landfill  within 1000 metres of the 
study site.  A landfill record is  present some 612 metres 
away  at Rookery Farm, Buckland, Lower Kingswood, 
however the licence  has  been surrendered. 

 
6.7  The site is not within a radon Affected Area, as less 

 than 1% of properties are above the action level          
 associated with naturally occurring radon gas in the      
 surrounding area. 

 
6.8  The British Geological Survey (BGS) 1:50,000 Digital 

 Geological Map has been reviewed and indicates that 
 the site,  including a 50 m buffer, is underlain by gravel, 
 sand, silt and  clay with a chalk bedrock.  The site is 
 identified as being  within a major aquifer and it has a 
 high leaching potential. 
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7.0 AIR QUALITY AND NOISE 
 
 Air Quality 
7.1 The Air Quality Strategy for England, Scotland, Wales and 

Northern Ireland (Defra 2007) sets out a framework for air 
quality management, which includes a number of air quality 
objectives.  Authorities are required to periodically review and 
assess air quality in their areas and identify where air quality 
objectives are unlikely to be achieved.  These areas are 
designated Air Quality Management Areas (AQMA’s).   

 
7.2 The air quality objectives only apply where members of the 

public are likely to be regularly present for the averaging time 
of the objective (i.e. where people will be exposed to 
pollutants).   

 
7.3 Reigate and Banstead Borough Council have nine Air Quality 
 Management Areas.  The site has not been designated an 
 AQMA and the nearest AQMA is just north of Blackhorse 
 Lane, some 2.5km to the south of the site.  It was declared 
 an AQMA declared because of a likely exceedence of the
 annual mean nitrogen dioxide objective. There is no 
 monitoring carried out within 500 metres of the Blackhorse 
 Lane AQMA. 
 
7.4  A report by Air Quality Consultants in June 2006 states that the 

monitoring and dispersion modelling at the Blackhorse Lane 
AQMA show that the annual mean nitrogen dioxide objective 
was exceeded during 2005.  It is recommended therefore that 
the Blackhorse Lane AQMA should remain in its present form 
and monitoring should continue.   

 
 

 
 
  

 
 Noise 
7.5 As mentioned previously, the site is located on the A217 

and it is suggested that a full noise assessment may be 
necessary in order to assess the noise impact of the 
proposed residential development and how this can be 
mitigated, as necessary. 

 
7.6 The site is not located in one of the Gatwick Airport Noise 

Preferential Routes, neither is it within the 57 dB Noise 
Contour (the point at which people start to be annoyed by 
aircraft noise). 

 
7.7 Noise and vibration during construction may have short 

term impacts on surrounding sensitive receptors such as 
residential properties in Chipstead Lane to the south and 
Birch Grove and Eyhurst Spur to the north.   Further 
assessment will determine appropriate mitigation.   
Planning conditions can control noise from mechanical 
services plant so as the rating level according to BS 4142 
does not exceed a level considered by BS 4142 to be 
‘very low’ and hence avoid any noise effects. 
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8.0   SOCIO-ECONOMICS 
 
8.1  The application site lies approximately 5 km to the north of 

Reigate. It is a parcel of land located between two residential 
areas. To the north is the lower density area of Kingswood 
and to the south properties have been developed at a higher 
density. 

 
8.2  The Borough has a population of approximately 136,100 

(mid 2009) with two-thirds residing in the four main town 
areas and the rest in other villages or outlying areas.  
Figures provided by the Borough (June 2009) state that the 
Borough has  seen a high rate of growth of 7.4% between 
2001 and 2009, compared to the UK average of 4.7% and 
the Surrey average  of 5.0%.  

 
8.3  The main economic activity for the Borough is concentrated 

in the Redhill/Reigate and Horley areas.  Unemployment is 
among the lowest in the south east however there is a skills 
shortage and some sectors find it difficult to recruit 
professional level posts. The road network is under pressure 
with 27,000 people - nearly half of the workplace population 
of 58,000 - commuting in from other areas. 

 
8.4  The potential effects on the socio-economic environment 

 are considered to be largely localised with local employment 
 opportunities during the construction phase and housing for 
 the local community. 

 
      Construction 
8.5 The proposed scheme involves the development of 9490m2 

gross floor area plus associated infrastructure. Employment 
opportunities will be provided during the construction period 
which is likely to attract people from the local community. 

 
 
 
 
 

 
 
8.6 This type of construction project will often disrupt local 

services and utility supplies cause by excavation and 
other construction work.  This is normally unintentional 
and therefore difficult to predict its frequency or likelihood 
of happening.  The effects of these impacts on the 
community are likely to result in temporary disturbance 
throughout the construction period.  Overall this impact 
will be short term minor adverse.  

 
   Operation 
8.7 There will be permanent disruption to environmental 

resources as a result of impact on visual amenity, traffic 
generation and related air quality and noise.   The zone 
of landscape and visual influence includes properties 
along Beechen Lane, to the west along the A217 and the 
fringes of Banstead Heath, to the north into the lower 
part of Kingswood, specifically Kingswood Court, and to 
the east along Chipstead Lane.  Impacts from traffic 
generation and related air quality and noise are mainly 
focused in Chipstead Lane, although further assessment 
of noise and air quality will determine the impacts 
elsewhere in the locality. 

 
8.8 Traffic generation is perceived as the key issue for local 

communities although the analysis in the Transportation           
Assessment  demonstrates that there will be no significant 
increase in queuing, either on Chipstead Lane or the 
A217, as a result of the additional development traffic 
during the AM and PM peak hours. Therefore, the 
proposed development will have no significant impact. 
The Transportation     
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 Assessment forms part of the planning application 

documents.  
 
8.9 The proposals will have a significant positive effect on the 

local population in terms of the provision of affordable and 
market housing. A mix of housing will be provided which will 
include flatted development as well as semi-detached and 
detached housing. 
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9.0 FURTHER RECOMMENDATIONS 
 
9.1 This environmental report highlights the likely potential areas 

 of environmental significance for the proposed development of 
 the site.  It is recommended that further surveys are 
 undertaken prior to the detailed design of the proposal, as 
 referred to in the Specialist Reports that accompany this 
 report.   

 
9.2 WS Planning have not contacted any third party or statutory 

 consultees during the preparation of this report.  However 
 contact was made with consultees during the scoping stage 
 and consultation detail was included in the scoping report 
 submitted to the Council. 
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Suite F, Cedar House, Cedar Lane, 
GU16 7HZ

GroundSure Reference: Chase_763133

Client Reference: 319266

Report Date: Apr 1, 2010
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Client Email: info@chaseconsulting.co.uk

GroundSure Screening 

Address: LAND AT CHIPSTEAD LANE, KINGSWOOD, SHRIMPS FIELD, REIGATE,
SURREY. KT20 6QR 

Dear Sir/Madam, 

Thank you for placing your order with GroundSure. Please find enclosed the
GroundSure Screening report as requested. Please also find your complimentary Planview report at the
end of this report.

If after reading this report you need any further assistance, please do not hesitate to
contact our helpline on 08444 159000 quoting the above GroundSure reference number

Yours faithfully,

General Manager
Groundsure Limited

Enc.
GroundSure Screening
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Executive Summary
The following opinion is provided by GroundSure on the basis of the information available at the time of
writing and contained within this report.

Acceptable Environmental Risk

Is there a risk of statutory (e.g. Part IIA EPA 1990) or third party action
being taken against the site?

Unlikely

Does the property represent Acceptable Banking Security from an
environmental risk perspective?

Yes

Is there a risk that the property value may be impacted due to
environmental liability issues?

Unlikely

What is the potential for environmental risk associated with property
ownership i.e. that a prudent purchaser may wish to consider further?

Low 

Recommendations
None Required

If you would like any further assistance regarding this report, then please contact the GroundSure Helpline
on 08444 159000

Environmental
Consultancy

GroundSure Environmental Consultants are available to discuss the findings of this report free of charge and
to assist in possible solutions where reports are determined to be In Need of Further Assessment, or where
other outstanding environmental issues require further consideration

Environmental
Insurance

Environmental insurance may be available for the subject property. Please contact GroundSure for further
details.
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Consultant's Overview and Guidance

Issue                                                                       Guidance

Current land use
GroundSure  has  been  advised  by  the  client  (or  their  advisers)  that  the  property  is  currently  used  as
undeveloped land.

Proposed land use GroundSure has been advised that the property will continue to be used as undeveloped land.

On site potentially
contaminative issues

No potentially contaminative land uses have been identified at the study site. 

Off site potentially
contaminative issues

No potentially contaminative land uses have been identified in proximity to the study site.

Potentially vulnerable
receptors

Potentially vulnerable receptors have been identified including the underlying major aquifer which lies within
a Source Protection Zone 3 and residential gardens adjacent to the north and south. 

Conclusion
GroundSure  has  not  identified  a  potential  source-pathway-receptor  relationship  that  may  give  rise  to
significant environmental liability.
Please refer to the GroundSure Risk Assessment Methodology contained within this report.

Additional Matters
The following additional risk issues are outside the scope of the opinion provided by this report. However,
further consideration of these may be appropriate for the subject property.

        Issue                                                                       Guidance

Site specific
features

This report has considered additional site specific information, where provided, however it has not included a site
inspection. Additional issues may be present at the property that cannot be reasonably identified by a report of
this  nature.  Such  issues  may  include  but  not  be  limited  to:  ozone  depleting  substances,  oil  storage,  waste
management, materials handling, site drainage, etc. Should these issues be considered to be of concern further
specific assessments may be required via additional surveys, inspections, etc.

Asbestos The  Control  of  Asbestos  Regulations  2006  require  an  Asbestos  Management  Plan  to  be  maintained  for  all
commercial property constructed prior to 2000 i.e. where asbestos may be contained within the building fabric.
Refurbishment or demolition of site structures may require further Type 3 Asbestos Surveys.

Infilled Land Areas of infilled land have been identified at or in close proximity to the property. In the first instance it would be
prudent to seek the views presented by a RICS accredited surveyor and/or geotechnical engineer to clarify any
structural/subsidence risks and determine if possible what materials were used during the infilling process.

Flooding The property does not lie within 25m of an Environment Agency floodplain.

Natural Ground
Subsidence

The BGS has identified a moderate potential for Natural Ground Instability. A prudent purchaser may wish to seek
further advice on this matter from a suitably qualified surveyor or engineer.

Shallow Mining No issues identified.

Radon No issues identified.

Radon Protection No issues identified.

Coal Mining No issues identified.
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Overview of Findings
For further details on each dataset, please refer to each individual section in the main report as listed.
Where the database has been searched a numerical result will be recorded. Where the database has not
been searched  '-' will be recorded.

Report Section Number of records found within (X) m of the study site boundary

1. Historical Industrial Sites on-site 0-50 51-250 251-500 501-1000 1000-1500

1.1 Potentially Contaminative Past Land Use

Records of potentially contaminative past land use 
( 1:10,000 scale mapping )

2 1 22 - - -

1.2 Additional Information – Historical Tanks 
      ( 1:2,500,1:1,250 scale mapping )

0 0 2 * - - -

1.3 Additional Information – Historical Energy Features  
      ( 1:2,500,1:1,250 scale mapping ) 

0 0 3* - - -

1.4 Additional Information – Historical Petrol and Fuel Site Database  
       ( 1:2,500,1:1,250 scale mapping ) 

0 0 0* - - -

1.5 Additional Information – Historical Vehicle Repair and Garages  
      ( 1:2,500,1:1,250 scale mapping )

0 0 0* - - -

1.6 Potentially Infilled Land

Records of potentially infilled land (1:10,000) 2 0 6* - - -

*51-100m

2. Authorisations, Incidents and Registers on-site 0-50 51-250 251-500 501-1000 1000-1500

2.1 Industrial Sites Holding Licences and/or Authorisations 

Records of IPC  Authorisations 0 0 0 0 - -

Records of IPPC  Authorisations 0 0 0 0 - -

Records of Water Industry Referrals (potentially harmful discharges to
the public sewer)

0 0 0 0 - -

Records of Red List Discharge Consents (potentially harmful discharges
to controlled waters) 

0 0 0 0 - -

Records of List 1 Dangerous Substances Inventory sites 0 0 0 0 - -

Records of List 2 Dangerous Substances Inventory sites 0 0 0 0 - -

Records of LAPPC Authorisations 0 0 0 0 - -

Records of Category 3 or 4 Radioactive Substances Authorisations 0 0 0 0 - -

Records of  Licensed Discharge Consents 0 0 0 0 - -

    Records of Planning Hazardous Substance Consents 0 0 0 0 - -

2.2 Records of COMAH and NIHHS sites 0 0 0 0 - -

2.3 Environment Agency Recorded Pollution Incidents

National Incidents Recording System, List 2 0 0 0 - - -

National Incidents Recording System, List 1 0 0 0 - - -

2.4 Sites Determined as Contaminated Land under Part IIA EPA 1990 0 0 0 0 - -

                2.5 Planning Hazardous Substance Enforcements 0 0 0 0 - -
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3. Landfill and Other Waste Sites on-site 0-50 51-250 251-500 501-1000 1000-1500

3.1 Landfill Sites

      Environment Agency Registered landfill Sites 0 0 0 0 0 -

      Landfill Data – Operational Landfill Sites 0 0 0 0 0 -

      Environment Agency Historic Landfill Sites 0 0 0 0 1 0

      Landfill Data – Non-Operational Landfill Sites 0 0 0 0 0 -

      BGS/DoE Landfill Site Survey 0 0 0 0 0 1

      GroundSure Local Authority Landfill Sites Data 0 0 0 0 1 0

3.2 Landfill and Other Waste Sites Findings

      Operational Waste Treatment, Transfer and Disposal Sites 0 0 0 0 - -

      Non-Operational Waste Treatment, Transfer and Disposal Sites 0 0 0 0 - -

      Environment Agency (REGIS) Waste Sites 0 0 0 0 0 0

4. Current Land Uses  on-site 0-50 51-250 251-500 501-1000 1000-1500

4.1 Current Industrial Sites Data 0 0 1 - - -

4.2 Records of Petrol and Fuel Sites 0 0 0 0 - -

4.3 Underground High Pressure Oil and Gas Pipelines 0 0 0 0 - -

5. Geology Description

5.1 Are there any records of Artificial Ground and Made Ground present beneath the study site? * No

5.2 Are there any records of Superficial Ground and Drift Geology present beneath the study site? * Yes

5.3 For records of Bedrock and Solid Geology beneath the study site* see the detailed findings section.

       Source: Scale: 1:50,000 BGS Sheet 286

* This includes an automatically generated 50m buffer zone around the site. 

6. Hydrogeology and Hydrology on-site 0-50 51-250 251-500 501-1000 1001-2000

6.1 Environment Agency Groundwater Vulnerability and Soil Classification 

   Is a  Minor Aquifer present on site?   No - - - - -

   Is a Major Aquifer present on site? Yes - - - - -

   Are there any  Soil Classification records present on site? Yes - - - - -

6.2 Groundwater Abstraction Licences (within 1000m of the study site). 0 0 0 0 0 -

6.3 Surface Water Abstraction Licences (within 1000m of the study site). 0 0 0 0 0 -

6.4 Potable Water Abstraction Licences (within 2000m of the study site). 0 0 0 0 0 0

6.5 Are there any  Source Protection Zones  within 500m of the study site? Yes

6.6 River Quality 

Is there any Environment Agency information on river quality within
500m of the study site?

No No No No - -

6.7 Main Rivers within 500m of the study site. 0 0 0 0 - -

6.8 Surface water features within 250m of the study site No No No - - -
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7. Flooding

7.1 Are there any Environment Agency indicative Zone 2 floodplains within 250m of the study site? No

7.2 Are there any Environment Agency indicative Zone 3 floodplains within 250m of the study site? No

7.3 Are there any Flood Defences within 250m of the study site? No

7.4 Are there any areas benefiting from Flood Defences within 250m of the study site? No

7.5 Are there any areas used for Flood Storage within 250m of the study site? No

7.6 What is the maximum BGS Groundwater Flooding susceptibility within 50m of the study site? High

7.7 What is the BGS confidence rating for the Groundwater Flooding susceptibility areas? Moderate

8. Designated Environmentally Sensitive Sites on-site 0-50 51-250 251-500 501-1000 1001-1500

8.1 Records of Sites of Special Scientific Interest (SSSI) 0 0 0 0 - -

8.2 Records of National Nature Reserves (NNR) 0 0 0 0 - -

8.3 Records of Local Nature Reserves (LNR) 0 0 0 0 - -

8.4 Records of Special Areas of Conservation (SAC) 0 0 0 0 - -

8.5 Records of Special Protection Areas (SPA) 0 0 0 0 - -

8.6 Records of Ramsar sites 0 0 0 0 - -

8.7 Records of World Heritage Sites 0 0 0 0 - -

8.8 Records of Environmentally Sensitive Areas 0 0 0 0 - -

8.9 Records of Areas of Outstanding Natural Beauty (AONB) 0 0 0 0 - -

8.10 Records of National Parks 0 0 0 0 - -

8.11 Records of Nitrate Sensitive Areas 0 0 0 0 - -

9. Additional Information on-site 0-50 51-250

9.1 Records of mobile phone transmitters 2 0 0

9.2 Records of potential sites of OfCom telecommunications masts 2 0 0

9.3 Have any overhead transmission lines been identified in proximity to the study site in this search? No

10. Natural Hazards  

10.1 What is the maximum risk of natural ground subsidence?
Moderate

10.2 Is the property in a radon Affected Area as defined by the Health Protection Agency (HPA) and if so
      what percentage of homes are above the Action Level?

The property is not in a radon Affected Area, as
less than 1% of properties are above the Action

Level

Is the property in an area where radon protection measures are required for new properties or
extensions to existing ones as described in publication BR211 by the Building Research
Establishment?

No radon protective measures are necessary

11. Mining

11.1 Are there any coal mining areas within 75m of the study site? No

11.2 What is the risk of subsidence relating to shallow mining within 150m of the study site? Low

11.3 Are there any brine affected areas within 75m of the study site? No
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Using this Report
The following report is designed by Environmental Consultants for Environmental  Professionals bringing
together the most up-to-date market leading environmental data.  This report is provided under and subject
to the Terms & Conditions agreed between GroundSure and the Client. The document contains the following
sections:

1. Historical Industrial Sites

Provides  information  on  past  land  uses  that  may  pose  a  risk  to  the  study  site  in  terms  of  potential
contamination from activities or processes. Potentially Infilled Land features are also included. This search
is conducted using radii of up to 250m.

2. Authorisations, Incidents and Registers

Provides information on Regulated Industrial Activities and Pollution Incidents as recorded by Regulatory
Authorities, and sites determined as Contaminated Land. This search is conducted using radii up to 500m.

3. Landfills and Other Waste Sites

Provides information on landfills and other waste sites that may pose a risk to the study site. This search is
conducted using radii up to 1500m.

4. Current Land Uses

Provides information on current  land uses that may pose a risk  to the study site in terms of potential
contamination from activities or processes. These searches are conducted using radii of up to 500m. This
includes information on potentially contaminative industrial sites, petrol stations and fuel sites as well as
high pressure underground oil and gas pipelines. 

5. Geology

Provides information on artificial and superficial deposits and bedrock beneath the study site. 

6. Hydrogeology and Hydrology

Provides information  on groundwater  vulnerability,  soil  leaching potential,  abstraction  licenses,  Source
Protection Zones (SPZ) and river quality. These searches are conducted using radii of up to 2000m.

7. Flooding

Provides information on surface water flooding, flood defences, flood storage areas and groundwater flood
areas. This search is conducted using radii of up to 250m.

8. Designated Environmentally Sensitive Sites

Provides information on the Sites of Special Scientific  Interest  (SSSI),  National Nature Reserves (NNR),
Special Areas of Conservation (SAC), Special Protection Areas (SPA), Ramsar sites, Local Nature Reserves
(LNR), Areas of Outstanding Natural Beauty (AONB), National Parks (NP), Environmentally Sensitive Areas,
Nitrate Sensitive Areas and World Heritage Sites. These searches are conducted using radii of up to 500m.  
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9. Additional Information

Provides information on records of mobile phone transmitters, potential sites of OfCom telecommunication
masts and overhead transmission lines up to 500m.

10. Natural Hazards

Provides information on a range of natural hazards that may pose a risk to the study site. These factors
include natural ground subsidence and radon.

11. Mining

Provides information on areas of coal and shallow mining. 

12. Contacts

This section of the report provides contact points for statutory bodies and data providers that may be able to
provide further information on issues raised within this report. Alternatively, GroundSure provide a free
Technical Helpline (08444 159000) for further information and guidance.

Note: Maps

Only certain features are placed on the maps within the report. All features represented on maps found
within this search are given an identification number. This number identifies the feature on the mapping
and correlates it to the additional information provided below. This identification number precedes all other
information and takes the following format -Id: 1, Id: 2, etc. Where numerous features on the same map are
in such close proximity that the numbers would obscure each other a letter identifier is used instead to
represent the features. (e.g. Three features which overlap may be given the identifier “A” on the map and
would be identified separately as features 1A, 3A, 10A on the data tables provided). 

Where a feature is reported in the data tables to a distance greater than the map area, it is noted in the data
table as “Not Shown”. 

All distances given in this report are in Metres (m). Directions are given as compass headings such as N:
North, E: East, NE: North East from the nearest point of the study site boundary.
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GroundSure Risk Assessment Methodology
Framework

This  report  is  designed  to provide  a  basic  environmental  liability  risk  assessment  for  the  purposes  of
transaction  due diligence,  financing  arrangements  and  similar  circumstances.  The report  comprises  a
basic  risk  assessment  within  the  general  principles  of  the  source-pathway-receptor  pollutant  linkage
model and with due regard for relevant publications issued by the Department of Environment, Food and
Rural Affairs (and predecessor government departments) the British Standards Institute and the European
Union.

Explicit  opinion  is  provided  with  regard  to  potential  liability  for  the  property  to  be  identified  as
“Contaminated Land” in accordance with the meaning set out in Part IIA of the Environmental Protection
Act 1990. Consideration and due regard is  also made of associated legislation that may lead to related
statutory  or  third  party  environmental  liability,  including  but  not  limited  to  the  Water  Resources  Act
1991,the Water Act 2003, the Contaminated Land Regulations 2006, Environmental Permitting Regulations
2007.

This report does not contain a detailed Conceptual Site Model as required in Planning Policy Statement 23,
however, it may prove highly effective in determining whether such further assessment is appropriate.

The report is based upon the information contained in subsequent dataset sections. Some datasets have
been generated by and are unique to GroundSure, whist others are provided by recognised bodies including
the  Environment  Agency,  British  Geological  Survey,  Health  Protection  Agency,  Local  Authorities,  etc.
GroundSure may also have been provided with further details regarding the site by the client and / or his
advisers. In the absence of such, GroundSure has made a best estimation regarding current and proposed
land use. This report and the risk assessment presented is based purely upon this information. 

In undertaking this report GroundSure has not, unless explicitly stated to the contrary, undertaken a site
inspection, site investigation, consulted directly with the local authority with specific regard to the subject
property  or  reviewed  existing  environmental  reports.  Whilst  every  effort  is  made  to  consider  likely
environmental  liabilities  on  the  basis  of  the  information  assessed,  certain  issues  may  only  be  readily
discernible from physical site inspection and / or investigation.

Source - Pathway - Receptor Definitions

Sources of contamination include:

• Historic on-site and historic off-site sources
• Current on-site and current off-site sources

Pathways comprise:

• Mechanisms facilitating “receptor” exposure to contaminative “sources”

Receptors include:

• Human health i.e. site users, adjacent site users
• Controlled Waters i.e. groundwater, surface water
• Habitats and biodiversity
• Property, buildings and infrastructure
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Risk Assessment Definitions

Acceptable Environmental Risk: Significant potential environmental liabilities have not been identified

In Need of Further Assessment: Significant potential environmental liabilities have been identified

Is there a risk of statutory (e.g. Part IIA EPA 1990) or third party action being taken against the site?

This response considers the risk of legal liability arising through ownership or occupation and use of the
property through statutory or other third party claims.

Does the property represent Acceptable Banking Security from an environmental risk perspective?

Consideration is  given to the suitability  of the property  as robust  financial  security  for the purposes of
secured lending facilities.  An assumption is made here that the subject  property is  being considered in
isolation and that normal commercial lending loan to value ratios are being considered.

GroundSure may in certain circumstances be able to make a specific lender liability assessment based on a
full view of financial arrangements and hence the commercial context of the environmental risks.

Is there a risk that the property value may be impacted due to environmental liability issues?

This response sets out to advise whether environmental liabilities are likely to materially impact upon a
standard  Royal  Institution  of  Chartered  Surveyors  valuation  of  the  property  necessitating  further
assessment.

What is  the potential  for environmental  risk associated  with  property  ownership  i.e.  that a  prudent
purchaser may wish to consider further?

Low: There are unlikely to be significant environmental liabilities associated with the property

Low-Moderate: There are unlikely to be significant environmental liabilities associated with the property
with regard to the proposed use. However, minor issues may require further consideration and further
assessment may be appropriate under certain circumstances e.g. redevelopment

Moderate: Some potential  environmental  liabilities  are likely to reside with the property  as a result  of
historical and / or current use. Whilst unlikely to represent an immediate significant issue, if left unchecked
this position may change with time. A prudent purchaser may wish to make further enquiries of the vendor /
undertake limited further due diligence / seek environmental improvements. Redevelopment of the site will
likely require further, more detailed assessment.

Moderate-High: Some  potential  significant  environmental  liability  issues  have  been  identified  at  the
property requiring further assessment. Should further information be available it may be possible to re-
assess  the  risk.  In  the  absence  of  sufficient  further  information,  further  assessment  might  comprise
consultation with the environmental regulators / review of existing environmental reports / commissioning
new environmental reports / consideration of environmental insurance.

High: Significant potential environmental liabilities have been identified at the property. Further detailed
environmental  due  diligence  will  likely  be  required  and  may  include  review  of  existing  environmental
reports  /  commissioning  new  environmental  reports  including  site  investigations  /  consideration  of
environmental insurance / transaction restructuring.
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1. Historical Industrial Sites
1.1 Potentially Contaminative Uses identified from High Detail (1:10,000

scale) Mapping

The  systematic  analysis  of  data  extracted  from  standard  1:10,560  and  1:10,000  scale  historical  maps
provides the following information:

Records of sites with a potentially contaminative past land use within 250m of the search centre: 25

The following records are not represented on Mapping:

Distance [m] Direction Use Date
0.0 NW Unspecified Pit 1938
0.0 NW Unspecified Pit 1911
1.0 NW Unspecified Pit 1932

59.0 S Unspecified Pit 1938
59.0 S Unspecified Pit 1912
59.0 S Unspecified Pit 1955
71.0 W Unspecified Pit 1869
81.0 W Unspecified Pit 1895
88.0 S Unspecified Pit 1869

121.0 NE Unspecified Pit 1955
121.0 NE Unspecified Disused Pit 1989
121.0 NE Unspecified Disused Pit 1972
122.0 NE Unspecified Pit 1932
125.0 NE Unspecified Pit 1938
125.0 NE Unspecified Pit 1911
125.0 NE Unspecified Pit 1895
126.0 NE Unspecified Pit 1869
133.0 W Unspecified Pit 1895
149.0 NW Unspecified Pit 1869
152.0 W Unspecified Pit 1869
169.0 W Unspecified Pits 1869
209.0 NW Unspecified Heap 1932
210.0 NW Unspecified Ground Workings 1955
215.0 NW Unspecified Ground Workings 1938
219.0 W Unspecified Pit 1869

1.2 Additional Information – Historical Tank Database

The systematic analysis of data extracted from High Detailed 1:1,250 and 1:2,500 scale historical maps
provides the following information.

Records of historical tanks within 100m of the search centre:  2

The following records are not represented on Mapping:
Distance (m) Direction Use Date

98.0 SW Tank (Unspecified) 1914
98.0 SW Tank (Unspecified) 1933
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1.3 Additional Information – Historical Energy Features Database

The systematic analysis of data extracted from High Detailed 1:1,250 and 1:2,500 scale historical maps
provides the following information.

Records of historical energy features within 100m of the search centre: 3

The following records are not represented on Mapping:
Distance (m) Direction Use Date

64.0 N Electricity Sub Station 1995
65.0 N Electricity Sub Station 1982
65.0 N Electricity Sub Station 1990

1.4 Additional Information – Historical Petrol and Fuel Site Database

The systematic analysis of data extracted from High Detailed 1:1,250 and 1:2,500 scale historical maps
provides the following information.

Records of historical petrol stations  and fuel sites within 100m of the search centre: 0
Database searched and no data found.

1.5 Additional Information – Historical  Garage  and  Motor Vehicle Repair
Database

The systematic analysis of data extracted from High Detailed 1:1,250 and 1:2,500 scale historical maps
provides the following information.

Records of historical garage and motor vehicle repair sites within 100m of the search centre: 0

Database searched and no data found.

1.6  Potentially Infilled Land
Records of Potentially Infilled Features from 1:10,000 scale mapping within 100m of the study site: 8

The following Historical Potentially Infilled Features derived from the Historical Mapping information is provided by GroundSure:
Distance [m] Direction Use Date

0.0 NW Unspecified Pit 1911
0.0 NW Unspecified Pit 1938

59.0 S Unspecified Pit 1938
59.0 S Unspecified Pit 1912
59.0 S Unspecified Pit 1955
71.0 W Unspecified Pit 1869
81.0 W Unspecified Pit 1895
88.0 S Unspecified Pit 1869
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2. Authorisations, Incidents and Registers
Map
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Authorisations,Incidents and Registers
Legend

Crown Copyright. All Rights Reserved
Licence Number: 100035207
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2. Authorisations, Incidents and Registers
2.1 Industrial Sites Holding Licences and/or Authorisations
Searches of information provided by the Environment Agency and Local Authorities reveal the following
information:

Records of IPC Authorisations  within 500m of the study site: 0

Database searched and no data found.

Records of IPPC Authorisations  within 500m of the study site: 0

Database searched and no data found.

Records of Water Industry Referrals (potentially harmful discharges to the public sewer) within 500m of the study
site: 0

Database searched and no data found.

Records of Red List Discharge Consents (potentially harmful discharges to controlled waters) within 500m of the
study site: 0

Database searched and no data found.

Records of List 1 Dangerous Substances Inventory Sites within 500m of the study site: 0

Database searched and no data found.

Records of List 2 Dangerous Substance Inventory Sites within 500m of the study site: 0

Database searched and no data found.

Records of  LAPPC  Authorisations within 500m of the study site: 0

Database searched and no data found.

Records of Category 3 or 4 Radioactive Substance Licences within 500m of the study site: 0

Database searched and no data found.

Records of Licensed Discharge Consents within 500m of the study site: 0

Database searched and no data found.

Records of Planning Hazardous Substance Consents within 500m of the study site 0

Database searched and no data found.

2.2 Dangerous or Hazardous Sites
Records of COMAH & NIHHS sites within 500m of the study site: 0

Database searched and no data found.
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2.3 Environment Agency Recorded Pollution Incidents
Records of National Incidents Recording System, List 2 within 250m of the study site: 0

Database searched and no data found.

Records of National Incidents Recording System, List 1 within 250m of the study site: 0

Database searched and no data found.

2.4 Sites Determined as Contaminated Land under Part IIA EPA 19901

How many records of sites determined as contaminated land under Section 78R of the Environmental Protection Act
1990 are there within 500m of the study site? 0

Database searched and no data found.

2.5 Planning Hazardous Substance Enforcements
Records of planing hazardous substance enforcements within 500m of the study site: 0

Database searched and no data found.

1Further information on sites that have been determined under the Contaminated Land Regime is maintained by Local Authorities under Section

78R of the Environmental Protection Act 1990. Information should be available on both sites currently determined as Contaminated Land and

Special Sites.
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3. Landfill and Other Waste Sites Map
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Landfill & Other Waste Sites Legend Crown Copyright. All Rights Reserved
Licence Number: 100035207
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3. Landfill and Other Waste Sites
3.1 Landfill Sites
Records from Environment Agency landfill data within 1000m of the study site: 0

Database searched and no data found.

Records of operational landfill sites sourced from Landmark within 1000m of the study site: 0

Database searched and no data found.

Records of Environment Agency historic landfill sites within 1500m of the study site: 1

The following landfill records are represented as either points or polygons on the Landfill and Other Waste Sites map:

ID Distance [m] Direction NGR Details
Not

shown
612.0 S 524300.0,1536

00.0
Site Address: Rookery Farm Landfill,

Buckland, Mogador Road, Lower Kingswood
Waste Licence: -

Site Reference: 6/1/9/1, RB/3/LLC
Waste Type: Industrial, Commercial,

Household
Regis Reference: -

Licence Issue: 
Licence Surrendered: 

Licence Hold Address: Buckland, Magador
Road, Lower Kingswood

Operator: Banstead Urban District Council

Records of non-operational landfill sites sourced from Landmark within 1000m of the study site: 0

Records of BGS/DoE non-operational landfill sites within 1500m of the study site: 1

The following landfill records are represented as points on the Landfill and Other Waste Sites map:

ID Distance [m] Direction NGR Details
Not

shown
1230.0 S 524500,153700 Address: Rookery Farm, Brighton

Rd, Lower Kingswood, Surrey
BGS Number: 1102.0

Risk: Risk to major aquifer
Waste Type: Radioactive waste in sealed

containers

Records of Local Authority landfill sites within 1500m of the study site: 1

The following landfill records are represented as points or polygons on the Landfill and Other Waste Sites map:

ID Distance [m] Direction Site Address Source Data Type
Not shown 958.0 S Refuse Tip 1970 mapping Polygon

3.2 Other Waste Sites
Records of operational waste treatment, transfer or disposal sites within 500m of the study site: 0

Database searched and no data found.

Records of non-operational waste treatment, transfer or disposal sites within 500m of the study site: 0

Database searched and no data found.
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Records of Environment Agency  (REGIS) waste sites within 1500m of the study site: 0

Database searched and no data found.
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4. Current Land Use Map
NW

▲
N NE

◄W E►

SW S
▼

SE

Current Land Use Legend Crown Copyright. All Rights Reserved
Licence Number: 100035207
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4. Current Land Uses
4.1 Current Industrial Data
Records of potentially contaminative industrial sites within 250m of the study site: 1

The following records are represented as points on the Current Land Uses map.

ID Distance [m] Direction Company Address Activity Category
1 59.0 N Electricity Sub Station - Electrical

Features
Infrastructure And

Facilities

4.2 Petrol and Fuel Sites
Records of petrol or fuel sites within 500m of the study site: 0

Database searched and no data found.

4.3 Underground High Pressure Oil and Gas Pipelines
Records of high pressure underground pipelines within 500m of the study site: 0

Database searched and no data found.
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5. Geology
5.1 Artificial Ground and Made Ground
Database searched and no data found.

The database has been searched on site, including a 50m buffer.

5.2 Superficial Ground and Drift Geology 

The database has been searched on site, including a 50m buffer.

Lex Code Description Rock Type
HEAD-GSSC HEAD GRAVEL, SAND, SILT AND CLAY
CWF-CSSG CLAY-WITH-FLINTS FORMATION CLAY, SILT, SAND AND GRAVEL

(Derived from the BGS 1:50,000 Digital Geological Map of Great Britain)

5.3 Bedrock and Solid Geology 

The database has been searched on site, including a 50m buffer.

LEX Code Description Rock Type
LSNCK-CHLK LEWES NODULAR CHALK FORMATION,

SEAFORD CHALK FORMATION AND
NEWHAVEN CHALK FORMATION

(UNDIFFERENTIATED)

CHALK

(Derived from the BGS 1:50,000 Digital Geological Map of Great Britain)

For more detailed geological and ground stability data please refer to the “GroundSure Geology and Ground Stability Report”. Available from our website. 
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6. Hydrogeology and Hydrology - Aquifer
and Abstraction Licence Map
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Hydrogeology and Hydrology Legend Crown Copyright. All Rights Reserved
Licence Number: 100035207
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6b. Hydrogeology and Hydrology - SPZ and
Potable Water Abstraction Map

NW
▲
N NE

◄W E►

SW S
▼

SE

Hydrogeology and Hydrology Legend Crown Copyright. All Rights Reserved
Licence Number: 100035207
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6. Hydrogeology and Hydrology
6.1 Groundwater Vulnerability and Soil Classification
Records of aquifer and soil classification within 200m of the study site: Yes

The following groundwater information is represented as polygons on the Aquifer and Abstraction Licence Map:

ID Distance [m] Direction Classification

1 0.0 On Site Major Aquifer/High Leaching Potential

2 125.0 W Major Aquifer/Intermediate Leaching Potential

3 127.0 SE Major Aquifer/High Leaching Potential

4 161.0 NE Major Aquifer/Intermediate Leaching Potential

6.2 Groundwater Abstraction Licences
Are there any Groundwater Abstraction Licences within 1000m of the study site? No

Database searched and no data found.

6.3 Surface Water Abstraction Licences
Are there any Surface Water Abstraction Licences within 1000m of the study site? No

Database searched and no data found.

6.4 Potable Water Abstraction Licences
Are there any Potable Water Abstraction Licences within 2000m of the study site? No

Database searched and no data found.

6.5 Source Protection Zones
Are there any Source Protection Zones within 500m of the study site? Yes

The following Source Protection Zones records are represented on the SPZ and Potable Water Abstraction Map:

ID Distance [m] Direction Type Description
1 0.0 On Site 3 Total Catchment
2 413.0 NW 2 Outer Catchment

6.6 River Quality
Is there any Environment Agency information on river quality within 500m of the study site? No

Database searched and no data found.
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6.7 Main Rivers
Are there any Main Rivers within 500m of the study site? No

Database searched and no data found.

6.8 Surface Water Features 
Are there any surface water features within 250m of the study site? No

Database searched and no data found.
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7. Surface Water Flood Map
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Surface Water Flood Legend  Crown Copyright. All Rights Reserved
Licence Number: 100035207
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7. Flooding
7.1 Zone 2 Flooding

Zone 2 floodplain estimates the annual probability of flooding as one in one thousand (0.1%) or greater from
rivers and the sea but less than 1% from rivers or 0.5% from the sea. Alternatively, where information is
available they may show the highest known flood level.

Is the site within 250m of an Environment Agency indicative Zone 2 floodplain? No

Guidance: More detailed information may be available from the Environment Agency through their floodline (0845 988
1188) or by ordering an Environment Agency Flood Report from the local Environment Agency Office.
Database searched and no data found.

7.2 Zone 3 Flooding

Zone 3 estimates the annual probability of flooding as one in one hundred (1%) or greater from rivers and a
one in two hundred (0.5%) or greater from the sea.  Alternatively, where information is available they may
show the highest known flood level.

Is the site within 250m of an Environment Agency indicative Zone 3 floodplain? No

Guidance: More detailed information may be available from the Environment Agency through their floodline (0845 988
1188) or by ordering an Environment Agency Flood Report from the local Environment Agency Office.
Database searched and no data found.

7.3 Flood Defences 
Are there any Flood Defences within 250m of the study site ? No

7.4 Areas benefiting from Flood Defences
Are there any areas benefiting from Flood Defences within 250m of the study site? No

Guidance: More detailed information may be available from the Environment Agency through their floodline (0845 988
1188) or by ordering an Environment Agency Flood Report from the local Environment Agency Office.

7.5 Areas used for Flood Storage 
Are there any areas used for Flood Storage within 250m of the study site? No

Guidance: More detailed information may be available from the Environment Agency through their floodline (0845 988
1188) or by ordering an Environment Agency Flood Report from the local Environment Agency Office.

7.6 Groundwater Flooding Susceptibility Areas
Are there any British Geological Survey groundwater flooding
susceptibility flood areas within 50m of the boundary of the study site? Yes

What is the highest susceptibility to groundwater flooding in
the search area based on the underlying geological conditions? High
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Guidance: 
Where high groundwater flooding susceptibility is indicated, this means that given the geological conditions in the area
groundwater flooding hazard should be considered in all land-use planning decisions. It is recommended that other
relevant  information  e.g.  records  of  previous  incidence  of  groundwater  flooding,  rainfall,  property  type,  and  land
drainage information be investigated in order to establish relative, but not absolute, risk of groundwater flooding.

7.7 Groundwater Flooding Confidence Areas

What is the British Geological Survey confidence rating in this result? Moderate

Notes:

Groundwater flooding is  defined as the emergence of groundwater at the ground surface or the rising of groundwater into man-made ground under
conditions where the normal range of groundwater levels is exceeded.

The confidence  rating is on a fivefold scale - Low, Moderately Low, Moderate, Moderately High and High. This provides a relative indication of the BGS
confidence in the accuracy of the susceptibility result for groundwater flooding. This is based on the amount and precision of the information used in the
assessment. In areas with a relatively lower level of confidence the susceptibility result should be treated with more caution. In other areas with higher
levels of confidence the susceptibility result can be used with more confidence. 
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8. Designated Environmentally Sensitive
Sites Map
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Sites Legend

 Crown Copyright. All Rights Reserved
Licence Number: 100035207
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8. Designated Environmentally Sensitive Sites

Presence of Designated Environmentally Sensitive Sites within 500m of the study site? No

Records of Sites of Special Scientific Interest (SSSI) within 500m of the study site: 0

Database searched and no data found.

Records of National Nature Reserves (NNR) within 500m of the study site: 0

Database searched and no data found.

Records of Special Areas of Conservation (SAC) within 500m of the study site: 0

Database searched and no data found.

Records of Special Protection Areas (SPA) within 500m of the study site: 0

Database searched and no data found.

Records of Ramsar sites within 500m of the study site: 0

Database searched and no data found.

Records of Local Nature Reserves (LNR) within 500m of the study site: 0

Database searched and no data found.

Records of World Heritage Sites within 500m of the study site: 0

Database searched and no data found.

Records of Environmentally Sensitive Areas within 500m of the study site: 0

Database searched and no data found.

Records of Areas of Outstanding Natural Beauty (AONB) within 500m of the study site: 0

Database searched and no data found.

Records of National Parks (NP) within 500m of the study site: 0

Database searched and no data found.

Records of Nitrate Sensitive Areas within 500m of the study site: 0

Database searched and no data found.
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9. Additional Information

9.1 Mobile Phone Transmitter Locations 

GroundSure's unique mobile phone transmitter database. 
Have any mobile phone transmitters been identified within 250m of the study site? Yes

The following records within 250m from have been found within this search:

Distance [m] Direction Max Licensed
Power

Transmitter
Power

Frequency
Range

Operator Height
(m)

Transmission
Type

0.0 On Site 32 24.8 900 MHz Vodafone 15.0 GSM
0.0 N 32 26.4 1800 MHz Orange 15.0 GSM

9.2 Existing and potential OfCom Telecommunication Mast Locations

OfCom telecommunication base station and mast data, which details the height and proposed location of
masts over 30 metres in height or with a power level exceeding 17dBW.
Have any OfCom telecommunication masts been identified within 250m of the study site? Yes

The following records within 250m have been found within this search: 

Distance [m] Direction OfCom Reference Address Approx. Mast Height (m)
0.0 On Site V(P)6024 Surrey, Kingswood, Brighton Rd,

Wood Reeves Boarding Cattery,
Shrimps Field

25

0.0 On Site X(P)8099 Surrey, Kingswood, Brighton Rd 18

9.3 Pylons and Electricity Transmission Lines
    

Have any overhead transmission lines or pylons been identified in proximity to the study site? No
Guidance:Please be aware that the findings contained within overhead power transmission lines and pylons dataset
relates to Ordnance Survey Point X data, which identifies points along the transmission network. Therefore sometimes
certain features may not appear in the report. The database is searched up to 500m.
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10. Natural Hazards Findings
10.1  Detailed BGS GeoSure Data
BGS GeoSure Data has been searched to 50m.  The data is  included in  tabular format.  If  you require  further information,  please obtain a
GroundSure Geology and Ground Stability Report. Available from our website. The following information has been found:

10.1.1 Shrink Swell

What is the maximum Shrink-Swell* hazard rating identified on the study site? Low

The following natural subsidence information provided by the British Geological Survey is not represented on mapping:

Hazard
Ground  conditions  predominantly  medium plasticity.  Do  not  plant  trees  with  high  soil  moisture  demands near  to  buildings.  For  new  build,
consideration should be given to advice published by the National House Building Council (NHBC) and the Building Research Establishment (BRE).
There is a possible increase in construction cost to reduce potential shrink-swell problems. For existing property, there is a possible increase in
insurance risk, especially during droughts or where vegetation with high moisture demands is present. 

10.1.2 Landslides

What is the maximum Landslide* hazard rating identified on the study site? Very Low

The following natural subsidence information provided by the British Geological Survey is not represented on mapping:

Hazard
Slope  instability  problems are  unlikely  to  be  present.  No  special  actions  required  to  avoid  problems  due  to  landslides.  No  special  ground
investigation required, and increased construction costs or increased financial risks are unlikely due to potential problems with landslides.

10.1.3 Soluble Rocks

What is the maximum Soluble Rocks* hazard rating identified on the study site? Moderate

The following natural subsidence information provided by the British Geological Survey is not represented on mapping:

Hazard
Very significant soluble rocks are present, with a moderate possibility of local natural subsidence due to high surface or subsurface water flow. Do
not  load the land or  undertake building work  before obtaining specialist  advice.  Do not  dispose of  drainage to  the ground.  Some possibility
groundwater pollution. Maintain drainage infrastructure. For new build – specialist site investigation and stability assessment may be necessary
before construction. Construction work may cause subsidence. Increased construction costs are likely. For existing property – probable increase in
insurance risk due to soluble rocks.

10.1.4 Compressible Ground

What is the maximum Compressible Ground* hazard rating identified on the study site? Negligible

The following natural subsidence information provided by the British Geological Survey is not represented on mapping:

Hazard
No indicators for compressible deposits identified. No special actions required to avoid problems due to compressible deposits. No special ground
investigation required,  and increased construction costs or increased financial  risks are unlikely  due to potential  problems with compressible
deposits.

10.1.5 Collapsible Rocks

What is the maximum Collapsible Rocks* hazard rating identified on the study site? Null - Negligible

No indicators for collapsible deposits identified; No special actions required to avoid problems due to collapsible deposits. No special
ground investigation required, and increased construction costs or increased financial risks are unlikely due to potential problems with
collapsible deposits.
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10.1.6 Running Sand

What is the maximum Running Sand* hazard rating identified on the study site? Very Low

The following natural subsidence information provided by the British Geological Survey is not represented on mapping:

Hazard
Very low potential for running sand problems if water table rises or if sandy strata are exposed to water. No special actions required, to avoid
problems due to running sand. No special ground investigation required, and increased construction costs or increased financial risks are unlikely
due to potential problems with running sand.

* This indicates an automatically generated 50m buffer and site.

10.2  Radon
What is the maximum radon potential at the study site?

The property is not in a radon Affected Area, as less than 1% of properties are above the Action Level

Is the property in an area where radon protection measures are required for new properties or extensions to
existing ones as described in publication BR211 by the Building Research Establishment?

No radon protective measures are necessary

Guidance: The responses given on the level of radon protective measures required are based on a joint radon potential
dataset  from  the  Health  Protection  Agency  (HPA)  and  the  British  Geological  Survey  (BGS).  No  radon  protection
measures are required.
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11. Mining
11.1  Coal Mining 
Are there any coal mining areas within 75m of the study site? No

Database searched and no data found.

11.2  Shallow Mining
What is the hazard of subsidence relating to shallow mining on site (including a 150m buffer) ? Low

Guidance: Where low potential is indicated, this means that the rocks underlying the area are of a type known to have
been mined at shallow depth in some parts of the UK, but that it is unlikely to be of significant concern in this area.
However,  it  is  recommended that  you do obtain  a Coal  Authority  mining search in this  area,  which  will  provide a
comprehensive search of former mining activity, including coal mining at deeper levels. 

11.3  Brine Affected Areas 
Are there any brine affected areas within 75m of the study site? No

Database searched and no data found.
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12. Contacts
GroundSure Helpline
Telephone:  08444 159000 
info@chaseconsulting.co.uk

British Geological Survey (England & Wales) 
Kingsley Dunham Centre
Keyworth, Nottingham NG12 5GG
Tel: 0115 936 3143. Fax: 0115 936 3276. Email: enquiries@bgs.ac.uk
Web: www.bgs.ac.uk
BGS Geological Hazards Reports and general geological enquiries

Environment Agency
Tel: 08708 506 506 
South East
Swift House - Frimley Business Park, Camberley, Surrey, GU16 7SQ
Web: www.environment-agency.gov.uk
Email: enquiries@environment-agency.gov.uk    

Health Protection Agency
Chilton, Didcot, Oxon, OX11 0RQ
Tel: 01235 822622 www.hpa.org.uk/radiation
Radon measures and general radon information and guidance

The Coal Authority
200 Lichfield Lane, Mansfield, Notts NG18 4RG
Tel: 0845 762 6848. DX 716176 Mansfield 5
www.coal-authority.co.uk
Coal mining reports and related enquiries

Ordnance Survey
Romsey Road
Southampton SO16 4GU

Tel: 08456 050505

Local Authority
Authority: Reigate and Banstead Borough Council
Phone: 01737 276000
Web: www.reigate-banstead.gov.uk
Address: Reigate Town Hall, Castlefield Road, Reigate, Surrey, RH2
OSH

Get Mapping PLC
Virginia Villas, High Street, Hartley Witney, Hampshire RG27 8NW
Tel: 01252 845444
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Standard  Terms and Conditions
 

1       Definitions

         In these conditions unless the context otherwise requires:
        “Beneficiary”  means the Client or the customer of the Client for whom the Client has procured the Services.
       "Commission" means an order for Consultancy Services submitted by a Client.
        “Consultancy  Services”  mean consultancy  services provided  by  GroundSure  including,  without  limitation,  carrying out  interpretation  of third  party  and in-house environmental  data,
provision of environmental consultancy advice, undertaking environmental audits and assessments, Site investigation, Site monitoring and related items.
        “Content”  means any data, database or other information contained in a Report or Mapping which is provided to GroundSure by a Data Provider.
        “Contract”  means the contract between GroundSure and the Client for the performance of the Services which arises upon GroundSure's acceptance of an Order or Commission and which
shall incorporate these conditions, the relevant GroundSure User Guide, proposal by GroundSure and the content of any subsequent report, and any agreed amendments in accordance with
condition 11 .
        “Client”  means the party that submits an Order or Commission.
        “Data Provider”  means any third party providing Content to GroundSure.
        “Data Report”  means reports comprising factual data with no professional interpretation in respect of the level of likely risk and/or liability available from GroundSure.
        “GroundSure”  means GroundSure Limited, a company registered in England and Wales under number 03421028 and whose registered office is at Greater London House, Hampstead Road,
London NW1 7EJ.
        “Home Information  Pack” means a combination of reports required when selling a residential property.
        “Intellectual  Property”  means any patent, copyright, design rights, service marks, moral rights, data protection rights, know-how, trade mark or any other intellectual property rights.
        “Mapping”  an historical map or a combination of historical maps of various ages, time periods and scales available from GroundSure.
        “Order”  means an order form submitted by the Client requiring Services from GroundSure in respect of a specified Site.
        “Order  Website”  means online platform via which Orders may be placed.
        “Report”  means a Risk Screening Report or Data Report for commercial or residential property available from GroundSure relating to the Site prepared in accordance with the specifications
set out in the relevant User Guide.
        “Risk  Screening  Report”  means one of GroundSure’s risk screening reports  such as GroundSure  Homebuyers,  GroundSure  Home Environmental  GroundSure SiteGuard,  GroundSure
Screening, GroundSure Review, GroundSure Developer Review, or any other risk screening report available from GroundSure.
        “Services”  means the provision of any Report, Mapping or Consultancy Services which GroundSure has agreed to carry out for the Client/Beneficiary on these terms and conditions in respect
of the Site.
       "Site"  means the landsite in respect of which GroundSure provides the Services.
       "User Guide" means the relevant current version  of the user guide, available upon request from GroundSure.

2       Scope of Services

2.1   GroundSure agrees to carry out the Services in accordance with the Contract and to the extent set out therein.
2.2   GroundSure shall exercise all the reasonable skill, care and diligence to be expected of experienced environmental consultants in the performance of the Services.
2.3   The Client acknowledges that it has not relied on any statement or representation made by or on behalf of GroundSure which is not set out and expressly agreed in the Contract.
2.4   Terms  and  conditions  appearing  on  a  Client’s  order  form,  printed  stationery  or  other  communication,  including  invoices,  to  GroundSure,  its  employees,  servants,  agents  or  other
representatives or any terms implied by custom, practice or course of dealing shall be of no effect and these terms and conditions shall prevail over all others.
2.5   In the event that a Client/Beneficiary opts to take out insurance in conjunction with or as a result of the Services, such insurance shall be subject solely to the terms of any policy issued to it in
that respect and GroundSure will have no liability therefore.
2.6    GroundSure's quotations/proposals are valid  for a period of 30 days only.  GroundSure reserves the right to withdraw any quotation at any time before GroundSure accepts an Order or
Commission.  GroundSure's acceptance of an Order  or Commission shall be effective only where such acceptance is in writing and signed by GroundSure's authorised representative or where
accepted via GroundSure’s Order Website.

3       The Client’s  obligations

3.1   The Client shall be solely responsible for ensuring that the Report/Mapping ordered is appropriate and suitable for the Beneficiary’s needs.
3.2   The Client shall (or shall procure that the Beneficiary shall) supply to GroundSure as soon as practicable and without charge all information necessary and accurate relevant data including
any specific and/or unusual environmental information relating to the Site known to the Client/Beneficiary which may pertain to the Services and shall give such assistance as GroundSure shall
reasonably require in the performance of the Services (including, without limitation, access to a Site, facilities and equipment as agreed in the Contract).
3.3   Where Client/Beneficiary approval or decision is required, such approval or decision shall be given or procured in reasonable time as not to delay or disrupt the performance of any other part
of the Services.
3.4   The Client shall not and shall not knowingly permit the Beneficiary to, save as expressly permitted by these terms and conditions, re-sell, alter, add to, amend or use out of context the content
of any Report, Mapping or, in respect of any Services, information given by GroundSure. For the avoidance of doubt, the Client and Beneficiary may make the Report, Mapping or GroundSure’s
findings available to a third party, but such third party cannot rely on the same unless expressly permitted under condition 4.
3.5    The Client is responsible for maintaining the confidentiality of its user name and password if using GroundSure’s internet ordering service and accepts responsibility for all activity that occurs
under such account and password.

4       Reliance

4.1    Upon full  payment of all relevant fees and subject  to the provisions of these terms and conditions, the Client  and Beneficiary are granted  an irrevocable royalty-free licence to use the
information contained in the Report, Mapping or in a report prepared by GroundSure in respect of or arising out of the Consultancy Services. The Services may only be used for the benefit of the
Client and those persons listed in conditions 4.2 and 4.3.
4.2   In relation to Data Reports, Mapping and Risk Screening Reports, the Client shall be entitled to make Reports available to (i) the  Beneficiary, (ii) the Beneficiary's professional advisers, (iii) any
person providing funding to the Beneficiary in relation to the Site (whether directly or as part of a lending syndicate), (iv) the first purchaser or first tenant of the Site (v) the professional advisers
and lenders of the first purchaser or tenant  of the Site. For the avoidance of doubt,  such persons shall include any entity necessary under the Housing Act 2004 (as amended).  Accordingly
GroundSure shall have the same duties and obligations to those persons in respect of the Services as it has to the Client and those persons shall have the benefit of any of the Client's rights under
the Contract as if those persons were parties to the Contract.  For the avoidance of doubt, the limitations of GroundSure's liability as set out in condition 7 shall apply.
4.3   In relation to Consultancy Services, reliance shall be limited to the Client, Beneficiary and named parties on the Report.
4.4   Save as set out in conditions 4.2 and 4.3 and unless otherwise agreed in writing with GroundSure, any other party considering the information supplied by GroundSure as part of the Services,
including (but not limited to) insurance underwriters, does so at their own risk and GroundSure has no legal obligations to such party unless otherwise agreed in writing.
4.5    The Client  shall not and shall not knowingly permit  any person (including the Beneficiary) who is provided with a copy of any Report shall not except as permitted herein or by separate
agreement with GroundSure: (a) remove, suppress or modify any trade mark, copyright or other proprietary marking from the Report or Mapping; (b) create any product which is derived directly or
indirectly from the data contained in the Report or Mapping; (c) combine the Report or Mapping with, or incorporate the Report or Mapping into any other information data or service; or (d) re-
format or otherwise change (whether by modification, addition or enhancement) data or images contained in the Report or Mapping.
4.6    Notwithstanding condition 4.5, if the Client  acts in a professional capacity, it  may make reasonable use of a Report  and/or  findings made as a result  of Consultancy Services to advise
Beneficiaries.  However, GroundSure shall have no liability in respect of any opinion or report given to such Beneficiaries by the Client or a third party.

5       Fees and Disbursements

5.1   GroundSure  shall  charge the Client  fees at  the  rate and frequency specified  in  the Contract  together,  in  the case of Consultancy Services,  with  all  proper  disbursements incurred by
GroundSure in performing the Services. For the avoidance of doubt, the fees payable for the Services are as set out in GroundSure's written proposal, Order Website or Order acknowledgement
form. The Client shall in addition pay all value added tax or other tax payable on such fees and disbursements in relation to the provision of the Services.  
5.2   Unless GroundSure requires prepayment, the Client shall promptly pay all fees disbursements and other monies due to GroundSure in full without deduction, counterclaim or set off together
with such value added tax or other tax as may be required within 30 days from the date of GroundSure’s invoice or such other period as may be agreed in writing between GroundSure and the
Client ("Payment  Date"). GroundSure reserves the right to charge interest which shall accrue on a daily basis from 30 days after the date of Payment Date until the date of payment (whether
before or after judgement) at the rate of five per cent per annum above the Bank of England base rate from time to time.
5.3   In the event that the Client disputes the amount payable in respect of GroundSure’s invoice it shall notify GroundSure no later than 28 days after the date thereof that it is in dispute. In default
of such notification the Client shall be deemed to have agreed the amount thereof. As soon as reasonably practicable following receipt of a notification in respect of any disputed invoice, a member
of the management team at GroundSure shall contact the Client and the parties shall use all reasonable endeavours to resolve the dispute.

6       Intellectual  Property

6.1  Subject to the provisions of condition 4.1, the Client and the Beneficiary hereby acknowledge that all Intellectual Property in the Services are and shall remain owned by either GroundSure or
the Data Providers and nothing in these terms purports to transfer or assign any rights to the Client or the Beneficiary in respect of the Intellectual Property.
6.2   The Client shall acknowledge the ownership of the Content where such Content is incorporated or used in the Client's own documents, reports, systems or services whether or not these are
supplied to a third party.  
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6.3   Data Providers may enforce any breach of  condition 6.1 against the Client or Beneficiary.

7.        Liability

7.1   Nothing in these terms and conditions shall limit GroundSure’s liability for causing death or personal injury through negligence or wilful default.
7.2   Save as otherwise set out in these conditions, any information provided by one party ("Disclosing party") to the other party ("Receiving Party") shall be treated as confidential except so far as
authorised by the Disclosing Party to provide such information in whole or in part to a third party.
7.3   Nothing in these conditions shall affect the statutory rights of a consumer under the applicable consumer protection legislation from time to time.
7.4   In relation to Data Reports, Mapping and Risk Screening Reports, GroundSure's liability under the Contract shall cease upon the expiry of six years from the date when the Beneficiary became
aware that it may have a claim against GroundSure in respect of the Services provided always that there shall be no liability at the expiration of twelve years from the completion of the Contract.
For the avoidance of doubt, any claims in respect of which proceedings are notified to GroundSure in writing prior to the expiry of the time periods referred to in this clause shall survive the expiry
of those time periods provided any such claim is actually commenced within six months of notification.
7.5   In relation to Consultancy Services GroundSure’s liability under the Contract shall cease upon the expiry of six years from the date the Services were completed.
7.6   GroundSure shall not be liable to the Client or any person to whom the Client provides a copy of a Data Report, Mapping or Risk Screening Report in any circumstances whatsoever unless
arising out of a breach on its part of the obligations set out in the Contract.
7.7   GroundSure shall not be liable if the Data Reports, Mapping or Risk Screening Report are used otherwise than as provided or referred to in these conditions and the relevant User Guide.
7.8   Subject to the provisions of condition 7.3, GroundSure makes no representation, warranties, express or implied, as to the accuracy, reliability, completeness, validity or fitness for purpose of
any Content and shall not be liable for any omission, error or inaccuracy in relation thereto unless GroundSure should reasonably have been alerted to any omission, error or inaccuracy in the
Content.
7.9   Subject to the provisions of clause 7.1 notwithstanding anything to the contrary contained elsewhere in the Contract,  and irrespective of whether  multiple parties make use of the same
Services, the total liability of GroundSure under or in connection with the Contract, whether in contract in tort for breach of statutory duty or otherwise shall not exceed £5 million per claim or
series of connected claims.
7.10 Whilst GroundSure will use all reasonable endeavours to maintain operability of its internet ordering service it will not be liable for any loss or damages caused by a delay or loss of use of
such service. The Client  shall use GroundSure’s internet ordering service at its own risk. GroundSure shall not be responsible for any damage to a Client  or permitted assignee’s computer,
software, modem, telephone or other property resulting from the use of GroundSure’s internet ordering service. 
7.11 The Client accepts, and shall use all reasonable endeavours to procure that anyone who is provided with a copy of the Report accepts, that it has no claim or recourse to any Data Provider or
to GroundSure in respect of the acts or omissions of such Data Providers including Content supplied by them save for where a Risk Screening Report comprises part of a Home Information Pack: 
                (i) the Data Providers set out in the relevant User Guide shall be responsible for the quality and accuracy of the data supplied by them; and
                (ii) where GroundSure makes an assessment of a Site to determine if it is likely to fall within Part II(A) of the Environmental Protection Act 1990, GroundSure shall be responsible for 

the interpretation of any Content provided by a Data Provider subject to the limitations set out in these terms and conditions. 
7.12  GroundSure shall provide the Services using reasonable skill and care, however, GroundSure shall not be liable for any inaccurate statement or risk rating in a Report which resulted from a
reasonable interpretation of the Content.
7.13  Subject to the provisions of clause 7.1, GroundSure shall not be liable for any  losses (whether direct or indirect) and including (but not limited to) loss of profit  caused by the suspension or
reduction of activity on a Site, business interruption, all third party off-Site claims or any loss in value of a Site, loss of goodwill, loss of business opportunity or other similar losses alleged to be
sustained by the Client, the Beneficiary or any third party.
7.14 GroundSure undertakes for the duration of the liability periods referred to in conditions 7.4 and 7.5 to maintain professional indemnity insurance in respect of its liabilities in respect of the
Contract for £5 million in the aggregate which amount shall first include the whole of any sum payable for death or personal injury provided such insurance is readily available at commercially
viable rates or for a lesser amount to be agreed with the Client should the cost of such insurance become commercially unviable. GroundSure shall produce evidence of such insurance if requested
by the Client. A greater level of cover may be available upon request and agreement with the Client.

8       GroundSure  right  to suspend  or terminate   

8.1   In the event that GroundSure reasonably believes that the Client or Beneficiary as applicable has not provided the information or assistance required to enable the proper performance of the
Services, GroundSure shall be entitled on fourteen days written notice to suspend all further performance of the Services until such time as any such deficiency has been made good.
8.2   GroundSure may additionally terminate the Contract immediately on written notice in the event that:

(i)the Client shall fail to pay any sum due to GroundSure within 28 days of the due date for payment; or
(ii)the Client (being an individual) has a bankruptcy order made against him or (being a company) shall enter into liquidation whether compulsory or voluntary or have an 
Administration Order made against it or if a Receiver shall be appointed over the whole or any part of its property assets or undertaking or if the Client is struck off the Register of 
Companies or dissolved; or
(iii)the Client being a company is unable to pay its debts within the meaning of Section 123 of the Insolvency Act 1986 or being an individual appears unable to pay his debts within 
the meaning of Section 268 of the Insolvency Act 1986 or if the Client shall enter into a composition or arrangement with the Client’s creditors or shall suffer distress or execution to 
be levied on his goods; or
(iv) the Client breaches any material term of the Contract (including, but not limited to, the obligations in condition 4) incapable of remedy or if remediable, is not remedied within 14

days of notice of the breach. 

 9.      Client’s  Right  to Terminate  and Suspend

 9.1     Subject to condition 10.2, the Client  may at any time after commencement of the Services by notice in writing to GroundSure require GroundSure to terminate or suspend immediately
performance of all or any of the Services.
9.2 The Client waives all and any right of cancellation it may have under the Consumer Protection (Distance Selling) Regulations 2000 (as amended) in respect of the Order of a Report/Mapping.
This does not affect the Beneficiary's statutory rights.

10     Consequences of Withdrawal,  Termination  or Suspension

10.1 Upon termination or any suspension of the Services, GroundSure shall take steps to bring to an end the Services in an orderly manner, vacate any Site with all reasonable speed and shall
deliver to the Client/Beneficiary any property of the  Client/ Beneficiary in GroundSure’s possession or control.
10.2 In the event of termination/suspension of the Contract under conditions 8 or 9, the Client shall pay to GroundSure all and any fees payable in respect of the performance of the  Services up to
the date of termination/suspension.  In respect of any Consultancy Services provided, the Client shall also pay GroundSure any additional costs incurred in relation to the termination/suspension of
the Contract. 

11     General

11.1  The mapping contained in the Services is protected by Crown copyright and must not be used for any purpose outside the context of the Services or as specifically provided in these terms.  
11.2  GroundSure reserves the right to amend these terms and conditions. No variation to these terms shall be valid unless signed by an authorised representative of GroundSure.
11.3  No failure on the part of GroundSure to exercise and no delay in exercising, any right, power or provision under these terms and conditions shall operate as a waiver thereof.
11.4  Save as expressly provided in conditions 4.2, 4.3, 6.3 and 11.5, no person other than the persons set out therein shall have any right under the Contract (Rights of Third Parties) Act 1999 to
enforce any terms of the Contract.
11.5  The Secretary of State for Communities and Local Government acting through Ordnance Survey, may enforce breach of conditions 6.1 or 11.1 of these terms and conditions against the Client
in accordance with the provisions of the Contracts (Rights of Third Parties) Act 1999. 
11.6  GroundSure shall not be liable to the Client if the provision of the Services is delayed or prevented by one or more of the following circumstances:

(i)the Client or Beneficiary’s failure to provide facilities, access or information;
(ii)fire, storm, flood, tempest or epidemic;
(iii)Acts of God or the public enemy; 
(iv)riot, civil commotion or war;
(v)strikes, labour disputes or industrial action;
(vi)acts or regulations of any governmental or other agency; 
(vii)suspension or delay of services at public registries by Data Providers; or 
(viii)changes in law.

11.7  Any notice provided shall be in writing and shall be deemed to be properly given if delivered by hand or sent by first class post, facsimile or by email to the address, facsimile number or email
address of the relevant party as may have been notified by each party to the other for such purpose or in the absence of such notification the last known address.
11.8  Such notice shall be deemed to have been received on the day of delivery if delivered by hand, facsimile or email and on the second working day after the day of posting if sent by first class
post.
11.9  The Contract constitutes the entire contract between the parties and shall supersede all previous arrangements between the parties.
11.10 Each of the provisions of the Contract  is  severable  and distinct  from the  others and  if  one or more provisions is  or  should  become invalid,  illegal or  unenforceable,  the validity  and
enforceability of the remaining provisions shall not in any way be tainted or impaired.
11.11 These terms and conditions shall be governed by and construed in accordance with English law and any proceedings arising out of or connected with these terms and conditions shall be
subject to the exclusive jurisdiction of the English courts.
11.12 If the Client or Beneficiary has a complaint about the Services, notice should be given in writing to the Compliance Officer at GroundSure who will respond in a timely manner.
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Address: LAND AT CHIPSTEAD LANE, KINGSWOOD, SHRIMPS
FIELD, REIGATE, SURREY. KT20 6QR

Grid Reference: 524677,154983

Report Reference: Chase_763133

Aerial photography supplied by Getmapping PLC.
© Copyright Getmapping PLC . All Rights Reserved.
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1. Overview of Findings
This section  indicates  what  information has been found in proximity  to the study site. Please note,  this
section does not summarise data found in the Local Information and Local Infrastructure sections of the
report. For detailed information please refer to the Detailed Findings sections of the report.

Datasets On site 0–25m 25–250m 250–500m

Planning Applications (House Extensions)

Have any House Extension Planning Applications been identified
in this search?

No Yes Yes Yes

Planning Applications (Projects)

Have any Project Planning Applications been identified in this
search?

No Yes Yes Yes

Mobile Mast Data

Have any Mobile Masts been identified in this search? Yes Yes Yes Yes

Designated Environmentally Sensitive Sites

Have any Designated Environmentally Sensitive Sites been
identified in this search?

No No No No

Is the property in a Radon Affected Area as defined by the Health Protection Agency (HPA) and if so what percentage of

homes are above the Action Level?                                                                                                                                 

The property is not in a Radon Affected Area, as less than 1% of properties are above the Action Level

Is the property in an area where Radon Protection Measures are required for new properties or extensions to existing

ones as described in publication BR211 by the Building Research Establishment?

No radon protective measures are necessary

Guidance
Radon is a colourless, odourless radioactive gas which is present in all areas of the United Kingdom, usually at levels
that pose a negligible risk to homebuyers. However, in some areas levels of radon are much higher than in others, and
in these cases it  can pose a health risk.  The data supplied by  the Health  Protection Agency  (HPA) and the British
Geological Survey (BGS)is not able to determine exact Radon levels, as this information can only be obtained through
site-specific, in-situ testing. As less than 1% of properties in the area may be radon affected, the HPA do not consider
that further action is necessary.

The responses given on the level of radon protective measures required are based on a joint radon potential dataset
from the Health Protection Agency (HPA) and the British Geological Survey (BGS). No radon protection measures are
required for new builds or extensions.

Have any overhead transmission lines or pylons been identified in proximity to the study site? No

Guidance
Please be aware that the findings contained within overhead power transmission lines and pylons dataset relates to
Ordnance Survey Point X data, which identifies points along the transmission network. Therefore sometimes certain
features may not appear in the report. The database is searched up to 500m.
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2. Detailed Findings
This section of the report provides detailed information relating to the information found within the search.

The sections Planning Applications  and Mobile Masts,  Designated Environmentally  Sensitive Sites,  Local
Information and Local Infrastructure each contain a map which displays information found in the search.
Each map is followed by the detailed findings for that section. This allows you to view items displayed on the
map along with information relating to those items.

The Planning Applications and Mobile Masts section of this report contains data provided under licence from
Emap Glenigan as well as proprietary Mobile Masts data and data supplied by OfCom. Emap Glenigan is the
largest provider of planning data in the UK. The company has been been collecting and processing planning
application data since 1973. Emap Glenigan tracks applications from initial planning and tender through to
contracts awarded. This Planning Report contains the most up to date commercially available information on
planning applications made in the vicinity of the subject property over the last 10 years.

The Designated Environmentally Sensitive Sites section of this report comprises Site of Special Scientific
Interest, National Nature Reserve, Ramsar site, Special Protection Area, Special Area of Conservation and
Local Nature Reserve data. This data is provided by,  and used with the permission of,  English Nature /
Countryside Council for Wales who retain the Copyright and Intellectual Property Rights for the data.

The Local Information and Local Infrastructure sections of this report include PointX data from the Ordnance
Survey and Statistical data from Her Majesty’s Stationary Office who retain the Copyright and Intellectual
Property Rights for the data.

Additionally,  this report includes Radon data from the Health Protection Agency and BGS who retain the
Copyright and Intellectual Property Rights for the data.

This report has been produced by Groundsure Limited and is subject to the terms and conditions attached. 

While GroundSure makes every effort to ensure that data is sourced from reliable providers, it is unable to
ensure that the information is accurate, complete or up to date.  Therefore, if the existence or absence of an
application for or grant of planning permission will have a material effect on any decision to purchase land,
GroundSure advises that a specific enquiry should first be made to the local authority.

The report is intended to be a useful guide for all property purchasers, and Groundsure Limited does not
seek to impose any limitation on its use.
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        Planning Applications and Mobile Masts Legend Crown Copyright. All Rights Reserved
Licence Number: 100035207
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Planning Applications & Mobile Masts Data
2.1 Planning Applications - House Extensions

The  following  records  have  been  found  within  500m  of  this  search.  Those  within  and  around  a  250m  buffer  are
represented as points on the Planning Applications & Mobile Masts map:

ID Distance [m] Direction Address Application
Reference

Application
Date

Category Accuracy Status

3A 23.0 NW Wood Reeves Cottage,
Brighton Road, Kingswood,

Tadworth, Surrey, KT20
6QR

P/07/01995/F 01/10/2007 House
(Extension)

House Extn
(Exact)

Detailed
Planning
Granted

4A 23.0 NW Wood Reeves Cottage,
Brighton Road, Kingswood,

Tadworth, Surrey, KT20
6QR

P/06/00255/F 25/04/2006 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted

5 26.0 N 3 Birch Grove, Tadworth,
Surrey, KT20 6QU

P/03/02186/F 07/10/2003 Domestic
Conservatory

House Extn
(Exact)

Detailed
Planning

Submitted
6 32.0 NW Sandpipers, Sandy Lane,

Kingswood, Tadworth,
Surrey, KT20 6NL

P/01/01376/F 15/08/2001 House
(Alterations)

House Extn
(Exact)

Detailed
Planning

Submitted
7 33.0 NW Buck Lodge, Sandy Lane,

Kingswood, Tadworth,
Surrey, KT20 6NL

P/08/01643/F 15/09/2008 House House Extn
(Exact)

Detailed
Planning
Refused

8B 36.0 S 48a Chipstead Lane,
Tadworth, Surrey, KT20

6RE

P/01/00467/F 13/04/2001 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
9 36.0 S 54 Chipstead Lane,

Tadworth, Surrey, KT20
6RE

02/1129 25/06/2002 First Floor
Extension

House Extn
(Exact)

Detailed
Planning

Submitted
10B 36.0 S 48 Chipstead Lane, Lower

Kingswood, Tadworth,
Surrey, KT20 6RE

P/05/00411/F 11/03/2005 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
11C 38.0 S 36 Chipstead Lane,

Tadworth, Surrey, KT20
6RE

P/05/00770/F 19/04/2005 Domestic
Conservatory

House Extn
(Exact)

Detailed
Planning

Submitted
12C 38.0 S 34 Chipstead Lane,

Tadworth, Surrey, KT20
6RE

P/02/00146 29/01/2002 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
13C 39.0 S 38 Chipstead Lane, Lower

Kingswood, Tadworth,
Surrey, KT20 6RE

P/07/01278/F 12/07/2007 House
(Alterations)

House Extn
(Exact)

Detailed
Planning
Granted

14E 39.0 S 32 Chipstead Lane,
Tadworth, Surrey, KT20

6RE

P/01/00670/F 14/05/2001 1/2 Storey
Extension

House Extn
(Exact)

Detailed
Planning

Submitted
15D 39.0 S 26 Chipstead Lane,

Tadworth, Surrey, KT20
6RE

02/1830 01/10/2002 2 Storey
House

(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
16D 39.0 S 26 Chipstead Lane,

Tadworth, Surrey, KT20
6RE

P/01/00496/F 13/04/2001 2 Storey
House

(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
17D 39.0 S 26 Chipstead Lane,

Tadworth, Surrey, KT20
6RE

02/217 12/02/2002 2 Storey
House

(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
18E 39.0 S 30 Chipstead Lane,

Tadworth, Surrey, KT20
6RE

P/03/02696/F 13/01/2004 2 Storey
House

(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
19D 39.0 S 24 Chipstead Lane, Lower

Kingswood, Tadworth,
Surrey, KT20 6RE

P/06/01594/F 13/09/2006 Porch House Extn
(Exact)

Detailed
Planning
Granted

20F 39.0 S 67 Chipstead Lane,
Tadworth, Surrey, KT20

6RD

P/03/02677/F 27/01/2004 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
21F 40.0 S 69 Chipstead Lane,

Tadworth, Surrey, KT20
6RD

P/02/01351/F 12/11/2002 Single Storey
Side/Rear
Extension

House Extn
(Exact)

Detailed
Planning

Submitted
22F 40.0 S 69 Chipstead Lane,

Tadworth, Surrey, KT20
6RD

P/03/01134/F 17/06/2003 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
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23G 40.0 S 79 Chipstead Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RD

P/04/02963/F 11/01/2005 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
24G 41.0 S 75 Chipstead Lane, Lower

Kingswood, Tadworth,
Surrey, KT20 6RD

P/05/00350/F 14/03/2005 2 Storey
House

(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
25 42.0 SE 87 Chipstead Lane, Lower

Kingswood, Tadworth,
Surrey, KT20 6RD

P/06/01706/F 05/09/2006 House
(Extension)

House Extn
(Exact)

Detailed
Planning
Granted

26 42.0 SW 22 Chipstead Lane,
Tadworth, Surrey, KT20

6RE

02/903 28/05/2002 1/2 Storey
Extension

House Extn
(Exact)

Detailed
Planning

Submitted
27H 60.0 S 2 Chipstead Lane, Lower

Kingswood, Tadworth,
Surrey, KT20 6RE

P/07/02253/F 22/11/2007 2 Storey Side
Extension

House Extn
(Exact)

Detailed
Planning
Refused

28H 60.0 S 2 Chipstead Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RE

P/07/02479/F 07/12/2007 2 Storey Side
Extension

House Extn
(Exact)

Detailed
Planning
Refused

29H 60.0 S 2 Chipstead Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RE

P/08/01944/F 06/10/2008 House
(Extension)

House Extn
(Exact)

Detailed
Planning
Refused

30H 60.0 S 2 Chipstead Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RE

P/08/02438/F 19/12/2008 House
(Extension)

House Extn
(Exact)

Detailed
Planning
Granted

31 64.0 N 9 Birch Grove, Kingswood,
Tadworth, Surrey, KT20

6QU

P/04/01584/F 06/07/2004 Domestic
Conservatory

House Extn
(Exact)

Detailed
Planning

Submitted
32K 77.0 N 10 Birch Grove, Kingswood,

Tadworth, Surrey, KT20
6QU

P/06/00210/F 23/03/2006 Domestic
Conservatory

House Extn
(Proximity)

Detailed
Planning

Submitted
33I 81.0 N Blue Haze, Eyhurst Spur,

Kingswood, Tadworth,
Surrey, KT20 6NS

P/09/01022/F 09/07/2009 House House Extn
(Proximity)

Detailed
Planning

Submitted
34I 81.0 N High Thicket, Eyhurst Spur,

Tadworth, Surrey, KT20
6NS

P/01/2601 01/01/2002 House House Extn
(Proximity)

Detailed
Planning

Submitted
35I 81.0 N Blue Haze, Eyhurst Spur,

Kingswood, Tadworth,
Surrey, KT20 6NS

P/08/01846/F 10/09/2008 House
(Extension)

House Extn
(Proximity)

Detailed
Planning
Granted

36I 81.0 N Blue Haze, Eyhurst Spur,
Kingswood, Tadworth,

Surrey, KT20 6NR

P/03/02347/F 28/10/2003 2 Houses
(Outline)

House Extn
(Proximity)

Detailed
Planning

Submitted
37I 81.0 N Blue Haze, Eyhurst Spur,

Kingswood, Tadworth,
Surrey, KT20 6NS

P/08/01429/F 09/07/2008 House
(Extension)

House Extn
(Proximity)

Detailed
Planning

Withdrawn
38J 90.0 S 47 Beechen Lane,

Tadworth, Surrey, KT20 6RY
02/1562 20/08/2002 1/2 Storey

Extension
House Extn

(Exact)
Detailed
Planning

Submitted
39 91.0 S 33 Beechen Lane, Lower

Kingswood, Tadworth,
Surrey, KT20 6RY

P/07/02468/F 07/12/2007 2 Storey Side
Extension

House Extn
(Exact)

Detailed
Planning
Granted

40 92.0 S 55 Beechen Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RU

P/08/00589/F 26/03/2008 2 Storey Side
Extension

House Extn
(Exact)

Detailed
Planning
Granted

41J 92.0 S 43 Beechen Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RY

P/08/01740/F 09/09/2008 Single Storey
Rear

Extension

House Extn
(Exact)

Detailed
Planning
Granted

42K 93.0 N 11 Birch Grove, Kingswood,
Tadworth, Surrey, KT20

6QU

P/09/00439/F 31/03/2009 House
(Extension)

House Extn
(Exact)

Detailed
Planning
Refused

43L 95.0 S 71 Beechen Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RU

P/06/01968/F 13/10/2006 First Floor
Rear

Extension

House Extn
(Exact)

Detailed
Planning
Granted

44L 99.0 S 73 Beechen Lane,
Tadworth, Surrey, KT20

6RU

P/01/2526 18/12/2001 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
45L 99.0 S 73 Beechen Lane, Lower

Kingswood, Tadworth,
Surrey, KT20 6RU

P/08/00839/F 18/04/2008 House
(Extension)

House Extn
(Exact)

Detailed
Planning
Granted

46P 100.0 S Hazeldene, Brighton Road,
Lower Kingswood,

Tadworth, Surrey, KT20
6SB

P/09/00912/H
HOLD

22/06/2009 Garage House Extn
(Exact)

Detailed
Planning
Granted

47M 100.0 SW 9 Beechen Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RY

P/08/01584/F 20/04/2009 House House Extn
(Exact)

Detailed
Planning

Submitted
48M 104.0 SW 5 Beechen Lane, Lower

Kingswood, Tadworth,
Surrey, KT20 6RY

P/09/00274/F 02/03/2009 First Floor
Extension

House Extn
(Exact)

Detailed
Planning
Refused

Report Reference: Chase_763133 Brought to you by GroundSure
If you would like any further assistance regarding this report then please contact
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49M 104.0 SW 5 Beechen Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RY

P/09/01468/H
HOLD

28/09/2009 House
(Extension)

House Extn
(Exact)

Detailed
Planning
Granted

50N 104.0 S 1 Beechen Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RY

P/05/00163/F 17/02/2005 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
51N 104.0 S 1 Beechen Lane, Lower

Kingswood, Tadworth,
Surrey, KT20 6RY

P/07/02185/F 26/10/2007 Domestic
Conservatory

House Extn
(Exact)

Detailed
Planning
Granted

52O 105.0 N Brackenhurst, Eyhurst
Spur, Kingswood,

Tadworth, Surrey, KT20
6NS

P/07/02405/F 27/11/2007 House House Extn
(Proximity)

Detailed
Planning

Withdrawn

53O 105.0 N Brackenhurst, Eyhurst
Spur, Kingswood,

Tadworth, Surrey, KT20
6NS

P/07/01896/F 19/09/2007 House House Extn
(Proximity)

Detailed
Planning

Withdrawn

54O 105.0 N Brackenhurst, Eyhurst
Spur, Kingswood,

Tadworth, Surrey, KT20
6NS

P/07/00742/O
UT

11/04/2007 2 Houses
(Outline)

House Extn
(Proximity)

Outline
Planning
Refused

55O 105.0 N Brackenhurst, Eyhurst
Spur, Kingswood,

Tadworth, Surrey, KT20
6NS

P/08/00159/F 30/01/2008 House House Extn
(Proximity)

Detailed
Planning
Granted

56 107.0 NW Wild Oaks, Eyhurst Close,
Kingswood, Tadworth,

Surrey, KT20 6NR

P/03/02603/F 25/11/2003 2 Storey
House

(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
57P 111.0 S Flt 1 Beechen House,

Brighton Road, Tadworth,
Tadworth, Surrey, KT20

6SB

P0200786F 21/05/2002 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted

58P 111.0 S Flat 1 Beechen House,
Brighton Road, Tadworth,

Surrey, KT20 6SB

P/01/2484 18/12/2001 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
59 125.0 S 44 Beechen Lane, Lower

Kingswood, Tadworth,
Surrey, KT20 6RY

P/07/02470/F 07/12/2007 Single Storey
Rear

Extension

House Extn
(Exact)

Detailed
Planning
Granted

60Q 128.0 W Hamara Hogden Cottage,
Lower Kingswood, Brighton

Road, Kingswood,
Tadworth, Surrey, KT20

6UF

P/07/01449/L
BC

11/07/2007 Garage House Extn
(Exact)

Detailed
Planning

Withdrawn

61Q 128.0 W Hamara Hogden Cottage,
Brighton Road, Kingswood,

Tadworth, Surrey, KT20
6UF

P/01/01064/F 04/07/2001 1/2 Storey
Extension

House Extn
(Exact)

Detailed
Planning

Submitted

62Q 128.0 W Hamara Hogden Cottage,
Brighton Road, Kingswood,

Tadworth, Surrey, KT20
6UF

P/07/02082/F 12/10/2007 Garage House Extn
(Exact)

Detailed
Planning
Granted

63 128.0 S 36 Beechen Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RY

P/08/02098/F 21/10/2008 House
(Extension)

House Extn
(Exact)

Detailed
Planning
Granted

64R 129.0 S 18 Beechen Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RY

P/07/02456/F 17/12/2007 Domestic
Conservatory

House Extn
(Exact)

Detailed
Planning
Granted

65R 129.0 S 18 Beechen Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RY

P/05/02252/F 11/10/2005 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
66R 129.0 S 20 Beechen Lane,

Tadworth, Surrey, KT20 6RY
P/01/01115/F 04/07/2001 1/2 Storey

Extension
House Extn

(Exact)
Detailed
Planning

Submitted
67S 130.0 S 70 Beechen Lane, Lower

Kingswood, Tadworth,
Surrey, KT20 6RU

P/05/01926/F 29/11/2005 2 Storey Side
Extension

House Extn
(Exact)

Detailed
Planning

Submitted
68S 130.0 S 68 Beechen Lane,

Tadworth, Surrey, KT20
6RU

P/03/00776/F 12/06/2003 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
69S 130.0 S 68 Beechen Lane,

Tadworth, Surrey, KT20
6RU

P/01/00798/F 17/05/2001 1/2 Storey
Extension

House Extn
(Exact)

Detailed
Planning

Submitted
70T 133.0 S 78 Beechen Lane,

Tadworth, Surrey, KT20
6RU

P/01/01592/F 18/09/2001 First Floor
Extension

House Extn
(Exact)

Detailed
Planning

Submitted
71T 133.0 S 78 Beechen Lane,

Tadworth, Surrey, KT20
6RU

P/01/00802/F 17/05/2001 1/2 Storey
Extension

House Extn
(Exact)

Detailed
Planning

Submitted
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72T 133.0 S 80 Beechen Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RU

P/07/00092/F 17/01/2007 House
(Extension)

House Extn
(Exact)

Detailed
Planning
Granted

73T 134.0 S 82 Beechen Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RU

P/08/00279/F 13/02/2008 House
(Extension)

House Extn
(Exact)

Detailed
Planning
Granted

74 136.0 S 84 Beechen Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RU

P/07/01064/F 21/05/2007 House
(Alterations)

House Extn
(Exact)

Detailed
Planning
Granted

75U 138.0 N 24 Birch Grove , Tadworth,
Surrey, KT20 6QU

02/1646 03/09/2002 First Floor
Extension

House Extn
(Exact)

Detailed
Planning

Submitted
76U 138.0 N 24 Birch Grove, Kingswood,

Tadworth, Surrey, KT20
6QU

P/04/01572/F 22/09/2004 Single Storey
Rear

Extension

House Extn
(Exact)

Detailed
Planning

Submitted
77 163.0 N 22 Birch Grove, Tadworth,

Surrey, KT20 6QU
02/1924 15/10/2002 House

(Extension)
House Extn

(Exact)
Detailed
Planning

Submitted
78 175.0 NW Summer Lawns, Eyhurst

Close, Kingswood,
Tadworth, Surrey, KT20

6NR

P/07/02413/F 17/12/2007 House House Extn
(Exact)

Detailed
Planning
Granted

79V 175.0 N Long Acre, Eyhurst Close,
Kingswood, Tadworth,

Surrey, KT20 6NR

P/09/01412/O
UT

14/10/2009 House
(Outline)

House Extn
(Exact)

Outline
Planning

Submitted
80V 175.0 N Long Acre, Eyhurst Close,

Kingswood, Tadworth,
Surrey, KT20 6NR

P/09/00123/O
UT

23/02/2009 House
(Outline)

House Extn
(Exact)

Outline
Planning

Submitted
81W 186.0 N 16 Birch Grove, Kingswood,

Tadworth, Surrey, KT20
6QU

P/07/01893/F 19/09/2007 House
(Extension)

House Extn
(Exact)

Detailed
Planning
Granted

82W 186.0 N 16 Birch Grove, Tadworth,
Surrey, KT20 6QU

P/03/02311/F 04/11/2003 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
83W 186.0 N 16 Birch Grove, Kingswood,

Tadworth, Surrey, KT20
6QU

P/06/01696/F 13/09/2006 Loft
Conversion

House Extn
(Proximity)

Detailed
Planning
Granted

84X 207.0 N 11 Grove Shaw, Kingswood,
Tadworth, Surrey, KT20

6QL

P/09/00259/F 27/02/2009 First Floor
Extension

House Extn
(Exact)

Detailed
Planning
Granted

85X 207.0 N 11 Grove Shaw, Kingswood,
Tadworth, Surrey, KT20

6QL

P/08/02155/F 07/11/2008 First Floor
Extension

House Extn
(Exact)

Detailed
Planning
Refused

86Y 215.0 N Homewood, Eyhurst Close,
Kingswood, Tadworth,

Surrey, KT20 6NR

P/07/01926/F 24/09/2007 House House Extn
(Proximity)

Detailed
Planning
Granted

87Y 215.0 N Dunsfold , Eyhurst Close,
Kingswood, Tadworth,

Surrey, KT20 6NR

03/626 01/04/2003 2 Houses House Extn
(Proximity)

Detailed
Planning

Submitted
88Y 215.0 N Dunsfold, Eyhurst Close,

Kingswood, Tadworth,
Surrey, KT20 6NR

02/2425 31/12/2002 2 Houses House Extn
(Proximity)

Detailed
Planning

Submitted
89 238.0 NW 1 Warren Lodge, Brighton

Road, Tadworth, Surrey,
KT20 6QP

02/1537 27/08/2002 House
(Extension)

House Extn
(Proximity)

Detailed
Planning

Submitted
90Z 250.0 NW Rock Bank , Sandy Lane,

Kingswood, Tadworth,
Surrey, KT20 6NL

00P/1001 04/07/2000 Domestic
Swimming

Pool

House Extn
(Exact)

Detailed
Planning

Submitted
91Z 250.0 NW Rock Bank, Sandy Lane,

Kingswood, Tadworth,
Surrey, KT20 6NL

00P/1000 04/07/2000 2 Storey
House

(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
92Z 250.0 NW Rockbank, Sandy Lane,

Kingswood, Tadworth,
Surrey, KT20 6NL

P/00/02086/F 13/11/2000 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
93 268.0 NW 2 Warren Lodge Drive,

Kingswood, Tadworth,
Surrey, KT20 6QN

P/05/01512/F 18/07/2005 Domestic
Conservatory

House Extn
(Exact)

Detailed
Planning

Submitted
94AA 289.0 NW Lingfield, Eyhurst Close,

Kingswood, Tadworth,
Surrey, KT20 6NR

P/09/01070/H
HOLD

16/07/2009 House
(Extension)

House Extn
(Exact)

Detailed
Planning
Granted

95AA 289.0 NW Lingfield, Eyhurst Close,
Kingswood, Tadworth,

Surrey, KT20 6NR

P/09/01911/H
HOLD

14/12/2009 House
(Extension)

House Extn
(Exact)

Detailed
Planning
Granted

96AA 289.0 NW Lingfield, Eyhurst Close,
Kingswood, Tadworth,

Surrey, KT20 6NR

P/06/00148/F 30/01/2006 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
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Not
sho
wn

295.0 E Kenwood, Chipstead Lane,
Lower Kingswood,

Tadworth, Surrey, KT20
6RL

P/06/01050/O
UT

01/06/2006 House
(Outline)

House Extn
(Exact)

Outline
Planning
Refused

98AB 304.0 N Pippin Cottage & Garden
Cottag, Vicarage Gate

Mews, Warren Lodge Drive,
Kingswood, Tadworth,

Surrey, KT20 6QH

P/04/00028/F 20/01/2004 House
(Alterations)

House Extn
(Exact)

Detailed
Planning

Submitted

99AB 304.0 N Pippin Cottage, Vicarage
Gate Mews, Warren Lodge

Drive, Kingswood,
Tadworth, Surrey, KT20

6QH

P/04/00058/F 20/01/2004 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted

100A
B

304.0 N Pippin Cottage, Vicarage
Gate , Warren Lodge Drive,

Kingswood, Tadworth,
Surrey, KT20 6QH

P/04/02772/F 08/12/2004 House
(Extension)

House Extn
(Proximity)

Detailed
Planning

Submitted

101 304.0 NW Dunsfold, Eyhurst Close,
Kingswood, Tadworth,

Surrey, KT20 6NR

00P/0619 01/05/2000 House
(Extension)

House Extn
(Proximity)

Detailed
Planning

Submitted
102 317.0 NW Grianan, Eyhurst Close,

Kingswood, Tadworth,
Surrey, KT20 6NR

P/05/02570/F 24/11/2005 2 Storey Side
Extension

House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

348.0 N Malindi, Sandy Lane,
Kingswood, Tadworth,

Surrey, KT20 6NE

P/06/01065/F 02/06/2006 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

369.0 N Woodend, Woodland Way,
Kingswood, Tadworth,

Surrey, KT20 6NW

P/01/02130/F 12/10/2001 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

378.0 N Cranwood, Sandy Lane,
Kingswood, Tadworth,

Surrey, KT20 6NL

P/08/00311/O
UT

25/02/2008 House House Extn
(Exact)

Outline
Planning
Granted

Not
sho
wn

380.0 NE Hollyhurst, Sandy Lane,
Kingswood, Tadworth,

Surrey, KT20 6NE

P/06/00964/F 19/05/2006 Single Storey
Rear

Extension

House Extn
(Exact)

Detailed
Planning
Granted

Not
sho
wn

381.0 N 5 Walnut Drive, Kingswood,
Tadworth, Surrey, KT20

6QX

P/04/02071/F 21/09/2004 Loft
Conversion

House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

387.0 N Green Banks, Eyhurst
Close, Kingswood,

Tadworth, Surrey, KT20
6NR

P/07/02237/F 01/11/2007 House House Extn
(Exact)

Detailed
Planning
Granted

Not
sho
wn

392.0 N 2 Walnut Drive, Kingswood,
Tadworth, Surrey, KT20

6QX

P/07/01827/F 19/10/2007 Domestic
Conservatory

House Extn
(Exact)

Detailed
Planning
Granted

Not
sho
wn

392.0 N 2 Walnut Drive, Kingswood,
Tadworth, Surrey, KT20

6QX

03/225 11/02/2003 1/2 Storey
Extension

House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

392.0 N 2 Walnut Drive, Kingswood,
Tadworth, Surrey, KT20

6QX

02/2141 26/11/2002 1/2 Storey
Extension

House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

404.0 NW Kingswood House, Eyhurst
Close, Tadworth, Surrey,

KT20 6NR

P/03/02255/F 07/10/2003 Garage House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

404.0 NW Kingswood House, Eyhurst
Close, Kingswood,

Tadworth, Surrey, KT20
6NR

02/243 12/02/2002 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted

Not
sho
wn

404.0 NW Kingswood House, Eyhurst
Close, Kingswood,

Tadworth, Surrey, KT20
6NR

02/2048 29/10/2002 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted

Not
sho
wn

408.0 N Oakroyd, Eyhurst Close,
Kingswood, Tadworth,

Surrey, KT20 6NR

02/1009 11/06/2002 House
(Extension) &

Swimming
Pool

House Extn
(Exact)

Detailed
Planning

Submitted

Not
sho
wn

408.0 N Oakroyd, Eyhurst Close,
Kingswood, Tadworth,

Surrey, KT20 6NR

P/08/02134/F 29/10/2008 2 Houses House Extn
(Exact)

Detailed
Planning
Granted

Not
sho
wn

408.0 N Oakroyd, Eyhurst Close,
Kingswood, Tadworth,

Surrey, KT20 6NR

03/0196 04/02/2003 House
(Alterations)

House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

408.0 N Oakroyd, Eyhurst Close,
Kingswood, Tadworth,

Surrey, KT20 6NR

P/08/01663/F 14/08/2008 2 Houses House Extn
(Exact)

Detailed
Planning
Refused

Not
sho
wn

421.0 N Fairing , Warren Drive ,
Kingswood, Tadworth,

Surrey, KT20 6PT

P/03/01270/F 22/07/2003 House
(Outline)

House Extn
(Proximity)

Detailed
Planning

Submitted
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Not
sho
wn

421.0 N Bramble Copse, Warren
Drive, Kingswood,

Tadworth, Surrey, KT20 6PX

P0401350F 22/06/2004 Domestic
Conservatory

House Extn
(Proximity)

Detailed
Planning

Submitted
Not
sho
wn

421.0 N Fairing, Warren Drive,
Kingswood, Tadworth,

Surrey, KT20 6PT

P0400236F 30/03/2004 House House Extn
(Proximity)

Detailed
Planning

Submitted
Not
sho
wn

421.0 N Bramble Copse, Warren
Drive, Kingswood,

Tadworth, Surrey, KT20 6PX

02/2123 05/11/2002 House House Extn
(Proximity)

Detailed
Planning

Submitted
Not
sho
wn

421.0 N Fairing, Warren Drive,
Kingswood, Tadworth,

Surrey, KT20 6PT

P/05/00460/F 11/03/2005 House
(Extension)

House Extn
(Proximity)

Detailed
Planning

Submitted
Not
sho
wn

421.0 N Fairing, Warren Drive,
Kingswood, Tadworth,

Surrey, KT20 6PT

P/05/02211/F 03/11/2005 House
(Extension)

House Extn
(Proximity)

Detailed
Planning

Submitted
Not
sho
wn

421.0 N Bramble Copse, Warren
Drive, Kingswood,

Tadworth, Surrey, KT20 6PX

03/718 08/04/2003 House House Extn
(Proximity)

Detailed
Planning

Submitted
Not
sho
wn

428.0 NW Sheridan & Avalon,
Woodland Way, Kingswood,

Tadworth, Surrey, KT20
6NW

P/08/01015/F 30/05/2008 2 Houses House Extn
(Exact)

Detailed
Planning
Granted

Not
sho
wn

428.0 N 3 Warren Cottages,
Woodland Way, Kingswood,

Tadworth, Surrey, KT20
6NN

02/1590 10/09/2002 2 Storey
House

(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted

Not
sho
wn

438.0 NE Meadowcroft, Sandy Lane,
Kingswood, Tadworth,

Surrey, KT20 6NQ

02/879 21/05/2002 House House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

438.0 NE Meadowcroft, Sandy Lane,
Kingswood, Tadworth,

Surrey, KT20 6NQ

00P/1518 13/09/2000 House House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

441.0 S High Bank, Brighton Road,
Tadworth, Surrey, KT20

6UL

02/2490 07/01/2003 1/2 Storey
Extension

House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

441.0 N Elm House, 5 Hemlock
Close, Kingswood,

Tadworth, Surrey, KT20
6QW

P/07/01837/F 11/09/2007 Garage House Extn
(Exact)

Detailed
Planning
Granted

Not
sho
wn

441.0 N Elm House, 5 Hemlock
Close, Kingswood,

Tadworth, Surrey, KT20
6QW

P/07/01359/F 28/06/2007 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted

Not
sho
wn

441.0 N Elm House, 5 Hemlock
Close, Kingswood,

Tadworth, Surrey, KT20
6QW

P/07/01488/F 26/07/2007 Domestic
Conservatory

House Extn
(Exact)

Detailed
Planning
Granted

Not
sho
wn

441.0 N Elm House, 5 Hemlock
Close, Kingswood,

Tadworth, Surrey, KT20
6QW

P/07/02116/F 20/11/2007 Flats
(Conversion)

House Extn
(Exact)

Detailed
Planning
Granted

Not
sho
wn

441.0 N Willow Lodge, Woodland
Way, Kingswood, Tadworth,

Surrey, KT20 6NN

P/05/01900/F 23/08/2005 Garage House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

441.0 N Willow Lodge, Woodland
Way, Kingswood, Tadworth,

Surrey, KT20 6NN

P/05/01006/F 29/04/2005 Double
Garage

House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

441.0 N Willow Lodge, Woodland
Way, Kingswood, Tadworth,

Surrey, KT20 6NN

02/1505 13/08/2002 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

441.0 N Willow Lodge, Woodland
Way, Kingswood, Tadworth,

Surrey, KT20 6NN

P/07/01301/F 21/06/2007 Garage House Extn
(Exact)

Detailed
Planning
Granted

Not
sho
wn

454.0 N Forres, Eyhurst Close,
Kingswood, Tadworth,

Surrey, KT20 6NR

09/01844/HH
OLD

17/12/2009 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

472.0 NE Green Mantle, Sandy Lane,
Kingswood, Tadworth,

Surrey, KT20 6NQ

10/00057/F 16/02/2010 House House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

481.0 N Hazelbirch, Woodland Way,
Kingswood, Tadworth,

Surrey, KT20 6NN

02/1716 10/09/2002 Single Storey
Rear

Extension

House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

481.0 N Hazlebirch, Woodland Way,
Kingswood, Tadworth,

Surrey, KT20 6NN

00P/0874 31/05/2000 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

481.0 N Hazelbirch, Woodland Way,
Kingswood, Tadworth,

Surrey, KT20 6NN

P/01/00693/F 04/05/2001 House
(Extension)

House Extn
(Exact)

Detailed
Planning

Submitted

Report Reference: Chase_763133 Brought to you by GroundSure
If you would like any further assistance regarding this report then please contact
GroundSure on (T) 08444 159000, [F] 01273 763569, email: info@groundsure.com Page 12 



Not
sho
wn

497.0 NE Little Copse, Sandy Lane,
Kingswood, Tadworth,

Surrey, KT20 6NQ

P/06/00795/F 27/04/2006 Domestic
Conservatory

House Extn
(Proximity)

Detailed
Planning

Submitted
Not
sho
wn

499.0 NW Compass House, Woodland
Way, Kingswood, Tadworth,

Surrey, KT20 6NW

P/09/01807/F 27/11/2009 House House Extn
(Exact)

Detailed
Planning

Submitted

2.2 Planning Applications - Projects

The following records within 500m have been found within this search.  Those within and around a 250m buffer are
represented as points on the Planning Applications & Mobile Masts map. For more information on these applications
please see the Additional Information – Projects section below.

ID Distance [m] Direction Address Application
Reference

Application
Date

Category Accuracy Status

146A 23.0 NW Wood Reeves Cottage,
Brighton Road, Tadworth,

Surrey, KT20 6QR

P/04/02276/F 04/10/2004 Telecommuni
cations

(Alterations)

Projects
(Exact)

Detailed
Planning
Refused

147A 23.0 NW Wood Reeves Cottage,
Brighton Road, Tadworth,

Surrey, KT20 6QR

P/05/00336/F 14/03/2005 Grage &
Stable Blockq

Projects
(Exact)

Detailed
Planning

Withdrawn
148 36.0 S Chipstead Lane,

Ruthrieston, Tadworth,
Surrey, KT20 6R

03/2757 28/11/2003 44 Houses Projects
(Proximity)

Outline
Planning
Refused

149A
C

61.0 S Orchard Bungalow,
Beechen Lane, Lower
Kingswood, Tadworth,

Surrey, KT20 6RY

P/06/01149/F 26/06/2006 5 Houses Projects
(Exact)

Detailed
Planning
Refused

150A
C

61.0 S Orchard Bungalow,
Beechen Lane, Tadworth,

Surrey, KT20 6RY

P/04/02097/O
UT

04/10/2004 3 Houses Projects
(Exact)

Outline
Planning
Refused

151I 81.0 N Blue Haze, Eyhurst Spur,
Kingswood, Tadworth,

Surrey, KT20 6NS

P/05/00114/F 08/02/2005 3 Houses Projects
(Proximity)

Detailed
Planning

Withdrawn
152I 81.0 N Blue Haze, Eyhurst Spur,

Kingswood, Tadworth,
Surrey, KT20 6NS

P/05/00120/F 08/02/2005 5 Houses Projects
(Proximity)

Detailed
Planning

Withdrawn
153I 81.0 N Blue Haze & High Thicket,

Eyhurst Spur, Kingswood,
Tadworth, Surrey, KT20 6NS

P/06/00150/F 27/01/2006 4 Houses Projects
(Proximity)

Detailed
Planning
Granted

154I 81.0 N Blue Haze, Eyhurst Spur,
Tadworth, Surrey, KT20 6NS

P/05/01008/F 29/04/2005 5 Houses Projects
(Proximity)

Detailed
Planning
Refused

155I 81.0 N Blue Haze, Eyhurst Spur,
Tadworth, Surrey, KT20 6NS

P/05/01010/F 28/04/2005 3 Houses Projects
(Proximity)

Detailed
Planning
Refused

156 87.0 W Horseshoe Lodge, Brighton
Road, Lower Kingswood,

Tadworth, Surrey, KT20 6QZ

03/2608 17/11/2003 23 Houses Projects
(Exact)

Detailed
Planning
Refused

157 100.0 E Bee Haven Farm, Chipstead
Lane, Lower Kingswood,
Tadworth, Surrey, KT20

6RH

P/07/01721/A
GD

10/09/2007 Agricultural
Storage
Building

Projects
(Exact)

Detailed
Planning
Granted

158O 105.0 N Duart, Eyhurst Spur,
Kingswood, Tadworth,

Surrey, KT20 6NS

00P/1132 05/07/2000 House Projects
(Proximity)

Detailed
Planning

Submitted
159 123.0 W Mayfields, Brighton Road,

Tadworth, Surrey, KT20 6QZ
P/01/00492/F 13/04/2001 5 Dwellings

(Conversion/E
xtension)

Projects
(Proximity)

Detailed
Planning

Submitted
160 126.0 W Clocktower Stables,

Brighton Road, Kingswood,
Tadworth, Surrey, KT20 6QZ

P/06/01644/F 25/08/2006 10 Flats
(Conversion)

Projects
(Exact)

Detailed
Planning
Refused

161Y 215.0 N Maple Lodge, Eyhurst
Close, Kingswood,

Tadworth, Surrey, KT20
6NR

P/06/01957/F 10/10/2006 3 Houses Projects
(Proximity)

Detailed
Planning
Granted

162 249.0 N Kingswood Court, Warren
Lodge Drive, Kingswood,
Tadworth, Surrey, KT20

6QN

P/05/02194/F 04/10/2005 Care Home
(Extension)

Projects
(Exact)

Detailed
Planning
Granted

163 286.0 NW Maple Lodge, Eyhurst
Close, Kingswood,

Tadworth, Surrey, KT20
6NR

10/00187/F 17/02/2010 3 Houses Projects
(Proximity)

Detailed
Planning

Submitted
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Not
sho
wn

295.0 E Kenwood, Chipstead Lane,
Lower Kingswood,

Tadworth, Surrey, KT20 6RL

00P/0095/01 05/04/2000 Agricultural
Building

Projects
(Exact)

Approval of
Reserved
Matters
Granted

Not
sho
wn

339.0 N Kingswood Court Nursing
Home, Warren Lodge Drive,

Kingswood, Tadworth,
Surrey, KT20 6QN

02/2513 &
LBC

14/01/2003 Nursing Home
(Extension)

Projects
(Proximity)

Detailed
Planning
Granted

Not
sho
wn

400.0 SE Windmill Court Kingswood
Field, Millfield Lane, Lower

Kingswood, Tadworth,
Surrey, KT20 6RP

P/05/02577/F 28/11/2005 Pedestrian
Entrances

(Alterations)

Projects
(Proximity)

Detailed
Planning
Granted

Not
sho
wn

427.0 NE Kingswood Golf Club, Sandy
Lane, Kingswood,

Tadworth, Surrey, KT20 6NE

02/1004 31/05/2002 Telecoms
Mast

Projects
(Exact)

Detailed
Planning

Submitted
Not
sho
wn

427.0 NE Kingswood Golf Club, Sandy
Lane, (Doug McClelland

Golf Stores L, Kingswood,
Tadworth, Surrey, KT20 6NE

P/06/00404/F 10/03/2006 Carpark Projects
(Exact)

Detailed
Planning
Granted

Not
sho
wn

443.0 NE The Courtyard, Sandy Lane,
Kingswood, Tadworth,

Surrey, KT20 6NE

P/04/02599/F 24/11/2004 Light
Industrial

(Conversion)

Projects
(Exact)

Detailed
Planning

Withdrawn
Not
sho
wn

443.0 NE Kingswood Golf & Country
Club, Sandy Lane,

Kingswood, Tadworth,
Surrey, KT20 6NE

P/07/00853/F 25/04/2007 Squash
Courts &
Changing

Rooms

Projects
(Proximity)

Detailed
Planning
Granted

Not
sho
wn

443.0 NE Sandy Lane, Kingswood,
Tadworth, Surrey, KT20 6NE

04/477 25/02/2004 Golf
Clubhouse/Co

untry Club

Projects
(Proximity)

Detailed
Planning
Refused

Not
sho
wn

497.0 NE Kingswood Golf & Country
Club, Sandy Lane,

Kingswood, Tadworth,
Surrey, KT20 6NE

P/05/01331/T
ED

20/06/2005 Telecommuni
cations

Projects
(Proximity)

Detailed
Planning
Refused

Not
sho
wn

497.0 NE Kingswood Golf And
Country Clu, Sandy Lane,

Kingswood, Tadworth,
Surrey, KT20 6NE

P/08/02170/F 25/11/2008 Club
(Extension/Alt

erations)

Projects
(Proximity)

Detailed
Planning

Withdrawn

Additional Information - Projects
The following additional information is available for those Applications contained in the Projects section above. Please
note that where NA appears this indicates that no additional information is available .

ID Distance [m] Direction Description (where available) Comments (where available)
146
A

23.0 NW NA An application (ref: P/04/02276/F) for Detailed
Planning permission was refused by Reigate &

Banstead B.C. on 5th November 2004.
147
A

23.0 NW Scheme comprises demoliton of garage block and
replacement by new garaging with first floor

accommodation ancillary to adjoining cattery. Demolitino
of rebuilding of one stable block and refurbishment of

second stables.

An application (ref: P/05/00336/F) for Detailed
Planning permission was withdrawn from
Reigate & Banstead B.C. on 7th April 2005.

148 36.0 S Scheme comprises construction of 8-two bedroom, 24-
three bedroom and 5-four bedroom houses with garages.

Associated works include access, sewer systems,
infrastructure, cable laying, enabling and landscaping

works.

An application (ref: 03/2757) for Outline Planning
permission was refused by Reigate & Banstead

B.C. on 27th February 2004.

149
AC

61.0 S Scheme comprises demolition of bungalow and
construction of 5 detached houses and garages.

An application (ref: P/06/01149/F) for detailed
planning permission was refused by Reigate &

Banstead B.C.
150
AC

61.0 S Scheme comprises development to provide 3 three-bed
link detached houses within garden of orchard bungalow.

An application (ref: P/04/02097/OUT) for Outline
Planning permission was refused by Reigate &

Banstead B.C. on 16th November 2004.
151I 81.0 N Scheme comprises construction of three hoses following

demolition of house.
An application (ref: P/05/00114/F) for Detailed

Planning permission was withdrawn from
Reigate & Banstead B.C. on 24th March 2005.

152I 81.0 N Scheme comprises construction of five detached houses
following demolition of two houses.

An application (ref: P/05/00120/F) for Detailed
Planning permission was withdrawn from

Reigate & Banstead B.C. on 24th March 2005.
153I 81.0 N Scheme comprises construction of 4 detached houses

replacing two houses.
An application (ref: P/06/00150/F) for Detailed
Planning permission was granted by Reigate &

Banstead B.C. on 13th June 2006.
154I 81.0 N Scheme comprises proposed construction of five

detached houses replacing two houses.
An application (ref: P/05/01008/F) for Detailed
Planning permission was refused by Reigate &

Banstead B.C. on 24th June 2005.
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155I 81.0 N Scheme comprises proposed construction of three
houses following demolition of house.

An application (ref: P/05/01010/F) for Detailed
Planning permission was refused by Reigate &

Banstead B.C. on 23rd June 2005.
156 87.0 W Scheme comprises demolition of existing buildings and

construction of 23-three bedroom houses in a mix of
private and affordable units. Includes 24 surface parking

spaces, access and landscaping works.

An application (ref: 03/2608) for Detailed
Planning permission was refused by Reigate &

Banstead B.C. on 17th December 2003.

157 100.0 E Scheme comprises construction of a single storey
agricultural building to be used for storage and
processing honey, apples, apple juice from farm

orchards.

An application (ref: P/07/01721/AGD) for detailed
planning permission was granted by Reigate &

Banstead B.C.

158
O

105.0 N Demolish house, erect two detached houses with garages An application (ref: 00P/1132) for Detailed
Planning permission was submitted to Reigate &

Banstead B.C. on 5th July 2000.
159 123.0 W Two storey extension and conversion into 5 residential

units and construction of retaining wall to create car park
for 8 cars.

An application (ref: P/01/00492/F) for Detailed
Planning permission was submitted to Reigate &

Banstead B.C. on 13th April 2001.
160 126.0 W Scheme comprises conversion of buildings to provide 7

two bedroom and 3 one bedroom residential flats with
associated parking, sewer systems and landscaping.

An application (ref: P/06/01644/F) for detailed
planning permission was refused by Reigate &

Banstead B.C.
161

Y
215.0 N Scheme comprises demolition of house and construction

of 3 detached houses.
An application (ref: P/06/01957/F) for detailed
planning permission was granted by Reigate &

Banstead B.C.
162 249.0 N Scheme comprises proposed 15 bedroom extension to

care home.
An application (ref: P/05/02194/F) for Detailed
Planning permission was granted by Reigate &

Banstead B.C. on 29th November 2005.
163 286.0 NW Scheme comprises demolition of house and construction

of 3 detached houses and attached triple garage with
associated access road and landscaping.

An application (ref: 10/00187/F) for detailed
planning permission was submitted to Reigate &

Banstead B.C.
Not
sho
wn

295.0 E Construction of agricultural barn. NA

Not
sho
wn

339.0 N Scheme comprises partial demolition and construction of
a new two-storey extension of 656 sqm to form 14 en-

suite bedrooms, with upgraded laundry and refuse
facilities. Includes 1 eight-person passenger lift,

bathrooms, sluices, sitting room and dayroom. Also
included are access road, site services, enabling works

and landscaping.

An application (ref: 02/2513 & LBC) for Detailed
Planning permission was granted by Reigate &

Banstead B.C.

Not
sho
wn

400.0 SE Scheme comprises construction of 2 glazed entrance
canopies to pedestrian entrances.

An application (ref: P/05/02577/F) for detailed
planning permission was granted by Reigate &

Banstead B.C.
Not
sho
wn

427.0 NE Scheme comprises 15 metre mast and equipment. An application (ref: 02/1004) for Detailed
Planning permission was submitted to Reigate &

Banstead B.C. on 31st May 2002.
Not
sho
wn

427.0 NE Scheme comprises provision of car park entry walling. An application (ref: P/06/00404/F) for Detailed
Planning permission was granted by Reigate &

Banstead B.C. on 5th May 2006.
Not
sho
wn

443.0 NE Scheme comprises use of premises for B1 purposes. An application (ref: P/04/02599/F) for Detailed
Planning permission was withdrawn from

Reigate & Banstead B.C. on 6th January 2004.
Not
sho
wn

443.0 NE Scheme comprises construction of mansard roof
surround to squash courts and changing rooms.

An application (ref: P/07/00853/F) for detailed
planning permission was granted by Reigate &

Banstead B.C.
Not
sho
wn

443.0 NE Scheme comprises demolition of building of 940 sqm and
construction of a 2/3 storey replacement building of 1,015

sqm to form indoor 12.5m x 7.5m swimming pool, spa,
changing rooms, reception area, passenger lift, office,
golf pro shop, lounge,gymnasium, studio and related

areas. This will include site services and service
engineering.

An application (ref: 04/477) for Detailed Planning
permission was refused by Reigate & Banstead

B.C.

Not
sho
wn

497.0 NE NA An application (ref: P/05/01331/TED) for detailed
planning permission was refused by Reigate &

Banstead B.C.
Not
sho
wn

497.0 NE Scheme comprises construction of two storey infill
extension, single storey infill extension, and alterations to

provide mansard roofs.

An application (ref: P/08/02170/F) for detailed
planning permission was withdrawn from

Reigate & Banstead B.C.

2.3 Mobile Transmitter Locations
 

The following records within 500m have been found within this search. Those within and around a 250m buffer are
represented as points on the Planning Applications & Mobile Masts map:

ID Distance [m] Direction Max Licensed
Power

Transmitter
Power

Frequency
Range

Operator Height
(m)

Transmission
Type

1 0.0 On Site 32 24.8 900 MHz Vodafone 15.0 GSM
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2 0.0 N 32 26.4 1800 MHz Orange 15.0 GSM

2.4 Existing and potential OfCom Telecommunication Mast Locations
OfCom telecommunication base station and mast data, which details the height and location of all masts over 30 in
height or with a power level exceeding 17dBW.

The following records within 500m have been found within this search. Those within and around a 250m buffer  are
represented as points on the Planning Applications & Mobile Masts map:

ID Distance [m] Direction OfCom Reference Base Height Mast Height
174 0.0 On Site V(P)6024 160.0 185.0
175 0.0 On Site X(P)8099 148.0 166.0
176 377.0 NW W(P)1476 168.0 182.0
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Designated Environmentally Sensitive Sites

Presence of Designated Environmentally Sensitive Sites within 500m of the study site? No

Records of Sites of Special Scientific Interest (SSSI) within 500m of the study site: 0

Database searched and no data found.

Records of National Nature Reserves (NNR) within 500m of the study site: 0

Database searched and no data found.

Records of Special Areas of Conservation (SAC) within 500m of the study site: 0

Database searched and no data found.

Records of Special Protection Areas (SPA) within 500m of the study site: 0

Database searched and no data found.

Records of Ramsar sites within 500m of the study site: 0

Database searched and no data found.

Records of Local Nature Reserves (LNR) within 500m of the study site: 0

Database searched and no data found.

Records of World Heritage Sites within 500m of the study site: 0

Database searched and no data found.

Records of Environmentally Sensitive Areas within 500m of the study site: 0

Database searched and no data found.

Records of Areas of Outstanding Natural Beauty (AONB) within 500m of the study site: 0

Database searched and no data found.

Records of National Parks (NP) within 500m of the study site: 0

Database searched and no data found.

Records of Nitrate Sensitive Areas within 500m of the study site: 0

Database searched and no data found.

Report Reference: Chase_763133 Brought to you by GroundSure
If you would like any further assistance regarding this report then please contact
GroundSure on (T) 08444 159000, [F] 01273 763569, email: info@groundsure.com Page 18 



Local Information Map
NW

▲
N NE

◄W E►

SW S
▼

SE

         Local Information Legend Crown Copyright. All Rights Reserved
Licence Number: 100035207
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Local Information Data
Farming
Database of Animal breeders, Bee Keepers and Poultry farming searched and no data found within 500m.

Entertainment
Database of Amusement Arcades, Bingo Halls, Theatre and Concert Halls, Casinos, Cinemas, Social Clubs
and Conference Centres searched and no data found within 250m.

Sport and Fitness

The following records within 500m have been found within this search. Those within and around a 250m buffer are
represented as points on the Local Information map.

ID Distance [m] Direction Class Description Address
1 376.0 SE Sports Grounds, Stadia and Pitches Sports Ground -

2 453.0 NE Golf Ranges, Courses and Clubs Kingswood Golf &
Country Club

Sandy Lane, Kingswood, Tadworth,
KT20 6NE

Animal Welfare
Database of  Kennels  And  Catteries,  Animal  Grooming,  Dog Training,  Veterinarians,  Pet  Cemeteries  and
Equestrian Centres searched and no data found within 250m.

Accommodation
Database of Campsites, Hotels and Hostels searched and no data found within 250m.

Eating and Drinking

There are 1 Eating and Drinking establishments within 150m of this search.

The following records within 150m have been found within this search. These records are not displayed on mapping.

Distance [m] Direction Class Description Address
130.0 S Restaurants Unspecified Adesso Restaurants

Ltd
70, Beechen Lane, Lower Kingswood,

Tadworth, KT20 6RU

Attractions
Database of Zoos, Theme Parks and Viewpoints searched and no data found within 1000m.

Historical and Cultural

The following records within 1000m have been found within this search Archaeological Sites and Historic Structures.
These records are not displayed on mapping.

Distance [m] Direction Class Description Address
496.0 NW Historic and Ceremonial Structures Lych Gate -

503.0 NW Historic and Ceremonial Structures War Memorial -

874.0 W Archaeological Sites Enclosures -
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Retail
Database of Butchers, Bakers, Fishmongers, Grocers, Supermarkets, Markets, Shopping Centres and
Storage searched and no data found within 250m.

Vehicle Services
Database of New and Second-hand Vehicles and Vehicle Auctions searched and no data found within 250m.

Cash Machines

The following records within 500m have been found within this search. These records are not displayed on mapping.

Distance [m] Direction Class Description Address
303.0 SE Cash Machines Cash Machine

(Barclays Bank plc)
Kingswood Place, Millfield Lane,

Tadworth, Surrey, KT20 6RB

Nightclubs
Database searched and no data found within 250m.
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Local Infrastructure Data
Emergency Services
Database searched and no data found within 250m.

Playgrounds and Picnic Areas

The following records within 500m have been found within this search.  Those within and around a 250m buffer are
represented as points on the Local Infrastructure map.

ID Distance [m] Direction Class Description Address
1 44.0 SE Playgrounds Playground -

Transport
Database of transport related features searched and no data found within 500m.

Prisons
Database searched and no data found within 1000m.

Utilities

The following records within 250m have been found within this search of Electrical Features, Sewage & Refuse Disposal
Facilities and Water Pumping Stations.  These records are not displayed on mapping.

Distance [m] Direction Class Description Address
59.0 N Electrical Features Electricity Sub

Station
-

Public Facilities
Database of Allotments, Cemeteries and Crematoria, Community Centres, Libraries, Public Toilets and Post
Offices searched and no data found within 250m.

Hospitals
Database searched and no data found within 2000m.

Watercourse Features
Database of Moorings, Locks, Weirs, Sluices and Dams searched and no data found within 500m.

Recycling Services
Database searched and no data found within 250m.

Local Authority Data – Council Tax Bands

The following Council Tax band information is available for the Local Authority:

All figures are in £s

Local Authority Band A Band B Band C Band D Band E Band F Band G Band H
Reigate and

Banstead
District

910.35 1062.07 1213.8 1365.52 1668.97 1972.42 2275.87 2731.04
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Police Force

The following local policing information is available for your search area:

Police Force Crime and Disorder Reduction Partnership (CDRP) Population figures (thousands) Household figures (thousands)
Surrey Reigate and Banstead 126.896 53.0

Further Information relating to your local police force and their contact details can be found here: http://www.police.uk/

Police Stations

The following Police Stations have been identified within 5000m of your search location:

Distance (m) Direction Police Station Address

2050.0 W Police Training Centre St. Cross, Sandlands Grove, Walton On The Hill, Tadworth, KT20 7UY

4793.0 N Banstead Police Station 168, High Street, Banstead, SM7 2NZ
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Education
Education Information
The state education system in the UK incorporates a 'Key Stage' system. Each Key Stage corresponds to the
level of educational knowledge expected of students at various ages.

The Key Stages are shown below:

Key Stage Child Age Educational Year Additional Notes

Key Stage 0 3-5 years old Reception years Nursery School. Also called "Foundation Stage"

Key Stage 1 5-7 years old Years 1 to 2 Infant School

Key Stage 2 7-11 years old Years 3 to 6 Junior School

Key Stage 3 11-14 years old Years 7 to 9 Lower Senior School

Key Stage 4 14-16 years old Years 10 to 11 Upper Senior School. Typically GCSE examination level.

Key Stage 5 16-18 years old Years 12 to 13
Sixth Form School/College. Typically A-Level, AS-Level,

NVQ or HND examination level.

Key Stage educational achievement targets for the various subjects studied at each level are set out in the
'National Curriculum' syllabus.

The Department for Education and Skills is responsible for the UK education system. More information on
the department and their services can be viewed here: www.dfes.gov.uk

You can contact the Department via info@dfes.gsi.gov.uk,call 0870 000 2288, fax to 01928 794248 or write to:
Department for Education and Skills, Sanctuary Buildings, Great Smith Street, London, SW1P 3BT.

Nursery Schools – Key Stage 0

The following records within 2000m have been found within this search. These records are not displayed on mapping.
No Institution performance data is available for Key Stage 0.

Distance[m] Direction Nursery School Address

39.0 S Lower Kingswood Nursery 26, Chipstead Lane, Tadworth, KT20 6RE

977.0 NW Little Green Hut Nursery Dorking Road, Tadworth, KT20 5SA

1499.0 N Kingswood Pre School Waterhouse Lane, Kingswood, Tadworth, KT20 6EB

1613.0 NW Tadworth Village Playgroup Station Approach, Tadworth, KT20 5AH

1642.0 NW Buffer Bear at the Childrens Trust Tadworth Court, Tadworth, KT20 5RU

1782.0 NW St Johns Nursery School Presbytery 59, The Avenue, Tadworth, KT20 5DB

Infant Schools – Key Stage 1

The following records within 2000m have been found within this search. These records are not displayed on mapping.
No Institution performance data is available for Key Stage 1.
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Distance[m] Direction Infant School Address

1421.0 S Kingswood Primary School Buckland Road, Lower Kingswood, Tadworth, KT20 7EA

1437.0 NW Tadworth Primary School Heathcote, Tadworth Park, Tadworth, KT20 5RR

1849.0 W Walton-On-The-Hill Primary School Walton Street, Tadworth, KT20 7RR

Junior Schools – Key Stage 2

The following records within 2000m have been found within this search. These records are not displayed on mapping.
Average results for England are shown in italics. No results data is published for Scotland and Wales. 

Distance[m] Direction Name Address

% of pupils
Level 4 or above (2007)

Aggregate 3 Core
Subjects

English

(80%)

Maths

(77%)

Science

(87%)

2007

 (245)

2006

(243)

2005

(242)

2004

(239)
1420.0 S Kingswood

Primary
School

Buckland Road,
Lower Kingswood,
Tadworth, Surrey,

KT20 7EA

86 100 95 282 275 229 270

1437.0 NW Tadworth
Primary
School

Heathcote,
Tadworth, Surrey,

KT20 5RR

76 74 84 234 235 271 270

Secondary Schools - Key Stage 3
Key Stage 3 Database searched to 2000m and no data found.

Secondary Schools - Key Stage 4
Key Stage 4 Database searched to 2000m and no data found.

Universities and Colleges - Locations
Database searched and no data found.

Universities and Colleges – League Tables
University League Tables Database searched and no data found.

University League Tables data is sourced from 'The Times' Newspaper.

Footnote: When shown within the data table the following factors will apply:

* Institution provided own data
** Data used from previous year. For the third year running, London Metropolitan refused to allow the release of data,
and so it does not appear in this table
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Additional Resources
 As part of your investigations and enquiries into your search property you may wish to consider investigating
the following additional resources to further inform your assessment:

Development Plans
The term 'Development Plan' describes the various planning policy documents which provide planning guidance. This
can be at a Regional, County, District/Borough or Unitary Authority level. These documents outline the Councils adopted
land  use  policies  and  proposals  and  contain  explanatory  text  and  detailed  maps  of  an  area,  showing  the  various
allocations or restrictions upon the land. www.planning-applications.co.uk/development%20plans.htm#what

Conservation Areas
In the UK the term Conservation Area applies to an area considered worthy of preservation or enhancement due to its
special architectural or historic interest. Properties within a conservation area will be subject to certain development
controls and restrictions as defined under the Planning (Listed Buildings and Conservation Areas) Act 1990 (Section 69
and 70). www.buildingconservation.com/articles/legislation/legislation.htm

Listed Buildings
A listed building is a building or structures officially designated as being of special architectural, historical or cultural
significance.  It  may  not  be  demolished,  extended  or  altered without  special  permission  being granted  by  the local
planning  authority.  Owners  of  listed  buildings  may  be  duty  bound  to  repair  and  maintain  the  building.  For  more
information and to find out about listed buildings in your area visit this website: www.english-heritage.org.uk

Tree Preservation Orders (TPOs)
TPOs protect important trees which have amenity value, prohibiting the cutting down, uprooting, topping, lopping, wilful
damage or wilful destruction of trees without the consent of the Local Authority. The maximum penalty for carrying out
works to TPO trees without consent is £20,000. For a guide to the law and best practice on Tree Preservation Orders visit
this website:www.communities.gov.uk/planningandbuilding/planning/treeshighhedges/trees

Open Access Land
The Countryside and Rights of Way Act of 2000 gives people new rights to freely walk on areas of open country and
registered  common  land. For  details  of  open  access  land  in  your  area  visit  this  website:
www.openaccess.gov.uk/S4/html/default.htm

Rights of Way
Public Footpaths, Bridleways and Rights of Way often cross private land. Rights of way have the same status in law as
any other highway, and so should be kept open and usable. To find the location of Rights of Way in your area visit this
website: www.ordnancesurvey.co.uk/oswebsite

The Land Registry/Registers of Scotland
The Land Registry  register  titles  to  land in England and Wales.  In Scotland this is undertaken by  the Registers of
Scotland. Their role is to record all dealings with registered land such as sales, mortgages, and legal proceedings. If you
wish to request or download copies of title information related to your property for a small fee visit these websites:
www.landreg.gov.uk www.ros.gov.uk

Property Price Information
Nethouseprices provide access to UK house prices in England, Scotland and Wales, as recorded by the Land Registry
(since April 2000) and the Registers of Scotland (since May 2000). To view the prices of properties sold in your area visit
this website: www.nethouseprices.com

Broadband Internet Access
Broadband is a high data-transmission rate internet connection. The standard technology in most areas is DSL, followed
by cable modem. In some areas, particularly remote areas of low population density, Broadband may not be available. To
check Broadband availability in your area visit this website: www.broadbandchecker.co.uk
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Contact Details
GroundSure Helpline
Telephone:  08444 159000
info@chaseconsulting.co.uk

Glenigan
41-47 Seabourne Road
Bournemouth BH5 2HU
Tel: 01202 432121

Ordnance Survey
Romsey Road
Southampton SO16 4GU
Tel: 08456 050505

Health Protection Agency
Chilton, Didcot, Oxon, OX11 0RQ
Tel: 01235 822622 www.hpa.org.uk/radiation

Environment Agency
Tel: 08708 506 506 
South East
Swift House - Frimley Business Park, Camberley,
Surrey, GU16 7SQ
Web: www.environment-agency.gov.uk
Email: enquiries@environment-agency.gov.uk   

Local Authority details
Reigate and Banstead Borough Council
Address: Reigate Town Hall, Castlefield Road, Reigate,
Surrey, RH2 OSH
Phone: 01737 276000
Fax: Not provided
Email: Not provided
Web: www.reigate-banstead.gov.uk

Get Mapping PLC
Virginia Villas, High Street, Hartley Witney,
Hampshire RG27 8NW
Tel: 01252 845444
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This report has been prepared in accordance with the GroundSure Ltd standard Terms and Conditions of business for work of this
nature.
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Standard Terms and Conditions
 

1       Definitions

         In these conditions unless the context otherwise requires:
        “Beneficiary” means the Client or the customer of the Client for whom the Client has procured the Services.
       "Commission" means an order for Consultancy Services submitted by a Client.
        “Consultancy Services” mean consultancy services provided by GroundSure including, without limitation, carrying out interpretation of third party and in-house environmental data, provision of
environmental consultancy advice, undertaking environmental audits and assessments, Site investigation, Site monitoring and related items.
        “Content”  means any data, database or other information contained in a Report or Mapping which is provided to GroundSure by a Data Provider.
        “Contract” means the contract between GroundSure and the Client for the performance of the Services which arises upon GroundSure's acceptance of an Order or Commission and which shall
incorporate these conditions, the relevant GroundSure User Guide, proposal by GroundSure and the content of any subsequent report, and any agreed amendments in accordance with condition 11 .
        “Client” means the party that submits an Order or Commission.
        “Data Provider” means any third party providing Content to GroundSure.
        “Data Report” means reports comprising factual data with no professional interpretation in respect of the level of likely risk and/or liability available from GroundSure.
        “GroundSure”  means GroundSure Limited, a company registered in England and Wales under number 03421028 and whose registered office is at Greater London House, Hampstead Road,
London NW1 7EJ.
        “Home Information Pack” means a combination of reports required when selling a residential property.
        “Intellectual Property” means any patent, copyright, design rights, service marks, moral rights, data protection rights, know-how, trade mark or any other intellectual property rights.
        “Mapping” an historical map or a combination of historical maps of various ages, time periods and scales available from GroundSure.
        “Order” means an order form submitted by the Client requiring Services from GroundSure in respect of a specified Site.
        “Order Website” means online platform via which Orders may be placed.
        “Report” means a Risk Screening Report or Data Report for commercial or residential property available from GroundSure relating to the Site prepared in accordance with the specifications set
out in the relevant User Guide.
        “Risk Screening Report”  means one of GroundSure’s risk screening reports such as GroundSure Homebuyers, GroundSure Home Environmental GroundSure SiteGuard, GroundSure Screening,
GroundSure Review, GroundSure Developer Review, or any other risk screening report available from GroundSure.
        “Services” means the provision of any Report, Mapping or Consultancy Services which GroundSure has agreed to carry out for the Client/Beneficiary on these terms and conditions in respect of
the Site.
       "Site" means the landsite in respect of which GroundSure provides the Services.
       "User Guide" means the relevant current version  of the user guide, available upon request from GroundSure.

2       Scope of Services

2.1   GroundSure agrees to carry out the Services in accordance with the Contract and to the extent set out therein.
2.2   GroundSure shall exercise all the reasonable skill, care and diligence to be expected of experienced environmental consultants in the performance of the Services.
2.3   The Client acknowledges that it has not relied on any statement or representation made by or on behalf of GroundSure which is not set out and expressly agreed in the Contract.
2.4  Terms and conditions appearing on a Client’s order form, printed stationery or other communication, including invoices, to GroundSure, its employees, servants, agents or other representatives
or any terms implied by custom, practice or course of dealing shall be of no effect and these terms and conditions shall prevail over all others.
2.5   In the event that a Client/Beneficiary opts to take out insurance in conjunction with or as a result of the Services, such insurance shall be subject solely to the terms of any policy issued to it in
that respect and GroundSure will have no liability therefore.
2.6    GroundSure's quotations/proposals are valid  for a period of 30 days only.  GroundSure reserves the right  to withdraw any quotation at any time before GroundSure accepts an Order or
Commission.  GroundSure's acceptance of an Order  or Commission shall be effective only where such acceptance is  in writing and signed by GroundSure's authorised representative or where
accepted via GroundSure’s Order Website.

3       The Client’s obligations

3.1   The Client shall be solely responsible for ensuring that the Report/Mapping ordered is appropriate and suitable for the Beneficiary’s needs.
3.2   The Client shall (or shall procure that the Beneficiary shall) supply to GroundSure as soon as practicable and without charge all information necessary and accurate relevant data including any
specific  and/or unusual  environmental information relating to the Site  known to the Client/Beneficiary which may pertain to the Services and shall  give such assistance as GroundSure shall
reasonably require in the performance of the Services (including, without limitation, access to a Site, facilities and equipment as agreed in the Contract).
3.3   Where Client/Beneficiary approval or decision is required, such approval or decision shall be given or procured in reasonable time as not to delay or disrupt the performance of any other part of
the Services.
3.4   The Client shall not and shall not knowingly permit the Beneficiary to, save as expressly permitted by these terms and conditions, re-sell, alter, add to, amend or use out of context the content of
any Report, Mapping or, in respect of any Services, information given by GroundSure. For the avoidance of doubt, the Client and Beneficiary may make the Report, Mapping or GroundSure’s findings
available to a third party, but such third party cannot rely on the same unless expressly permitted under condition 4.
3.5    The Client is responsible for maintaining the confidentiality of its user name and password if using GroundSure’s internet ordering service and accepts responsibility for all activity that occurs
under such account and password.

4       Reliance

4.1   Upon full payment of all relevant fees and subject to the provisions of these terms and conditions, the Client and Beneficiary are granted an irrevocable royalty-free licence to use the information
contained in the Report, Mapping or in a report prepared by GroundSure in respect of or arising out of the Consultancy Services. The Services may only be used for the benefit of the Client and those
persons listed in conditions 4.2 and 4.3.
4.2   In relation to Data Reports, Mapping and Risk Screening Reports, the Client shall be entitled to make Reports available to (i) the  Beneficiary, (ii) the Beneficiary's professional advisers, (iii) any
person providing funding to the Beneficiary in relation to the Site (whether directly or as part of a lending syndicate), (iv) the first purchaser or first tenant of the Site (v) the professional advisers and
lenders of the first purchaser or tenant of the Site. For the avoidance of doubt, such persons shall include any entity necessary under the Housing Act 2004 (as amended).  Accordingly GroundSure
shall have the same duties and obligations to those persons in respect of the Services as it has to the Client and those persons shall have the benefit of any of the Client's rights under the Contract as
if those persons were parties to the Contract.  For the avoidance of doubt, the limitations of GroundSure's liability as set out in condition 7 shall apply.
4.3   In relation to Consultancy Services, reliance shall be limited to the Client, Beneficiary and named parties on the Report.
4.4   Save as set out in conditions 4.2 and 4.3 and unless otherwise agreed in writing with GroundSure, any other party considering the information supplied by GroundSure as part of the Services,
including (but not limited to) insurance underwriters, does so at their own risk and GroundSure has no legal obligations to such party unless otherwise agreed in writing.
4.5    The Client shall  not and shall  not knowingly permit any person (including the Beneficiary)  who is provided with a copy of any Report shall  not except as permitted herein or by separate
agreement with GroundSure: (a) remove, suppress or modify any trade mark, copyright or other proprietary marking from the Report or Mapping; (b) create any product which is derived directly or
indirectly from the data contained in the Report or Mapping; (c) combine the Report or Mapping with, or incorporate the Report or Mapping into any other information data or service; or (d) re-format
or otherwise change (whether by modification, addition or enhancement) data or images contained in the Report or Mapping.
4.6    Notwithstanding condition 4.5, if  the Client  acts in a professional  capacity,  it  may make reasonable use of  a Report and/or findings made as a result  of Consultancy  Services  to advise
Beneficiaries.  However, GroundSure shall have no liability in respect of any opinion or report given to such Beneficiaries by the Client or a third party.

5       Fees and Disbursements

5.1   GroundSure shall charge the Client fees at the rate and frequency specified in the Contract together, in the case of Consultancy Services, with all proper disbursements incurred by GroundSure
in performing the Services. For the avoidance of doubt, the fees payable for the Services are as set out in GroundSure's written proposal, Order Website or Order acknowledgement form. The Client
shall in addition pay all value added tax or other tax payable on such fees and disbursements in relation to the provision of the Services.  
5.2   Unless GroundSure requires prepayment, the Client shall promptly pay all fees disbursements and other monies due to GroundSure in full without deduction, counterclaim or set off together
with such value added tax or other tax as may be required within 30 days from the date of GroundSure’s invoice or such other period as may be agreed in writing between GroundSure and the Client
("Payment Date"). GroundSure reserves the right to charge interest which shall accrue on a daily basis from 30 days after the date of Payment Date until the date of payment (whether before or after
judgement) at the rate of five per cent per annum above the Bank of England base rate from time to time.
5.3   In the event that the Client disputes the amount payable in respect of GroundSure’s invoice it shall notify GroundSure no later than 28 days after the date thereof that it is in dispute. In default of
such notification the Client shall be deemed to have agreed the amount thereof. As soon as reasonably practicable following receipt of a notification in respect of any disputed invoice, a member of
the management team at GroundSure shall contact the Client and the parties shall use all reasonable endeavours to resolve the dispute.

6       Intellectual Property

6.1  Subject to the provisions of condition 4.1, the Client and the Beneficiary hereby acknowledge that all Intellectual Property in the Services are and shall remain owned by either GroundSure or the
Data Providers and nothing in these terms purports to transfer or assign any rights to the Client or the Beneficiary in respect of the Intellectual Property.
6.2   The Client shall acknowledge the ownership of the Content where such Content is incorporated or used in the Client's own documents, reports, systems or services whether or not these are
supplied to a third party.  
6.3   Data Providers may enforce any breach of  condition 6.1 against the Client or Beneficiary.

7.        Liability
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7.1   Nothing in these terms and conditions shall limit GroundSure’s liability for causing death or personal injury through negligence or wilful default.
7.2   Save as otherwise set out in these conditions, any information provided by one party ("Disclosing party") to the other party ("Receiving Party") shall be treated as confidential except so far as
authorised by the Disclosing Party to provide such information in whole or in part to a third party.
7.3   Nothing in these conditions shall affect the statutory rights of a consumer under the applicable consumer protection legislation from time to time.
7.4   In relation to Data Reports, Mapping and Risk Screening Reports, GroundSure's liability under the Contract shall cease upon the expiry of six years from the date when the Beneficiary became
aware that it may have a claim against GroundSure in respect of the Services provided always that there shall be no liability at the expiration of twelve years from the completion of the Contract. For
the avoidance of doubt, any claims in respect of which proceedings are notified to GroundSure in writing prior to the expiry of the time periods referred to in this clause shall survive the expiry of
those time periods provided any such claim is actually commenced within six months of notification.
7.5   In relation to Consultancy Services GroundSure’s liability under the Contract shall cease upon the expiry of six years from the date the Services were completed.
7.6   GroundSure shall not be liable to the Client or any person to whom the Client provides a copy of a Data Report, Mapping or Risk Screening Report in any circumstances whatsoever unless arising
out of a breach on its part of the obligations set out in the Contract.
7.7   GroundSure shall not be liable if the Data Reports, Mapping or Risk Screening Report are used otherwise than as provided or referred to in these conditions and the relevant User Guide.
7.8   Subject to the provisions of condition 7.3, GroundSure makes no representation, warranties, express or implied, as to the accuracy, reliability, completeness, validity or fitness for purpose of any
Content and shall not be liable for any omission, error or inaccuracy in relation thereto unless GroundSure should reasonably have been alerted to any omission, error or inaccuracy in the Content.
7.9   Subject to the provisions of clause 7.1 notwithstanding anything to the contrary contained elsewhere in the Contract, and irrespective of whether multiple parties make use of the same Services,
the total liability of GroundSure under or in connection with the Contract, whether in contract in tort for breach of statutory duty or otherwise shall not exceed £5 million per claim or series of
connected claims.
7.10 Whilst GroundSure will use all reasonable endeavours to maintain operability of its internet ordering service it will not be liable for any loss or damages caused by a delay or loss of use of such
service. The Client shall use GroundSure’s internet ordering service at its own risk. GroundSure shall not be responsible for any damage to a Client or permitted assignee’s computer, software,
modem, telephone or other property resulting from the use of GroundSure’s internet ordering service. 
7.11 The Client accepts, and shall use all reasonable endeavours to procure that anyone who is provided with a copy of the Report accepts, that it has no claim or recourse to any Data Provider or to
GroundSure in respect of the acts or omissions of such Data Providers including Content supplied by them save for where a Risk Screening Report comprises part of a Home Information Pack: 
                (i) the Data Providers set out in the relevant User Guide shall be responsible for the quality and accuracy of the data supplied by them; and
                (ii) where GroundSure makes an assessment of a Site to determine if it is likely to fall within Part II(A) of the Environmental Protection Act 1990, GroundSure shall be responsible for 

the interpretation of any Content provided by a Data Provider subject to the limitations set out in these terms and conditions. 
7.12  GroundSure shall provide the Services using reasonable skill and care, however, GroundSure shall not be liable for any inaccurate statement or risk rating in a Report which resulted from a
reasonable interpretation of the Content.
7.13  Subject to the provisions of clause 7.1, GroundSure shall not be liable for any  losses (whether direct or indirect) and including (but not limited to) loss of profit  caused by the suspension or
reduction of activity on a Site, business interruption, all third party off-Site claims or any loss in value of a Site, loss of goodwill, loss of business opportunity or other similar losses alleged to be
sustained by the Client, the Beneficiary or any third party.
7.14 GroundSure undertakes for the duration of the liability periods referred to in conditions 7.4 and 7.5 to maintain professional indemnity insurance in respect of its liabilities in respect of the
Contract for £5 million in the aggregate which amount shall first include the whole of any sum payable for death or personal injury provided such insurance is readily available at commercially viable
rates or for a lesser amount to be agreed with the Client should the cost of such insurance become commercially unviable. GroundSure shall produce evidence of such insurance if requested by the
Client. A greater level of cover may be available upon request and agreement with the Client.

8       GroundSure right to suspend or termi nate  

8.1   In the event that GroundSure reasonably believes that the Client or Beneficiary as applicable has not provided the information or assistance required to enable the proper performance of the
Services, GroundSure shall be entitled on fourteen days written notice to suspend all further performance of the Services until such time as any such deficiency has been made good.
8.2   GroundSure may additionally terminate the Contract immediately on written notice in the event that:

(i)the Client shall fail to pay any sum due to GroundSure within 28 days of the due date for payment; or
(ii)the Client (being an individual) has a bankruptcy order made against him or (being a company) shall enter into liquidation whether compulsory or voluntary or have an 
Administration Order made against it or if a Receiver shall be appointed over the whole or any part of its property assets or undertaking or if the Client is struck off the Register of 
Companies or dissolved; or
(iii)the Client being a company is unable to pay its debts within the meaning of Section 123 of the Insolvency Act 1986 or being an individual appears unable to pay his debts within  
the meaning of Section 268 of the Insolvency Act 1986 or if the Client shall enter into a composition or arrangement with the Client’s creditors or shall suffer distress or execution to 
be levied on his goods; or
(iv)  the Client breaches any material term of the Contract (including, but not limited to, the obligations in condition 4) incapable of remedy or if remediable, is not remedied within 14

days of notice of the breach. 

 9.      Client’s Right to Terminate and Suspend

 9.1     Subject  to condition 10.2, the Client may at any time after commencement of the Services by notice in writing to GroundSure require GroundSure to terminate or suspend immediately
performance of all or any of the Services.
9.2 The Client waives all and any right of cancellation it may have under the Consumer Protection (Distance Selling) Regulations 2000 (as amended) in respect of the Order of a Report/Mapping. This
does not affect the Beneficiary's statutory rights.

10     Consequences of Withdrawal, Termination or Suspension

10.1 Upon termination or any suspension of the Services, GroundSure shall take steps to bring to an end the Services in an orderly manner, vacate any Site with all reasonable speed and shall deliver
to the Client/Beneficiary any property of the  Client/ Beneficiary in GroundSure’s possession or control.
10.2 In the event of termination/suspension of the Contract under conditions 8 or 9, the Client shall pay to GroundSure all and any fees payable in respect of the performance of the  Services up to the
date of termination/suspension.  In respect of any Consultancy Services provided, the Client shall also pay GroundSure any additional costs incurred in relation to the termination/suspension of the
Contract. 

11     General

11.1  The mapping contained in the Services is protected by Crown copyright and must not be used for any purpose outside the context of the Services or as specifically provided in these terms.  
11.2  GroundSure reserves the right to amend these terms and conditions. No variation to these terms shall be valid unless signed by an authorised representative of GroundSure.
11.3  No failure on the part of GroundSure to exercise and no delay in exercising, any right, power or provision under these terms and conditions shall operate as a waiver thereof.
11.4  Save as expressly provided in conditions 4.2, 4.3, 6.3 and 11.5, no person other than the persons set out therein shall have any right under the Contract (Rights of Third Parties) Act 1999 to
enforce any terms of the Contract.
11.5  The Secretary of State for Communities and Local Government acting through Ordnance Survey, may enforce breach of conditions 6.1 or 11.1 of these terms and conditions against the Client in
accordance with the provisions of the Contracts (Rights of Third Parties) Act 1999. 
11.6  GroundSure shall not be liable to the Client if the provision of the Services is delayed or prevented by one or more of the following circumstances:

(i)the Client or Beneficiary’s failure to provide facilities, access or information;
(ii)fire, storm, flood, tempest or epidemic;
(iii)Acts of God or the public enemy; 
(iv)riot, civil commotion or war;
(v)strikes, labour disputes or industrial action;
(vi)acts or regulations of any governmental or other agency; 
(vii)suspension or delay of services at public registries by Data Providers; or 
(viii)changes in law.

11.7  Any notice provided shall be in writing and shall be deemed to be properly given if delivered by hand or sent by first class post, facsimile or by email to the address, facsimile number or email
address of the relevant party as may have been notified by each party to the other for such purpose or in the absence of such notification the last known address.
11.8  Such notice shall be deemed to have been received on the day of delivery if delivered by hand, facsimile or email and on the second working day after the day of posting if sent by first class post.
11.9  The Contract constitutes the entire contract between the parties and shall supersede all previous arrangements between the parties.
11.10 Each of the provisions of the Contract is severable and distinct from the others and if one or more provisions is or should become invalid, illegal or unenforceable, the validity and enforceability
of the remaining provisions shall not in any way be tainted or impaired.
11.11 These terms and conditions shall be governed by and construed in accordance with English law and any proceedings arising out of or connected with these terms and conditions shall be
subject to the exclusive jurisdiction of the English courts.
11.12 If the Client or Beneficiary has a complaint about the Services, notice should be given in writing to the Compliance Officer at GroundSure who will respond in a timely manner.
                                               
 ©GroundSure Limited – April 2009
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Land at Shrimps Field & Chipstead Lane, Brighton Road, Kingswood, 
Surrey, KT20, 6QR
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Land at Shrimps Field & Chipstead Lane, Brighton Road, Kingswood, 
Surrey, KT20, 6QR

1.0 Introduction
1.1 Landscape Perspective have been instructed by Jardine Smith International Pte to 

prepare a scoping report for an Environmental Assessment, in respect of land at 
Shrimps Field and Chipstead Lane, Brighton Road, Kingswood, Surrey KT20 6QR. 

2.0 The purpose of the scoping report
2.1 The purpose of this scoping report is to identify the most important environmental 

effects with the local planning authority and to agree a common basis for the survey 
and analysis and assessment methods and how information about effects and related
issues should be presented in order to prevent the local authority asking for further 
information at a later date. It should also facilitate both parties to agree which 
potential effects and issues are not likely to be significant, in order to keep the 
Environmental Statement focused on the important matters.

2.2 This scoping report specifically relates to the landscape and visual assessment 
chapter which will accompany an outline planning application for the development of 
the site. The landscape and visual assessment will relate to the site and its 
surrounding area and will consider the likely physical and visual impacts of the 
proposed development and, where appropriate, recommend mitigation measures.

3.0 Format of the scoping report
3.1 This scoping report initially sets out the survey and assessment methodology and 

terms of reference that will be followed to prepare the landscape and visual 
assessment, and will identify the anticipated supporting material which will be 
submitted with the ES for example figures, tables, photographs and plans.

3.2 The report then describes in outline the existing condition of the site and its environs, 
the relevant landscape designations and planning policies, proposes a Zone of 
landscape and visual influence, identifies possible concerns of interested parties, 
considers the potential effects of the development, where the effects are considered 
to be potentially significant, and puts forward possible mitigation measures, all of 
which will guide the design process of the proposed development.

4.0 Study Area
4.1 The extent of the baseline and therefore the impact assessment will be broadly 

defined by the Zone of Visual Influence to be determined by desk studies and verified 
by field studies. The study area relevant to Shrimps Field will extend to Banstead 
Heath in the west, Chipstead in the east, Lower Kingswood in the south and 
Kingswood in the north. 

5.0 Assessment Methodology
5.1 The methodology employed in carrying out the landscape and visual assessment of 

the site will be drawn from the Landscape Institute and the Institute of Environmental 
Management and Assessment’s “Guidelines for Landscape and Visual Impact 
Assessment” Second Edition (Spon Press 2002).

5.2 This Landscape and Visual Impact Assessment will provide a description of the 
baseline conditions and sets out how the study area appears prior to development. 
The assessment will evaluate the existing landscape within the study area of the site 
and the site itself. The baseline assessment will then be used to assess the predicted 
landscape and visual impacts arising from the proposed development. The impact 
assessment will identify and assess both permanent and temporary or construction 
phase impacts, together with mitigation measures proposed, in order to avoid or 
reduce potential adverse landscape and visual impacts.
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5.3 The initial step in any landscape or visual impact assessment is to review the existing 
baseline landscape and visual resource in the vicinity of the proposed development. 
This will involve both initial desk study work, using existing published information, 
which is then followed up by field survey work to verify the desk study. The field 
survey will be carried out to identify the receptors including landscape elements that 
may be directly affected by the development, as well as visual receptors. The types of
views affected, duration of viewing and potential seasonal screening effects are all 
noted. In the case of landscape receptors, the field survey will include the recording of
topographic, geological and drainage features, woodland, tree and hedgerow cover, 
land use, field boundaries and artefacts, access, rights of way and landscape 
character. The data collected will form the basis from which the current estimation of 
magnitude and significance of the landscape and visual effects of the development 
may be identified and assessed.

5.4 The purpose of baseline studies is to record and analyze the existing landscape 
features, characteristics, the way the landscape is experienced, and the value or 
importance of the landscape and visual resources in the vicinity of the proposed 
development. This will require classification and analysis of the landscape and visual 
resources as described in Table 01 below.

Table 01 Landscape condition/Quality Criteria

Quality classification Evaluation criteria
Exceptional  Beautiful, distinctive, unique or outstanding natural 

landscape or townscape character
 Strong townscape/landscape structure
 Characteristics, patterns, balanced combination of 

landform and landcover
 Good condition-appropriate management for land 

use and landcover
 Distinct features worthy of conservation
 Unique ‘sense of place’
 No detracting features

High  Very attractive, semi natural or farmed landscape or 
townscape with distinctive or unusual features

 Strong landscape or townscape structure 
characteristic patterns and balanced combination of 
landform and landcover

 Appropriate management for land use and landcover 
but potential scope to improve

 Distinct features worth y of conservation
 Strong sense of place
 Occasional detracting features

Good  Attractive landscape or townscape with some 
distinctive features

 Recognizable landscape or townscape structure, 
landform and landcover are still evident

 Scope to improve management for land use and 
landcover

 Some features worthy of conservation
 Sense of place
 Some detracting features

Ordinary  Typical, commonplace farmed landscape or a 
townscape with limited variety or distinctiveness

 Distinguishable landscape or townscape structure, 
characteristic patterns of landform and landcover 
often masked by land use

 Scope to improve management of land use and 
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landcover
 Some dominant features worthy of conservation
 Some detracting features

Poor  Monotonous, uniform landscape or townscape which 
has lost most if its natural or build heritage features

 Weak or degraded landscape or townscape 
structure, characteristic patterns of landform and 
landcover are often masked by land use

 Missed land use evident
 Lack of management and intervention has resulted in

degradation
 Frequent dominant detracting features
 Disturbed or derelict land requires treatment

5.5 Landscape Value 
Value is concerned with the relative value or importance that is attached to different 
landscapes. The assessment will consider any environmental and cultural aspects, 
physical and visual components together with any statutory designations and will take
into account other values to society, which may be expressed by the local community 
or consultees. 

5.6 The following table sets out the criteria and definitions which will be used in the 
baseline assessment to determine landscape value:

Table 02 Landscape value criteria

Criteria Typical scale Definition
Very 
High

International  Very attractive and rare
 Exceptional landscape quality
 No or limited potential for substitution eg world 

heritage site or key elements/features within them

High National  Very attractive or attractive scenic quality and in part 
rare

 High or good landscape quality
 Limited potential for substitution Eg Regional park, or

similar designation, or key elements within them

Medium Regional  Typical and commonplace or in part unusual
 Ordinary landscape quality
 Potential for substitution
 Generally undesignated buy value expressed 

through literature and cultural associations or 
through demonstrable use

Low Local  Monotonous, degraded or damaged
 Poor landscape quality
 Can be substituted eg certain individual landscape 

elements or features may be worthy of conservation 
and landscape either identified or would benefit from 
restoration or enhancement

5.7 Landscape sensitivity or capacity 
Landscape sensitivity or capacity is evaluated by its ability to accommodate the 
proposed change as set out in Table 03 below. 

Landscape Perspective Limited/1107/AR/scopingreport/Sept09/Rev A 091023  



5.8 This may be influenced by the extent of existing or new landform and / or existing 
vegetation or new planting. These and other factors, such as existing built form, 
determine the visibility of the proposed development and therefore influence the 
extent of its effect on the perceived character and visual amenity of the surrounding 
landscape.

Table 03 Landscape sensitivity/capacity criteria

Criteria Definition
Low A landscape or townscape capable of 

accommodating considerable proposed 
changed without significant effects on 
landscape character, value, features or 
elements

Medium A landscape or townscape capable of 
accepting limited proposed change with some
effects on landscape character, value 
features or elements

High A landscape or townscape particularly 
sensitive to the proposed change, which 
would result in significant effects on 
landscape character, value, features or 
elements

5.9 An analysis of the classification of the landscape into distinctive character areas or 
types, based on variations in landform and land cover will be carried out. The 
classification will take into account the National, County and Local landscape 
character assessments.

6.0 A study will be carried out to encompass groups of properties, roads and public rights 
of way that lie within the Zone of Visual Influence of the Site. The extent of visibility of 
the Site will be based on a grading of degrees of visibility, from a visual inspection of 
the Site and surrounding area. 

6.1 There is, in any visual assessment, a continuity of degree of visibility ranging from no 
view of the Site to full open views, as such, three categories will be used:-

a) Truncated View: No view of the Site or the Site is difficult to perceive;

b) Partial View: A view of part of the Site, or a filtered view of the Site, or a distant 
view where the Site is perceived as a small part of the view;

c) Open View: A clear view of a significant proportion of the Site within the wider 
landscape.

6.2 Identification and Assessment of Landscape and Visual Impacts

Landscape Impacts
6.3 These include the direct and indirect impacts of the development on individual 

landscape elements and features as well as the impact upon the general landscape 
character and quality of the surrounding area. 

6.4 Landscape impacts will be described clearly and objectively, and the extent and 
duration of any adverse / beneficial impacts quantified, using four categories of 
impact indicating a gradation from high to low (i.e. high, medium, low, no change).

6.5 Wider impacts on landscape character and quality are less easy to predict objectively 
and interpretation and professional judgment will be applied. A clear picture of likely 
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impacts will be presented by referring back to the baseline landscape character 
assessment, and describing how the development may alter existing patterns of 
landscape elements and features.

Visual Impacts
6.6 The assessment of visual impacts will describe:-

• The changes in the character of the available views resulting from the development;
• The changes in the visual amenity of the visual receptors.

6.7 The visual impact of a development on a view will depend upon a number of factors. 
These can be summarised as:-
a) the nature of the proposal;
b) it’s siting in the landscape;
c) it’s size, scale and mass;
d) it’s detailed design; and
e) the position from which it is viewed.

6.8 Changes in visual amenity may arise from both built and soft landscape elements of 
the development.

Sensitivity of Receptors
6.9 The sensitivity of visual receptors in views will be dependent on:-

• The location and context of the viewpoint;
• The expectations and occupation or activity of the receptor;
• The importance of the view (which may be determined with respect to its popularity 
or numbers of people affected, its appearance in guide books, on tourist maps, and in
the facilities provided for its enjoyment and reference to it in literature or art).

6.10 The most sensitive receptors include:-
• Users of public rights of way, whose attention or interest may be focused on the 
landscape;
• Communities where the development results in changes in the landscape setting or 
value of views enjoyed by the community;
• Occupiers of residential properties with views affected by the development.

6.11 Other medium to low sensitivity receptors include people engaged in outdoor sport 
and recreation, people travelling through or past the affected landscape in cars, on 
trains or other transport routes, and people at their place of work.

Magnitude of Change
6.12 In the evaluation of the effects on views and the visual amenity of the identified 

receptors, the magnitude of scale or visual change is described by reference to:
• The scale of change in the view with respect to the loss or addition of features in the
view and changes in its composition;
• The degree of contrast or integration of any new features or changes in the 
landscape with the existing or remaining landscape elements;
• The duration and nature of the effect, whether temporary or permanent, intermittent 
or continuous;
• The angle of view in relation to the main activity of the receptor;
• The distance of the viewpoint from the proposed development;
• The extent of the area over which the changes would be visible.

The magnitude of change in the view will be assessed in degrees of impact as 
defined below:

High: Where the scheme would cause a significant change in the existing 
view.

Medium: Where the scheme would cause a noticeable change in the existing 
view.
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Low: Where the scheme would cause a barely perceptible change in the 
existing view.

Negligible: Where the scheme would cause an almost imperceptible change in 
the existing view.

Significance of Impacts
6.13 The two principal criteria determining the significance of impacts are the scale or 

magnitude of impact, and the environmental sensitivity of the location or receptor. A 
higher level or significance is generally attached to large scale impacts and effects on
sensitive or high value receptors; thus the small impacts on highly sensitive sites can 
be more important than large impacts on less sensitive sites. It is therefore important 
that a balanced and well reasoned judgment of these two criteria is achieved.

6.14 In order to develop thresholds of significance, both the sensitivity of receptors and the
magnitude of change must be classified for both landscape receptors and visual 
receptors as follows:

Table 04 Landscape receptors

Sensitivity Magnitude
Important landscape
components 
susceptible to small 
changes

Major Notable change in character 
over large area or intensive 
change over limited area

Moderately valued 
landscape tolerant 
of change

Moderate Moderate change in localized
area

A relatively 
unimportant 
landscape tolerant 
of change

Minor Imperceptible change in 
landscape components

Table 05 Visual receptors

Sensitivity Magnitude
Residential 
properties 
Public rights of way

Major Major change in view for 
many visitors

Sports and 
recreational facilities

Moderate Many viewers but moderate 
change, Major change but 
fewer viewers

Industry/workplaces Minor Few viewers affected. Minor 
change in view

Significance Thresholds
6.15 These thresholds will be determined by combining sensitivity and magnitude as set 

out below. The main factor in deciding magnitude will be distance from the 
development.

Table 06 Significance thresholds

Major Moderate 
impact

Substantial impact Substantial impact

Magnitude Moderate Moderate impact

Minor Slight impact Slight impact Moderate impact

Minor Moderate 
sensitivity

Major
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Example of Landscape and visual impact summary table

Receptor Sensitivity Geographic Significance of effect Mitigation measures Residual 
impact

Description of changes

Landscape 
receptors

Extent Construction Year 1 Year 15

Grassland

Hedgerows

woodland edge 

Landscape character
Designated 
landscapes

Visual receptors Extent Construction Year 1 Year 15
Residents on 
Chipstead Lane

Residents on 
Beechen Lane, south 
of Chipstead Lane

Residents on Birch 
Grove, north of site

Residents on Eyhurst 
Spur, north of site

Road users on A217 
Brighton Road

Users of footpaths 
and bridleways

Adjoining landowner 
(Beeheaven farm)

Business premises 
Kingswood Fields
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 Insert photograph here Insert photograph here

Time Date Weather Direction of view Time Date Weather Direction of view

Comments Comments

Photographic viewpoint ** Photographic viewpoint **
Examples of layout of photographic record sheets

7.0 List of figures to be included in ES:

Figure 001 Aerial photograph of site and the wider environs showing study area
Figure 002 OS plan with contours, showing landuses of site and locality, locations of 

public rights of way, and statutory landscape designations  
Figure 003 OS plan with contours, showing position of photographic viewpoints from the 

wider area
Figure 004 OS plan with contours, showing position of photographic viewpoints from the 

local area

8.0 Relevant Landscape designations and policies:

8.1 None of the existing vegetation on the boundaries or immediately around the site 
boundaries is classified as ancient woodland, and there are no TPO’s on site. There 
are no public footpaths or bridleways across the site, and there are no landscape 
designations on the site. To the south east of the site on the south side of Chipstead 
Lane, surrounding Kingswood Fields, there is an area of ancient woodland.

8.2 According to the Surrey historic landscape characterization, the site falls under 
category 113, which is a historic field pattern designation, relating to fields of variable 
size, semi-irregular field shape with straight boundaries. 

8.3 Existing site-baseline conditions
The site is located on the south side of Kingswood, to the east of Banstead Heath, 4 
miles north of Reigate. 

8.4 Linear in form, the site occupies 5 hectares of unmanaged grassland, the topography 
of the site being one of a steeply sloping site which falls north to south, dropping from 
155m in the north-west, to 137m in the south-east. 
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8.5 The site is largely an open field, laid to grassland, which according to the Surrey 
County Council interactive map, is a typical parliamentary enclosure of a semi-regular
field shape with straight boundaries. Almost all the site is in the ownership of Jardine 
Smith International Pte, with the exception of an additional piece of land outside of 
their ownership upon which notice will be served in any forthcoming application. The 
western boundary of the site lies adjacent to the A217 Brighton Road and the 
Chipstead Lane roundabout, the boundary being bordered by trees and vegetation.

8.6 Chipstead Lane runs along its southern boundary and this road serves a number of 
1930’s semi detached residential properties on the north and south side of the road, 
and then heads east towards Chipstead, the road becoming significantly rural just 
past the eastern end of the site. 

8.7 Properties on the north side of Chipstead Lane are grouped in two clusters, separated
by a parcel of land which forms part of the site, currently overgrown, but formerly 
pasture. The gardens of these properties back onto the site. The residential 
properties on the south side facing onto the lane, are set back from the road by large 
sized front gardens. These properties are part of a small pre 1940’s estate which 
forms a block of houses to the south of the site, rising up to properties on Beechen 
Lane. Beyond these properties the land use is agricultural. 

8.8 The eastern boundary is contained by Sandy Lane and its hedgerow which flanks 
either side of it, a private road which runs alongside Beeheaven Farm to the east. The
northern boundary is heavily wooded, with dense vegetation on the boundary and in 
the rear gardens to properties which back onto the site, off Eyhurst Spur, and Birch 
Grove.

8.9 All the existing vegetation which surrounds the site, and the properties along 
Chipstead Lane, have good screening properties, but the site is visible from some 
parts of Chipstead Lane, Beechen Lane and a small section of the A217 because of 
its elevation and aspect.  

9.0 Zone of landscape and visual influence
9.1 Having carried out initial desk top and site surveys, it is apparent that the Zone of 

landscape and visual influence will extend south from Chipstead Lane to the 
properties along Beechen Lane, to the west along the A217 and the fringes of 
Banstead Heath, to the north into the lower part of Kingswood, specifically Kingswood
Court, and to the east along Chipstead Lane, albeit in that direction, very limited.   

10.0 Possible concerns of interested parties
10.1 Due to the underlying topography of the site, the fact that the site slopes steeply from 

north to south, and the fact that the site is currently green field and open, it is likely 
that there will be concerns over landscape and visual impacts from the LPA and local 
residents, and how the development proposals can be integrated into the landscape 
without causing demonstrable harm. It is also likely that there will be concerns over 
drainage, and the control of run off.

11.0 Potential significant effects
11.1 In our opinion, having only carried out preliminary studies so far, and in advance of 

masterplan being produced, it is likely that in terms of landscape impacts there will be
a moderate effect on the landscape, given that the site is of moderate sensitivity, (ie a
relatively unimportant landscape tolerant of change), but that the development will be 
of a major magnitude, (ie cause a notable change in character over large area or 
intensive change over limited area. Refer to table 06).

11.2 In terms of visual impacts, it is likely that there will be a substantial visual impact, 
given that although there will be few viewers affected, these will be residential 
properties, and there will be a major change. 
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12.0 Potential mitigation measures
Using the existing landform and vegetation to guide the design process, carefully 
considering views into the site from existing properties, and through careful 
masterplanning, ie locating the built form of the proposal on the lower slopes, and 
using new planting to screen the built form from view, the development proposed for 
this site can be successfully integrated into the landscape, and the moderate 
landscape effect and substantial visual effects can be reduced to minor in both cases.
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1 INTRODUCTION 
1.1 Planning Background 
WS Planning are preparing to submit a planning application to Reigate and Banstead Borough 
Council for future development of Shrimps Field, Chipstead Lane, Lower Kingswood, Surrey 
(see figure 1). Tony Howe of Surrey County Council’s Heritage Conservation Team has 
requested that an archaeological desktop assessment is undertaken. WS Planning have 
commissioned Surrey County Archaeological Unit to prepare this archaeological assessment, 
which will provide supporting information to their planning application. 
 
1.2 Study Area 
In order to assess the effects of the proposed scheme, existing archaeological information 
within a one kilometre radius of the centre of the site was examined in detail. 
 
1.3 Assessment Methodology 
The assessment of the effects of the scheme on archaeology has been based on a variety of 
sources including 
• the Historic Environment Record held by Surrey County Council, 
• extensive practical knowledge of the archaeology of the area, 
• consultation with local archaeologists 
• maps held by the Surrey Record Office, 
• examination of secondary historical works and readily available local history materials. 
 
 In addition a walkover survey of the area was undertaken to assess whether any part of 
the site had already been damaged or disturbed by activities in the modern period and whether 
any aspects of specific archaeological interest could be identified within the site area.  
 The assessment of the impact of the proposed scheme on archaeology is qualitative and 
considers two issues. The first of these deals with the impact on identified sites within the local 
study area. The second deals with the potential impact on buried evidence, as yet unidentified.  
 The second stage of work, dependent on the result of the preliminary assessment would 
be Survey and Evaluation of those areas which are to be the subject of significant ground 
disturbance. There are various options for such work depending on the archaeological potential 
of the site as defined by the preliminary assessment. 
 The third stage of work would be (if required) definition of a Mitigation Strategy based 
on the results of the second stage. 
 
 
2 TOPOGRAPHY AND GEOLOGY 
2.1 Shrimps Field lies at an elevation of between 142 and 158m AOD on a south-facing 
slope of the north side of the North Downs to the north what would have been a spring or 
watercourse that fed towards what is now Chipstead. The site slopes from the higher ground on 
the north down towards the south. 
 
2.2 The Geological Survey of Great Britain, sheet 286, covering the Reigate area, at scale 
1:50,000, was consulted for the geological background to the site. The geology varies across 
this area, but is mainly comprised of chalk deposits with clay-with-flints above this in places. 
The specific site geology is shown to be dry valley gravel of the Pleistocene running along the 
southern edge of the site, with Upper Chalk of the Cretaceous Period on the higher ground. 
Clay-with-flints lies further up the slope, but it is uncertain whether this will be within the 
boundary of the site. 
3 HISTORIC ENVIRONMENT RECORD 
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The Historic Environment Record of Surrey was consulted to see what sites of archaeological 
interest were known from around the area of the proposed development. Fifty records were 
identified within a 1km radius of the site, and these are all listed in tables 1 below and shown in 
figure 2. 
 
Table 1: A list of the HER sites within 1km radius of Shrimps Field  
HER 
No.

DESCRIPTION NGR/ 
TQ 

 

904 A broken Palaeolithic La Micoque type hand-axe, identified by Dr. Kenneth 
Oakley, was found two feet down on newly ploughed land on Banstead 
Heath.  The handaxe was apparently manufactured locally.   
See also HER 2497. 

523900 15510
0 

1011 Palaeolithic flint working floor (dating from the Middle Acheulian) a few 
Mesolithic flints and much Neo work was discovered during bulldozing 
operations in a small coombe on the edge of the plateau at Lower 
Kingswood in 1959.   

524441 15401
4 

1012 Mesolithic flint blades and cores from ploughed land about a quarter of a 
mile north-east of the Palaeolithic site described in HER 1011, and on the 
other side of the Sutton to Reigate Road.  

524700 15440
0 

1183 Neo flints from Hogden Bottom 524000 15490
0 

2513 Neo implements found in 1952.  About 200 scrapers and many flakes 
uncovered during ploughing.  See also HER  2515 and 905. 

524090 15553
0 

2515 A Mesolithic "Thames" pick was found in 1952 on Banstead Heath.  See 
also HER 2513 and 2516. 

524090 15553
0 

3028 As a result of fieldwalking finds in the area, particularly of Palaeolithic flint 
artefacts (HER. 3029,3031, 3032 and 1011), a small scale excavation was 
conducted from September 1969 until March 1970 in an attempt to trace a 
knapping-floor and also to determine the ecological sequence. Only a few 
flakes were recovered. 

524400 15410
0 

3029 Site A, Lower Kingswood. Following double-ploughing during 1969, the 
ground known as the Rookery Farm Rubbish Tip, Lower Kingswood, 
offered exceptional opportunity for the retrieval of flint artefacts. A 
succession of visits from 1969 onwards resulted in a number of Lower 
Palaeolithic flints recovered, including 36 complete or near complete 
handaxe fragements. 

524300 15420
0 

3030 Site A, Lower Kingswood. Following double-ploughing during 1969, the 
ground known as Rookery Farm Rubbish Tip, Lower Kingswood, offered 
exceptional opportunity for the retrieval of flint artefacts. Finds of Neolithic 
date included a fine flint adze, fragments of polished flint axesand part of a 
possible axe polishing stone of saddle quern. 

524300 15420
0 

3633 Type 2e 150 yards west of Brighton Road in Hogden Bottom.  The London 
Coal and Wine Duties (Continuance) Act of 1861 redefined the boundary, 
corresponding to that of the Metropolitan Police District, at which duty was 
payable on such goods entering London. 

524300 15489
0 

3648 Type 2 east side of Brighton Road opposite Kingswood School, 500 yards S 
of Kingswood Church.  The London Coal and Wine Duties (Continuance) 
Act of 1861 redefined the boundary, corresponding to that of the 
Metropolitan Police District, at which duty was payable on such goods 
entering London. 

524300 15524
0 

4646 Found during a landscape survey on Banstead Heath.  Mesolithic non-
tranchet adze, length 133mm, grey flint patinated blue-grey.  Found leaning 
against the base of a tree with a number of other flints.  Probably dug from 
nearby gravel pits (a few metres away) in Hogden Bottom. 

523860 15484
0 

4671 Early Bronze Age barbed-and-tanged arrowhead, ?Sutton type b (i)?.  Dark 
brown translucent flint, glossy, with no patination.  A nice example, found 
along with HER 4672. 

524328 15420
5 

4672 Neo or Early Bronze Age transverse (chisel) arrowhead.  Grey flint, glossy, 
slight blue patination.  Found a few minutes after HER 4671. 

524274 15410
2 
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4927 Report from the Plateau group of Surrey Archaeological Society of the 
discovery of a post-glacial lithic scatter. The assemblage was mostly 
composed of debitage, although a few scrapers and a large adze were 
noted. 

524100 15450
0 

4935 Report of the find of a Neo or Bronze Age arrowhead by Plateau. 523800 15470
0 

4936 Report of the find of a Mesolithic non-tranchet adze by Plateau. 523800 15480
0 

4940 Fieldwalking by Plateau recovered struck flints of Lower Palaeolithic origin. 
A Bronze Age flint scatter was also noted, from which one transverse and 
one barbed-and-tanged arrowhead were collected. 

524300 15410
0 

4941 Fieldwalking by Plateau recovered struck flints of Lower Palaeolithic origin. 
A Bronze Age flint scatter was also noted, from which one transverse and 
one barbed-and-tanged arrowhead were collected. 

524300 15410
0 

5737 Excavation by P Harp of Plateau and J Scott-Jackson of Oxford University 
of five test pits recovered 25 pieces of Lower Palaeolithic struck flint, and a 
moderate quantity of post-glacial struck flint. The Palaeolithic flint was 
mainly debitage and mostly from the ploughsoil. 

524300 15410
0 

5738 Excavation by Plateau and Oxford University of five test pits recovered 25 
pieces of Lower Palaeolithic struck flint, and a moderate quantity of post-
glacial struck flint. The Palaeolithic flint was mainly debitage and mostly 
from ploughsoil, but also from underlying Clay-with-flints, and had no 
obvious clast orientation. 

524300 15410
0 

5739 Excavation by Plateau and Oxford University of five test pits recovered 25 
pieces of Lower Palaeolithic struck flint, and a moderate quantity of post-
glacial struck flint. The Palaeolithic flint was mainly debitage and mostly 
from ploughsoil, but also from underlying Clay-with-flints, and had no 
obvious clast orientation. 

524300 15410
0 

5903 Research excavation by Plateau. Approximately 200 Lower or Middle 
Palaeolithic pieces of struck flint were recovered, mainly coming from what 
was interpreted as the disturbed boundary zone between clay-with-flints 
and a loessic deposit under the ploughsoil. 

524300 15400
0 

5904 Evaluation by MoLAS revealed no finds or features of interest, with the site 
having been heavily landscaped, most likely in the 1920s. A 
geoarchaeological assessment of the underlying clay-with-flints subsoil did, 
however, provide useful information relating to the formation of these 
deposits. 

524569 15559
6 

6913 Flint tools found in the garden of a house on Sandy Lane, including a 
Neo/Bronze Age leaf arrowhead, a Mesolithic/Neo blade, a Mesolithic to 
Bronze Age scraper, and Mesolithic to Bronze Age, unretouched debitage 
and miscellaneous flakes. 

525000 15545
4 

9938 Coal and wine tax post.  Circa 1861 by Henry Grissell.   524300 15523
5 

9945 House, now old people's home. 1912.  524465 15535
3 

9979 House. Early 19th century.  524340 15502
8 

10154 Coal and Wine tax post. Circa 1861 made by Henry Grissell.   524308 15489
4 

10295 Church. 1848-1852 by B Ferrey, a copy of 14th century church at 
Shottesbrook in Berkshire.  

524266 15557
3 

14531 Mixed woodland with little sign of any woodland management, area 
surrounded by ditch and bank.  Ditch 0.5m deep by 2.0m wide (outside), 
bank 0.5m wide by 0.5m high cut by several paths which have degraded 
the bank severely in some places. 

524000 15580
0 

14534 Victorian woodland enclosure, central one of three parcels of Glebeland, 
planted to screen Kingswood Church from housing at Banstead Newtown.  
Area enclosed by ditch and bank 3m wide, 0.25m deep (outer ditch) and 
bank 3m wide, 0.75 high (inner bank). 

523900 15570
0 

14549 Area of grass and scrub some 50m by 75m, former ?Tadworth and 524140 15524
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Kingswood Board School? playing field. The school closed in 1964. 
Planned by Herbert Fowler, paid for by Bonsor in 1920?s. Originally used 
by boys of the school only, the girls using the hockey pitch near the mill. 

0 

14550 Hollow way, 2m wide by 0.5m deep, 25m long. Very overgrown, south-east 
end appears to have been destroyed by later quarry pit. 

524080 15521
0 

14551 Three parallel banks and ditches forming a terrace, ditches 2m wide by 
0.5m deep, banks 0.5m high by 1m wide. 

524160 15423
0 

14552 Slight depression, locally believed to be the result of V1 impact in 1944. 
15m diameter, 1m deep; appears to have been in-filled by dumping. 

523920 15532
0 

14553 Believed locally to be Second World War V1 Flying Bomb crater, but its 
unlikely that there were three together, depression depth 1m (see HER 
14552 and 14554). A V1 did fall adjacent to the site at TQ 2375 5550. 

524000 15529
0 

14555 Ploughed out in the Second World War.   Now used as a bridleway, 
believed to lead from Buckland pine clump to Walton Inferior.   Went out of 
use as a road in the early 19th century. 

523600 15508
0 

14592 Boundary bank forming parish boundary, bank 2m wide x 0.5m high from 
TQ 2410 5433 to TQ 2410 5378.  Clearly later than HER 14537 parish 
boundary, but existing on Banstead 1843 tithe map.  Probably represents 
post-Medieval enclosure of common land ?  

524280 15454
0 

14597 Numerous Second World War trenches, some degraded due to land 
management.  In general up to 0.5m deep x up to 2m wide.  Area could not 
be surveyed due to the foot and mouth disease restrictions imposed during 
the survey. 

524200 15510
0 

14598 Mixed woodland with little sign of any woodland management, area 
surrounded by ditch and bank.  Ditch 0.5m deep x 2.0m wide (outside) bank 
0.5m wide x 0.5m high cut by several paths that have degraded the bank 
severely in some places. 

523950 15560
0 

14604 Two possible Palaeolithic flakes and one Mesolithic non tranchet adze 
135mm long x 65mm wide x 55mm thick found at this location during the 
survey.  The flakes found on bridleway and woodland 10m to the east of the 
bridleway, in an area identified by Roe 

523860 15484
0 

14605 Two possible Palaeolithic flakes and one Mesolithic non tranchet adze 
135mm long x 65mm wide x 55mm thick found at this location during the 
survey.  The flakes found on bridleway and woodland 10m to the east of the 
bridleway, in an area identified by Roe 

523860 15484
0 

14608 Site of Tadworth School demolished in the 1960s.  Site scattered with 
bricks and building material.  Currently very overgrown and in a poor state.  
Area approximately 30m wide x 100m long. 

524260 15524
0 

15004 Medieval holloway, Banstead Heath 524180 15570
0 

15014 Post-medieval quarry, Banstead Heath 523870 15493
0 

15024 Horseshoe Cottage Banstead Heath. 19th century house 524350 15503
0 

16572 The land on which Inwarren stands was originally part of the Kingswood 
Warren Estate (centred on a gothic villa of around 1850). Inwarren was the 
house built for William Costian in the early 1920's, he died in 1931. His son 
Albert (later Sir) lived there 

524523 15561
5 

16573 Kingswood Court was built in 1912 by Ernest Newton; builders Messrs 
Collins and Godfrey, Tewksbury. The immediate garden surrounding the 
house was desgined also by Ernest Newton including substantial 
rhododendron gardens. A possible formal feature such a 

524468 15532
4 

 
 
4 HISTORICAL AND ARCHAEOLOGICAL BACKGROUND 
Various written sources were checked for information regarding the history of the general area 
and the site itself. A starting point for this investigation was an examination of the place names 
in order to elucidate any links to archaeological or historical features or remains. 
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4.1 Place-name evidence 
The origin of the name Kingswood is self-explanatory. Its first known mention was as 
Kingeswode in 1177-86. The origin of the name of the nearby village of Walton on the Hill is 
likely to derive from the Old English weall or ‘wall’, and would mean ‘farm enclosed or 
protected by a wall’ and is first mentioned in the Domesday Book in 1086. 
 The name ‘Shrimps Field’ is of unknown origin. The name ‘The Shrimps’ appears first 
on the 1898 OS map, but this is in relation to a wooded area on the northern edge of the site. 
The word shrimp derives from the Old English word ‘scrimmage’, which means to shrink, but 
it is uncertain if this has a bearing on the derivation of the site name. 

The two main roads associated with the site are Brighton Road and Chipstead Lane. 
These names derive from the roads leading towards leading towards Brighton to the south and 
the village of Chipstead to the north-east. 
 
4.2 Prehistoric: 700,000 BC – AD 43 
Banstead Heath, just to the south and east of the site, is an area of Surrey that has produced 
numerous Lower Palaeolithic sites and individual find spots on clay-with-flints geology. 
Palaeolithic artefacts, including flint handaxes and flakes, have been recovered from within an 
area local to the development site itself (HER Nos. 904, 1011, 3029, 4940, 5737, 14604). Most 
of these appear to be of an Acheulian date, with another of possible Hoxnian. Many of these 
Palaeolithic sites are encountered during field walking of deeply ploughed fields and 
observation of groundworks undertaken. 

Mesolithic flintwork has also been recovered from within the 1km radius search (HER 
Nos. 1011, 1012, 2515, 4646, 4936, 5738, 5739, 6913 and 14605). At the same sites as many of 
those yielding Mesolithic finds, Neolithic flint artefacts were also recovered, suggesting a 
continuity of activity between these periods (HER Nos. 1011, 2513, 5738, 5379 and 6913). One 
of these sites (HER No. 2513 yielded around 200 scrapers of Neolithic date and many flakes, 
suggesting very intensive activity or occupation during this period. Other sites noted on the 
HER that indicate Neolithic activity are HER Nos. 1183, which contained flintwork from this 
period, and 3030 that had a flint adze, polished axe fragments and a part of a possible polishing 
stone. 
 The next period represented within the HER is the Bronze Age. Several late Neolithic 
or Early Bronze Age arrowheads (barbed-and-tanged and transverse) have been located (HER 
Nos. 4671, 4672, 4935) as well as a possible scatter of flintwork, again including one 
transverse and one barbed-and-tanged arrowhead. 

No evidence has been uncovered for the prehistoric period after the early Bronze Age. 
 
4.3 Roman: AD 43 – 410 
No evidence is present for the Roman period 
 
4.4 Saxon: AD 410 - 1066 
No evidence is present for the Saxon period 
 
4.5 Medieval: AD 1066-1539 
The name Kingswood is first recorded during the 12th century, but it is likely that a settlement 
was already established by this time. The name derived from the area being used as a royal 
hunting ground, and was once a part of the Manor of Ewell. The Domesday entry for Ewell 
noted the existence of a piece of land detached from the manor of Ewell measuring two hides 
and one virgate that belonged to King Edward the Confessor. It is thought that this area is what 
is now Kingswood Warren (VCH 1911, 279). This is then thought to have been added to the 
manor of Banstead by Odo, Bishop of Bayeux, and then reverted back to the Crown as early as 
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the reign of Henry II. The land changed hands several times and in 1291 Edward I granted a 
licence to enclose Kingswood, which was stated to be a hamlet in the parish of Ewell. 
 Kingswood contained a chapel, but the date of the foundation of the chapel is uncertain. 
It is not mentioned in the Valuation of Ecclesiastical Benefices by Pontissara, Bishop of 
Winchester, towards the end of the reign of Edward I, or in that of Bishop Beaufort, during the 
reign of Henry VI. However, in the deed of endowment of the vicarage of Ewell in 1458 it is 
expressly stipulated that the Vicar of Ewell for the time being should be under no obligation to 
celebrate mass in this chapel, or go to the hamlet of Kingswood to perform any offices of the 
Church (VCH 1911, 284). 
 A medieval hollowway is recorded to the north of the development area, measuring 5m 
wide, 480m long and 0.75m deep. It is noted as lying adjacent to the east side of Brighton 
Road, and running north towards Braggarts Pond (which lies at the junction of Bonsor Drive 
and Brighton Road).  
 
4.6 Post Medieval: AD 1539 – 1900 
The pace of development appears to have been slow within Kingswood during the post-
medieval period. The map evidence (see part 5) shows little significant development from the 
mid-18th century to c1900. There are several listed buildings, including an early 19th century 
house (HER No. 9979). St Andrew’s Church (HER No. 10295) was also built at this time 
(between 1848 and 1852), and is a copy of the 14th century church at Shottesbrook in 
Berkshire. Another house built in 1912 was designed by Ernest Newton (HER No. 9945). The 
two historic parks within the search area are unlikely to have any effect on any archaeology 
present on site. 
 
 
5 CARTOGRAPHIC SOURCES 
These can be a very useful source of information when looking for archaeological features as it 
is possible to trace the development of a landscape over several hundreds of years or more, and 
features recorded on early maps, which often disappear on later ones, can be identified. 
 
5.1 Rocque Map of 1768 (fig 3) 
This is a detailed map showing features such as fields, small buildings and woods. The main 
north-south Brighton Road is present, but the east-west Chipstead Lane is not. However, 
further south there is a road that would have linked the Brighton Road with Chipstead, which is 
no longer present. The land is indicated to be arable, with woodland to the north. Rocque marks 
as a dashed line, running through the present site, something he keys as a ‘division’. It might be 
expected that this would be a parish or hundred boundary, but it is a long way distant from the 
known locations of either (Blair 1991, figs 1 and 2). 
 
5.2 Tithe map for the Parish of Kingswood, 1841 (fig 4) 
The Tithe map clearly shows the site of the development as a field and little appears to have 
changed since the time of the Rocque map of 1768. It was called Hogden Field and is described 
as being arable and pasture.  
 
5.3 The Ordnance Survey 25 Inch Maps of 1896 (fig 5), 1914 (fig 6), 1932 (fig 7) and 

1946 (fig 8) 
The area of the site continues to be shown as fields on the 1896 and 1914 maps. On the 1932 
map the first structures are built at the southern edge of the field, but outside of the area of the 
development site. This number of houses increases on the 1946 map. 
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The same process happens to the south of the site at what is now Hogden Bottom. 
However, the general area around the site remains little changed over the course of the 
Ordnance Survey maps, with only a small development to the north of the site, along with the 
construction of Kingswood Court. 
 
 
 
6 SITE VISIT 
A physical walkover of the site was undertaken on 2nd August 2010. The site is currently chalk 
downland with grass and small hawthorn bushes across the field and mature trees enclosing it. 
It is believed to have been left like this for around 5 years; previously it was horse pasture. The 
majority of the site is on a steep slope, but the higher ground running along the north, and the 
lower ground running along the south, are slightly flatter. Both at the north-western corner and 
halfway up the eastern edge of the site small areas where the ground had been cut into and 
terraced were identified. Both of these areas are relatively small, approximately 10x10m. It was 
noted that troughs were placed along the northern edge of the site, that would have once been 
plumbed in. These would have required pipes to transport the water, but any disturbance to 
potential archaeological remains is likely to have been very small. No obvious, above ground, 
archaeology was observed on the site. 
 
 
7 DISCUSSION 
7.1 Archaeological Background 
There are many prehistoric remains known within the immediate area of the site. The majority 
of these are Palaeolithic artefacts that have been recovered through fieldwalking, with 
Mesolithic, Neolithic and Bronze Age artefacts also well represented in the record. These finds 
suggest that the area surrounding the proposed site was attractive to those present during these 
times. 
 The Iron Age and Roman periods are not represented in the archaeological record 
within the search area, though it can be noted here that Roman wells were supposedly 
encountered in Kingswood Gardens (Arnold 1991, 2). 
 Saxon evidence for the site comes with the area of Kingswood being used as royal 
hunting grounds as early as the time of Edward the Confessor. There has, however, been no 
Saxon material recovered from the search area. Again this may be a result of the lack of 
archaeological investigation being undertaken in the area.  
 Medieval evidence is also scarce for the site, but documentary evidence indicates the 
use of the Kingswood during this period, and that a chapel was once present in the village and 
was described as ‘longstanding’ in 1458. 
 
7.2 Archaeological Potential 
The site has archaeological potential for multi-period remains: 
 
Prehistoric – high potential  There are numerous groups of finds and finds spots from the 
Palaeolithic period both within the search area and within a close proximity to the site. There 
are also important sites from the Mesolithic, Neolithic and Bronze Age within a short distance 
of the site. 
 
Roman – low or uncertain potential  No sites of this date are known within the search area, 
but there have been recorded features of this date nearby. 
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Saxon – low or uncertain potential  Kingswood village lies to the north of the site, but there 
is no positive evidence that settlement extended in this direction. 
 
Medieval – low potential  Medieval activity appears to be concentrated around Kingswood 
village to the north, with little evidence of activity on or around the site. The early map 
evidence suggests that significant medieval settlement in this area is unlikely. 
 
Post-Medieval – low potential  The cartographic evidence for the site shows no intense 
activity on the site, or the surrounding area. It is only during the early 20th century that a 
denser pattern of occupation emerges, which is well documented both cartographically and 
through written sources.  

However, the steeply sloping character of much of the site suggests that it is an unlikely 
location for settlement sites with buildings, and this may mean that the archaeological potential 
is lower that might be expected from the known archaeology of the area. 
 
7.3 Previous Ground Disturbance and State of Preservation 
The cartographic sources show little or no disturbance to the site since Rocque’s first map of 
1768 through to the OS map of 1938. The site appears to have been arable for the length of its 
cartographic history until it was developed upon during the 20th century. Surrounding the site 
are several areas of small quarrying. These do not seem to have impacted upon the site, nor is it 
evident that any quarrying took place on the site. All this indicates a good level of preservation 
of any potential archaeology that may be encountered. 
 
 
8 IMPACT OF THE PROPOSED DEVELOPMENT 
It is proposed to build up to 100 dwellings in Shrimps Field on Brighton Road, Kingswood. 
The details of the construction methods are not yet available, as plans have yet to be drawn up. 
However, the large size of the development indicates that its impact upon the historic 
environment will be considerable. At this stage the whole of the development area should be 
regarded as archaeologically at risk. 
  
 
9 CONCLUSIONS AND RECOMMENDATIONS 
Evidence suggests that the proposed development site at Shrimps Field lies in close proximity 
to prehistoric activity, but it is uncertain whether any archaeology will lie within the site 
boundaries. The majority of prehistoric activity encountered in the area has been on the clay-
with-flints geology, but the possibility cannot be discounted that such evidence will survive on 
the chalk of this site. 
 The planned development is likely to cause a considerable amount of ground 
disturbance to the site, and all archaeological evidence that may lie within it should be regarded 
as at risk. 
 Due to the archaeological potential and the impact that the groundworks will have, it is 
recommended that the area be archaeologically evaluated before the development takes place. 
 The present character of the site means that the most practical and efficient method of 
evaluation is by trial trenching, but the nature of some of the potential artefacts, for example 
flint scatters, would require a more intensive programme of test-pitting (examining the 
overburden closely) to ensure that they are not missed. It is suggested that each evaluation 
trench have a test pit placed at one end of it to enable this. 
 The statements and recommendations in the paragraphs above are the considered views 
of the Surrey County Archaeological Unit, based on the evidence presented in the earlier part 

 8
Shrimps Field DBA final.DOC 



 

of the report. It must be emphasised, however, that whether, what, and when further 
archaeological work is required are decisions to be made by the Local Planning Authority 
(generally acting under the advice of Surrey County Council’s Heritage Conservation team), 
and any further action in response to this report should await their opinion. 
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APPENDIX A 
 

SPECIFICATION FOR THE CONDUCT OF AN ARCHAEOLOGICAL TRIAL 
TRENCH EVALUATION ON THE LAND AT SHRIMPS FIELD, CHIPSTEAD LANE, 

KINGSWOOD 
 
1 METHODOLOGY FOR FURTHER ARCHAEOLOGICAL WORK 
1.1 General Considerations 
1.1.1 The further evaluation should aim to gather sufficient information to establish the 
presence or absence, extent, character, quality and date of any threatened deposits within the 
site in order to allow definition of an appropriate mitigation strategy. 
 
1.1.2 The methodologies for further work outlined below have been formulated after careful 
consideration of all the relevant factors, including cost. They are believed to be the most 
appropriate for the circumstances of the site and its perceived potential. 
 
1.1.3 Where a detailed specification is not given below it is to be assumed that all work 
should be carried out within high professional standards, with the scope and level of different 
aspects of the work defined by reference to the advice and practice of English Heritage and the 
Institute of Field Archaeologists. 
 
1.2 Machine Trial Trenching 
1.2.1 This is probably the most commonly used field evaluation technique; it has much to 
commend it since it provides rapid, cost-effective answers to presence or absence and extent of 
deposits, and enables manual excavation to establish their character, date and quality. In all 
cases work should be carried out using a 1.8m wide, toothless ditching bucket.  
 
1.2.2 The quantity of work implied by the above is in need of definition. There are two parts 
to this; the number and length of trenches opened by machine should be sufficient to provide a 
balanced sample, and should minimize the risk of important evidence lying in the gaps between 
trenches. A sample of this sort can be achieved by examination of 67 trenches, each 
approximately 25m long and 1.8m wide, which equates to a c5% sample of the 6.1Ha area 
where the works will have a potential impact on archaeology. A trench plan has been included 
for reference (fig 9), but would need to be approved by the SCC Heritage Conservation Team 
Archaeological Officer (Tony Howe), prior to starting any fieldwork. 
 
1.2.3 Their position and precise length will be partly dictated by the present layout of the site 
but there should be no difficulty in achieving an appropriate sample. Up to 85m of further 
trenching may be carried out in locations at the discretion of the site director, in order to clarify 
any positive results. Unless otherwise agreed, the trenches would be backfilled with the 
excavated material, and any full re-instatement of the area would be the responsibility of the 
client/landowner. 
 
1.2.4 The excavation of the trenches would be carried out under the direct supervision of an 
archaeological field officer and archaeological assistant, with the use of a suitably operated 
machine. The size of the machine should be equivalent to a 12-13 tonne, 360º mechanical 
excavator, such as a Komatsu PC120, or greater, equipped with a 1.8m wide ditching bucket. 
 
1.2.5 The second part of the work would be hand excavation following on from the machine 
opening of trenches. It will be obvious that this is largely an unknown quantity at this stage. A 
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reasonable maximum figure would be provided in the cost estimate, based on present 
knowledge of similar scale fieldwork. 
 
1.3 Test Pitting 
The purpose of this section is to outline the strategy and methods of test pitting. 

1. The test pits will be 1x1m in size and excavated by hand to the natural geology 
below. 

2. The test pits will have the topsoil and subsoil hand excavated and the excavated soil 
passed through a 1cm sieve on site. A dry or wet sieve policy will be undertaken, 
depending on site conditions. 

3. If a density of flint produced from on site sieving is high, a bulk sample will be 
retained and processed at a finer grade at a post excavation stage. 

4. In general an entire test pit will be excavated in one stage. A small percentage, 
however, will be excavated at 5 to 10cm spits as a control sample. 

 
1.4 Cleaning and Sampling of Features 
The purpose of this section is to outline the strategy and methods of hand excavation. Three 
aspects of this may be identified. 
 
1.4.1 The mapping of archaeological evidence 
Plans will be prepared showing all archaeological features revealed within the areas of 
observation (at a scale of 1:50 or larger). All contexts will be numbered, record sheets created 
and finds collected.  
 
1.4.2 A hand excavated sample of all features  
The minimum level of sampling will obviously vary with the type of feature and its perceived 
capacity to contribute towards the objectives of the watching brief, as well as the extent of the 
feature revealed by the works. The requirements for sampling (by volume) which are listed 
below would apply when the features are exposed during a reduced level strip across the 
footprint of the new build. Where features are identified within confined excavations, such as 
footing or service trenches, the level of sampling will be determined on a case by case basis, 
but using the following as a guideline: 

• 50% of intrusive non-structural features (pits, random postholes). Up to 50% (by 
number) to be then fully excavated following assessment. 

• 15% of each linear feature's exposed area, plus terminals and intersections to define 
relationships if appropriate.  

• 75-100% of structural features (beamslots, ring ditches), 75-100% investigation for 
debris areas, collapsed structures, walls. Structurally associated postholes to be half 
sectioned then fully excavated. 

• 75-100% of the exposed area of domestic/industrial working features (hearths, ovens), 
unless the form or size of the feature suggests an alternative approach.  

• Where archaeological features are identified which prove to significantly exceed the 
contractors intended depth of excavation, the site director, in consultation with SCC 
Heritage Conservation Team Archaeological Officer, will take a decision on the 
maximum depth to which it should be sampled based on the nature of the feature and 
health and safety issues. 

• Where suitable conditions arise environmental sampling is to be designed in 
consultation with specialist Environmental Archaeological Consultants Quaternary 
Scientific / Quest or the English Heritage Scientific Advisor. Recommendations for 
sampling levels are unique to each site and all strategies should be discussed with 
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specialists before proceeding, preferably on site once the range of features are 
exposed. 

 
1.4.3 Selective further hand excavation 
The initial sampling, described above, may lead to the conclusion that further sampling is 
required to meet the project objectives.  Reasons for this include  

• Acquisition of further dating evidence: Further excavation is needed to clarify 
stratigraphic sequences or to acquire more finds to date a feature. 

• Identification of function, status: Further excavation will help establish, by the form of 
the feature or the nature of finds within it, the function or status of occupation at a 
particular period. 

• Meeting of specialist needs: In the light of on-site advice there may be a need for 
further sampling to meet the needs of environmental and other specialists.   

 
1.4.4 The above covers the principal types of feature likely to be found.  Other types of 
features if found will be excavated according to good professional practice and their capacity to 
meet the project objectives. 
 
1.4.5 The methods of hand excavation 
In general terms the more rapid the excavation method is, the less refined the evidence 
produced.  The archaeological field officer will need to use his/her discretion in this, adopting 
the method, which will most economically achieve the desired aim.  Mattock and shovel will 
generally provide the best approach to substantial volumes of undifferentiated fill; at the other 
extreme fragile articulated bone may require delicate tools and enormous care. There is no 
perceived advantage to general sieving of deposits to aid recovery of artefactual evidence. 
Sieving will occur on a selective basis, largely for environmental purposes. 
 
1.5 Unexpected discovery of human remains  
1.5.1 If human remains are unexpectedly identified in fieldwork, the minimum amount of 
work consistent with ensuring the short-term integrity of the remains will be undertaken until 
permission (normally a Ministry of Justice Licence under section 25 of the 1857 Burial Act) for 
further work and an agreed set of procedures for such work is in place. Ministry of Justice 
guidelines state: 

 
Exhumation licence applications under the Burial Act 1857 will be considered 
wherever human remains are buried in sites to which the following Acts do not 
apply - Disused Burial Grounds (Amendment) Act 1981 or other burial ground 
legislation (eg Town & Country Planning (Churches, Places of Religious 
Worship and Burial Grounds) Regulations 1950; Channel Tunnel Rail Link Act 
1996 etc.). This is expected to apply to the majority of archaeological 
excavations. When licenses are issued, a time limit, normally of up to two years, 
will be set for re-interment of human remains; it will be possible to apply for an 
extension when circumstances justify this. 

 
1.5.2 All work pertaining to human remains will be carried out in broad conformity with the 
principles and practice set out in IFA technical paper no 13 Excavation and post-excavation 
treatment of cremated and inhumed human remains (1993) in respect of excavation and post-
excavation work, where relevant supplemented by Guidance for best practice for treatment of 
human remains excavated from Christian burial grounds in England - EH/CoE 2005.  On-site 
recording will utilise pro forma record sheets, with sampling and other procedures taking place 
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under the advice of an appropriately qualified human bone specialist.  All post-excavation 
analysis will be sub-contracted by SCAU to a specialist organisation or consultant.  SCAU will 
satisfy itself (by reference to previous publication and/or advice from acknowledged 
authorities in the field, including the English Heritage Regional Environmental Advisor) that 
any such works to the highest current standards in their field. 
 
1.6 Treasure 
All finds of gold and silver objects, and groups of coins from the same findspot, which are over 
300 years old, are legally obliged to be reported under the Treasure Act 1996. Prehistoric base-
metal assemblages (found after 1st January 2003) also qualify as Treasure. The following finds 
are Treasure under the Act, if found after 24 September 1997 (or, in the case of category 2, if 
found after 1 January 2003):  

a) Any metallic object, other than a coin, provided that at least 10 per cent by weight of 
metal is precious metal (that is, gold or silver) and that it is at least 300 years old when 
found. If the object is of prehistoric date it will be Treasure provided any part of it is 
precious metal.  

b) Any group of two or more metallic objects of any composition of prehistoric date that 
come from the same find (see below)  

c) All coins from the same find provided they are at least 300 years old when found (but if 
the coins contain less than 10 per cent of gold or silver there must be at least ten of 
them). Only the following groups of coins will normally be regarded as coming from 
the same find:  

o hoards that have been deliberately hidden  
o smaller groups of coins, such as the contents of purses, that may been dropped 

or lost  
o votive or ritual deposits.  

d) Any object, whatever it is made of, that is found in the same place as, or had previously 
been together with, another object that is Treasure.  

e) Any object that would previously have been treasure trove, but does not fall within the 
specific categories given above. Only objects that are less than 300 years old, that are 
made substantially of gold or silver, that have been deliberately hidden with the 
intention of recovery and whose owners or heirs are unknown will come into this 
category. 

f) Note: An object or coin is part of the ‘same find’ as another object or coin if it is found 
in the same place as, or had previously been together with, the other object. Finds may 
have become scattered since they were originally deposited in the ground.  

 
1.7 Recording and Processing 
Recording will be undertaken as follows: 

a) All structures, deposits and finds are to be recorded according to accepted professional 
standards as given in the Institute of Field Archaeologists Standard and Guidance for 
archaeological field evaluation (2008). 

b) Plans indicating the location of areas examined and the location of all archaeological 
features are to be drawn at an appropriate scale. Plans at an appropriate scale will be 
related to the National Grid and levels related to Ordnance Datum.  All plans and 
sections are to be drawn on polyester based drafting film and clearly labelled. 

c) All archaeological contexts are to be recorded individually on record context sheets. A 
further more general record of the work comprising a description and discussion of the 
archaeology is to be maintained as appropriate. 
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d) A full black and white, colour (35 mm transparency), and digital photographic record of 
the work is to be kept. The photographic record is to be regarded as part of the site 
archive.  

e) All artefacts recovered during the work on the site are to be suitably bagged, boxed and 
marked in accordance with the United Kingdom Institute for Conservation, 
Conservation Guidelines No 2. 

f) Where appropriate conditions are encountered, environmental samples should be taken 
and any advice required sought from specialist Environmental Archaeological 
Consultants Quaternary Scientific/Quest (formerly Archaeoscape, RHUL) or the 
English Heritage Scientific Advisor. 

 
1.8 Report Preparation 
An interim report should be prepared within two months of the completion of work, and copies 
supplied to the client, consultant, the Local Planning Authority (via the client) and the SCC 
Heritage Conservation Team Archaeological Officer. The report should include as a minimum: 

a) Non-technical summary. This should outline the principal reason for the work, its 
objectives and main results. It should include reference to authorship and 
commissioning body. 

b) Introduction. This should present the planning background (or other relevant issues), the 
archaeological background, basic character of work, brief site description (including 
size, geology and topography, location), when the project was undertaken and by 
whom. 

c) Aims and purpose of the watching brief. This should be taken from the aims set out in 
the project design or specification. 

d) Methodology. This should briefly describe the methods used, where these vary from 
those in the agreed project design or specification, a full explanation and description 
should be given. 

e) A statement of results and interpretation of the archaeology of the site. A description of 
each category of material (stratigraphic, artefactual or ecofactual) should be given, 
including sufficient detail to provide the reader with a basis to assess the validity of an 
interpretation, which should be clearly separated. Where a large data-set is involved it 
should be presented in an Appendix. Where possible evidence should be presented, or 
supported by tables, drawings and photographs. Technical terms should be explained as 
necessary to ensure that it can be understood by those without an archaeological 
background.  

f) Conclusion. This should briefly summarise the results, and interpret them, placing them 
in a wider (local, national or other) context. The conclusion should be careful to note 
any limitations imposed by the character of the work or the nature of the results on its 
reliability. A recommendation for further work should normally be made, noting that 
the final decision in this respect is the responsibility of the relevant planning authority 
or other regulatory body, generally acting under the advice of a planning archaeologist 
or curator.  

g) Illustrations, at appropriate scales, should include a location plan of the areas examined, 
and a plan or plans of the main archaeological features. Additional plans and section 
drawings should be provided where the character of the results requires further detail to 
explain them. 

h) Acknowledgements 
i) References 
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 A full report on the work, containing a level of detail appropriate to the importance of 
any discoveries made, must be made available for publication in a publicly available journal 
within two years of completion of any fieldwork. The detailed methodology for this work will 
be determined by the post-project assessment, and the format and timescale agreed with the 
client and the SCC Heritage Conservation Team Archaeological Officer. 
 
1.9 Finds and Archive Deposition 
1.9.1 Finds will be retained by Surrey County Archaeological Unit (SCAU) until an 
appropriate level of study has been completed, and it is anticipated that they will then be placed 
in the nearest suitable Public Museum.  The complete archive, including all site records and 
drawings and all other relevant background materials will be deposited with, and at the same 
time as, the finds.  
 
1.9.2 If the applicant (as legal owner of the finds) wishes to make alternative arrangements 
for the curation of all or part of the archive such arrangements (including details of storage 
arrangements) will be agreed in writing with the planning authority. Where the place of 
deposition is not a Public Museum, a comprehensive record of all materials will need to be 
made for deposition in the nearest suitable Public Museum. 
 
 
2 HEALTH AND SAFETY 
2.1 SCAU operate within the Health and Safety guidelines established by Surrey County 
Council and the Services for Communities, adapted specifically for the form and type of work 
undertaken by the archaeological unit.  
 
2.2 Departmental and Archaeological Unit safe working procedures relating to working 
both away from the office and on site will be followed, in addition to any additional Health and 
Safety procedures imposed by the main site contractor. 
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1 INTRODUCTION

1 BACKGROUND

1.1.1 Applied Ecology Ltd (AEL) was appointed by WS Planning to complete a Phase 1

habitat and protected species walkover survey (as part of a scoping exercise) of

Shrimps  Field,  Chipstead  Lane,  Kingswood,  Surrey,  KT20  6QR  (central  grid

reference TQ 24713 55017).

1.1.2 The  Site  is  approximately  5ha  in  extent  and  comprises  a  series  of  neglected

grassland fields, orientated east to west, on a south-facing slope located north of

Chipstead Lane.  The site is bordered to the west by Brighton Road (A217), to the

south  by  Chipstead  Lane,  to  the  east  by  Sandy  Lane  and  to  the  north  by

residential houses and gardens of Kingswood Court and Eyhurst Close.

2 PLANNING CONTEXT

1.1.3 The Wildlife  and Countryside Act 1981 (as  amended) provides  the main legal

framework  for  nature  conservation  and  species  protection  in  the  UK.   The

Conservation (Natural Habitats, etc.) Regulations 1994, and the Countryside and

Rights  of  Way  Act  2000,  provide  supplementary  protected  species  legislation.

Specific protection for Badgers is provided by the Protection of Badgers Act 1992.

National Planning Guidance

1.1.4 Planning Policy Statement 9:  Biodiversity and Geological  Conservation August

2005 sets out Government’s national planning policy on protection of biodiversity

and geological conservation through the planning system and replaces  Planning

Policy Guidance Note 9 (PPG 9) on nature conservation published in October 2004.  In

the context of PPS 9, biodiversity is taken to mean the variety of life in all its forms

as discussed in the UK Biodiversity Action Plan1.

1.1.5 The key principals of PPS 9 with respect to biodiversity which should be adhered

to by regional planning bodies and local planning authorities in the context of

development planning are as follows:

1 Biodiversity: The UK Action Plan published in 1994 – HMSO Cm 2428.
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 Development plan policies and planning decisions should be based upon up-to-

date information about the environmental characteristics of their areas.  These

characteristics should include the relevant biodiversity resources of the area.  In

reviewing  environmental  characteristics,  local  authorities  should  assess  the

potential to sustain and enhance those resources.

 Plan  policies  and  planning  decisions  should  aim  to  maintain,  and  enhance,

restore or add to biodiversity conservation interests.  In taking decisions, local

planning  authorities  should  ensure  that  appropriate  weight  is  attached  to

designated  sites  of  international,  national  and  local  importance;  protected

species; and to biodiversity interests within the wider environment.

 Plan policies on the form and location of development should take a strategic

approach to the conservation, enhancement and restoration of biodiversity, and

recognise the contribution that sites, areas and features, both individually and in

combination, make to conserve those resources.

 Plan policies  should promote opportunities  for  the incorporation of  beneficial

biodiversity within the design of development.

 Development proposals where the principal objective is to conserve or enhance

biodiversity interests should be permitted.

 The aim of  the planning decisions should be to prevent harm to biodiversity

interests.  Where granting planning permission would result in significant harm

to those  interests,  local  planning authorities  will  need to  be  satisfied that  the

development cannot reasonably be located on any alternative sites that would

result in less or no harm.  In the absence of any such alternatives, local planning

authorities should ensure that, before planning permission is granted, adequate

mitigation measures are put in place.  Where a planning decision would result in

significant  harm  to  biodiversity  interests  which  cannot  be  prevented  or

adequately  mitigated  against,  appropriate  compensation  measures  should  be

sought.   If  that  significant  harm  cannot  be  prevented,  adequately  mitigated

against or compensated for, then planning permission should be refused.
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Biodiversity Action Plans (BAPs)

UK BAP

1.1.6 The  UK  BAP  (also  implemented  at  a  local  level  as  Local  BAPs)  is  the  UK

Government's response to the Convention on Biological Diversity signed in 1992.

It  describes the UK's  biological  resources and commits  a detailed plan for  the

protection of these resources through the implementation of Habitat and Species

Action Plans.

Local BAP

1.1.7 The Surrey BAP includes a total of 11 Habitat Action Plan (HAPs), including plans

for  ‘Chalk  Grassland’  and  ‘Lowland  Unimproved  Neutral  and  Dry  Acidic

Grassland’.  The Chalk Grassland HAP is currently under review.

1.1.8 A list of ‘Species of Conservation Concern for Surrey’ is currently being produced

with the help of the County's recorders and other species specialists, and is likely

to form the basis for future Species Action Plans (SAPs) within the county.  Only

two species currently  have a SAPs in Surrey,  namely small blue butterfly and

otter.

Natural Environment and Rural Communities Act (2006)

1.1.9 The  objective  of  the  NERC  Act  (2006)  is  to  increase  the  consideration  of

biodiversity within everyday decisions made by all public bodies, and is therefore

relevant to this scheme.  In accordance with Section 40 of the Act:

1.1.10 'Every  public  body must,  in  exercising  its  functions,  have regard,  so  far  as  is

consistent  with  the  proper  exercise  of  those  functions,  to  the  purpose  of

conserving biodiversity.'

1.1.11 This Section of the Act is often referred to as 'the biodiversity duty'. It excludes the

day-to-day professional roles of public bodies but concentrates instead on what

the organisation is doing for biodiversity beyond its core functions.  It may, for

example,  include  various  mitigation  actions  undertaken  in  relation  to

development schemes in order to conserve and benefit biodiversity.

1.1.12 Section  41  of  the  NERC  Act  (2006)  provides  a  list  of  so-called  ‘Habitats  and
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Species of Principle Importance in England’.  There are presently 56 habitats and

943 species on this list  representing those considered important for conserving

biodiversity. The Section 41 list should be used as a guide by any public body

which has the biodiversity duty under the NERC Act.  In the case of the present

survey, none of these listed habitats were considered to relate to the small areas of

habitat within the proposed development site.
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2 METHODS

3 REVIEW OF EXISTING DATA

2.1.1 Surrey Biological Records Centre (SBRC) was commissioned by AEL to provide

records  of  features  of  biodiversity  importance  that  occur  within a  2km radius

search area around the sites central point.  These data included information on

land covered by non-statutory wildlife designations, and protected, notable and

Biodiversity Action Plan (BAP) animal and plant species.  The location and details

of statutory wildlife sites (e.g. Sites of Special Scientific Interest) within the same

search area was checked on Natural England’s website.

4 HABITAT SURVEY

2.1.2 A  Phase  1  habitat  survey  of  the  Site  was  completed  by  an  experienced  AEL

ecologist on 10 September 2009, during fine and dry weather conditions, that were

ideal for completing ecology survey.

2.1.3 All habitats present were classified and mapped according to standard Phase 1

habitat survey categories2.  Frequent botanical target notes were made, and where

appropriate  a  list  of  the higher plant  species  present and an estimate of  their

individual relative abundance following the DAFOR3 scale was recorded.  Target

notes were used to record land areas of typical and unique botanical character,

and areas or features too small to map accurately in the field.

5 SPECIES ASSESSMENT

2.1.4 All incidental signs and evidence of protected animal species were noted during

the Phase 1 survey completed on 10 September 2009.   In  the absence  of  such

evidence, the suitability of the habitats present for protected animal species, and

therefore the need for additional species specific surveys, has been assessed using

field based evidence, existing species records and professional judgement.

2 JNCC (1993) Handbook for Phase 1 Habitat Survey – A technique for Environmental Audit.  JNCC. 
Peterborough.
3 DAFOR Scale, where D=Dominant, A=Abundant, F=Frequent, O=Occasional, and R=Rare.
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3 FINDINGS

6 REVIEW OF EXISTING DATA 

Designated Wildlife Sites

3.1.1 The closest statutory wildlife site is Chipstead Downs SSSI which is located 1.7km

to  the  east  north-east  of  the  site.   Mole  Gap  to  Reigate  Escarpment  SSSI,  the

majority of which is  also designated as  a Special Area of Conservation (SAC),

occurs around 2.6km to the south of the site and is separated from it by the M25.  

3.1.2 Two  non-statutory  wildlife  sites  occur  within  2km of  the  site.   The  closest  is

Banstead  and  Walton  Heath  Site  of  Nature  Conservation  Importance  (SNCI),

which is located around 80 metres to the east at their closest point.  This large site

(435.7ha) is considered important for its diverse habitats and species.  The second

site is Gatwick Wood SNCI, which is an ancient woodland located around 1.2km

to the south-east.  Four additional ancient woodland sites occur within 2km of the

site.   The  closest  is  Beechen  Copse,  which  is  located  immediately  south  of

Chipstead Road.

Protected, Notable and BAP Species

3.1.3 A number of protected and rare species records, all given at 1x1km resolution,

were provided by SBRC.  This included records for common frog, common toad,

smooth  newt,  pipestrelle  bat,  hedgehog  and  small  blue  butterfly.   Of  these

records, only small blue (a single 1996 record) and pipestrelle bat (a single 1982

record) were recorded from within 1km squares coincident with the site (TQ2454

and  TQ2455).   Records  of  three  plant  species,  namely  water-soldier  Stratiotes

aloides,  fringed water-lily  Nymphoides  peltata  and box  Buxus sempervirens,  and a

cobweb spider Coelotes terrestris, were also provided for locations beyond the site,

but within the area of search.

3.1.4 A number of local species records were provided, mostly characterised by a range

of  butterflies  associated  with  chalk  grassland,  scrub  and  woodland.   These

included records  for  Essex skipper,  green hairstreak,  holly blue,  brown argus,

silver-washed fritillary, marbled white, small blue and grizzled skipper.  Records

for only the latter two species, dating from 1996 and 1999 respectively, were from
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1km grid squares coincident with the site.

7 HABITAT SURVEY

3.1.5 The Phase 1 habitat map is shown by  Figure 1 and associated target notes are

provided in Appendix 1.  Descriptions of the habitats present are provided below,

and representative photographs can be found in the accompanying photo-sheet.

Grassland

3.1.6 The site comprised of five neglected grassland fields.  The grassland was probably

former pasture land, and may have been subject to some improvement in the past.

The range and diversity of plant species present was not indicative of unimproved

grassland, and all grassland areas have been classified and mapped as being of

semi-improved  character.   A  preliminary  plant  species  list  with  relative

abundance estimates (DAFOR) for each of the five fields (referred to as fields A-E)

is provided in Appendix 2.

3.1.7 In the absence of management the grassland had developed a rank and tall sward

throughout, with scattered young woody scrub present across the entire site in

varying  abundance.   All  five  fields  were  dominated  by  false  oat-grass

Arrhenatherum  elatius,  with  common  associates  including  cock’s-foot  Dactylis

glomerata,  red  fescue  Festuca  rubra,  common  bent  Agrostis  capillaris,  ragwort

Senecio jacobaea and ribwort plantain Plantago lanceolata.  

3.1.8 However, plant species composition and diversity did vary between and within

the fields, with grassland to the east and south being typically more species-rich

with occasional calcicolous species (Photo 1), and grassland to the west and north

less rich in species and lacking the calcicoles (Photo 2).  The areas of grassland

supporting calcicolous plants have been classified and mapped as semi-improved

calcareous grassland, with indicator species including upright brome  Bromopsis

erecta,  wild  basil  Clinopodium  vulgare,  ploughman's-spikenard  Inula  conyzae,

burnet-saxifrage Pimpinella saxifraga and wild marjoram Origanum vulgare.  These

species were however present at low abundance only and indicate only a minor

calcareous influence.  This grassland could equally be mapped as neutral grass,

but this distinction is considered useful in this instance to distinguish areas of

more species-rich vegetation with calcareous tendencies from more species-poor
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neutral swards.  Grassland areas which lacked these species or contained them in

very  small  quantity  only  have  been  classified  and mapped  as  semi-improved

neutral grassland.

3.1.9 In NVC terms, all grassland within the site would probably fall within the MG1

Arrhenatherum  elatius grassland  community,  with  transitions  from  MG1d

Pastinaca sativa sub-community roughly corresponding to areas of semi-improved

calcareous grassland, and  MG1a Festuca rubra sub-community corresponding to

areas of  neutral  grass.   This  initial  NVC interpretation is  however based on a

walkover  assessment  undertaken  as  part  of  the  habitat  survey.   Specific  and

detailed NVC assessment at a suitable time of year (ideally May-July) would be

required  to  confirm  these  findings,  and  to  fully  understand  the  value  of  the

grasslands from a botanical perspective.

3.1.10 A small sunken remnant of an old chalk pit occurred in the far east of the site

(Photo 3).  The pit supported similar plant species to the surrounding grassland,

but  possessed  more  extensive  bare  ground.   Species  that  were  present  and

appeared to favour the open ground conditions included blue fleabane  Erigeron

acer and common centaury Centaurium erythraea.  A second chalk pit occurred in

the west of the site but was fully vegetated and lacked bare ground.

Woodland and Scrub

3.1.11 Woodland habitat abutted the site in a number of locations around its perimeter,

with only a very small area occurring within the far northwest corner of the site

itself.   Linear  areas  of  woodland  of  variable  width  and  mostly  consisting  of

mature  oaks  Quercus  robur with  an  ornamental  shrub  understorey,  occurred

around the site’s northern boundary (Photo 4).

3.1.12 Immediately west of the site along the Brighton Road was a fringe of mixed semi-

natural  broadleaved  woodland,  dominated  by  sycamore  Acer  pseudoplatanus.

Other tree and shrub species included ash  Fraxinus excelsior,  oak, hazel  Corylus

avellana,  hawthorn  Crataegus  monogyna and  some  rhododendron  Rhododendron

ponticum.  The associated ground layer was sparse and plant species-poor.

3.1.13 An extensive area of dense scrub occupied an area between blocks of residential

housing in the south of the site along Chipstead Road (Photo 5).  This area was
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dominated by mosaics of dense bramble Rubus fruticosus, and mixed woody scrub,

including  hawthorn,  silver  birch  Betula  pendula,  wild  privet  Ligustrum  vulgare,

buckthorn  Rhamnus cathartica,  gorse  Ulex europaeus,  and occasional semi-mature

sycamore  trees.   Some  introduced  shrub  and  tree  species  were  also  present

including snowberry Symphoricarpos albus and tree-of-heaven Ailanthus altissima.

3.1.14 Physical  access  into to this  area was restricted due to the dense nature of  the

vegetation, and mapping the small scale habitat mosaics was not possible for this

reason.   However,  patches  of  rank  semi-improved  calcareous  grassland  and

locally  abundant  tall  ruderal  vegetation,  including  stands  dominated by  great

willowherb  Epilobium hirsutum and rosebay willowherb  Chamerion angustifolium,

were intermixed with bramble and woody scrub.

Hedgerows and Individual Trees

3.1.15 Around half of the sites perimeter was bordered by mature woody hedgerows,

both species-rich and species-poor examples, including some with trees (Photo 6).

The most commonly occurring shrub species were hawthorn, ash,  wild privet,

dogwood  Cornus  sanguinea and dog-rose  Rosa  canina.   Some  sections  of  more

recently planted hedgerow occurred inside the sites northern boundary.  Internal

field boundaries in the west of the site supported gappy hawthorn dominated

hedges that lacked trees (Photo 7).  Internal field boundaries to the east comprised

of post and wire fencing only and lacked hedgerows.

3.1.16 Many mature  individual  trees  occurred around the sites  perimeter.   The most

significant of these were numerous mature oaks just outside of the sites northern

boundary, a number of mature limes Tilia x vulgaris in the sites southeast corner,

and a few mature oaks just beyond the sites boundary in the northwest corner.

Occasional semi-mature trees, mostly sycamore, occurred within the area of dense

scrub in the south of the site.

Tall Ruderal and Bracken

3.1.17 Patches of tall ruderal vegetation, dominated by nettle, great willowherb and/or

rosebay willowherb, occurred within the area of dense bramble and woody scrub

to the south of the site and within woodland close to the site western boundary

(Photo  8).   Small  patches  of  bracken  Pteridium aquilinum were  present  in  two
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locations close to the sites boundary (Photo 9).

8 SPECIES ASSESSMENT

Herpetofauna

3.1.18 No ponds occur within the site and none are shown on the 1:25,000 OS map as

present within 500m of the site.  No records for great crested newt within the

search area were provided by Surrey Biological Records Centre (SBRC).  On this

basis  no  potential  significant  adverse  effects  on  great  crested  newts  or  other

amphibian species are anticipated in association with future development of the

site.

3.1.19 No  reptile  records  were  provided  by  SBRC  from  within  the  search  area.

However, two individual adult common lizards were seen in grassland within the

site during the walkover survey.  All areas of grassland within the site, including

grassland/scrub mosaics,  represent suitable reptile  habitat.   The reptile  species

present, and their distribution and abundance within the site would need to be

assessed  by  specific  reptile  survey  at  an  appropriate  time  of  year  (April-

September).

Badger

3.1.20 No badger setts were found during the walkover survey, but badger activity in

the  form  of  a  small  area  of  suspected  badger  foraging  was  found  in  the

easternmost grassland field (TQ 24940 55050).  The presence/absence of badger

setts  within  hedgerows,  dense  scrub  and  woodland  habitats  around  the  sites

perimeter, and within the area of dense scrub in the south of the site would need

to  be  confirmed  by  specific  survey  during  the  winter  period  when  ground

vegetation has died back.

Dormouse

3.1.21 No records of dormouse within the search area were provided by SBRC, however

according  to  the  National  Biodiversity  Network  (NBN)  this  species  has  been

recorded within the 10km square coincident with the site over the period 1736-

1912.  The presence of woodland, hedgerows and scrub (all of which represent

habitat of theoretical value to dormouse) around the sites perimeter and within
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the site to the south, combined with the sites close proximity to ancient woodland

and other  suitable  habitat,  means  that  the  presence  of  dormouse  within these

areas can not be discounted without specific survey.  If any suitable dormouse

habitat would be affected by future development proposals, a dormouse survey

would be required to confirm the presence/absence of this species in our opinion.

Bats

3.1.22 Two  mature  oak  trees  occurred  within  a  small  area  of  woodland  in  the  far

northwest corner of the site, close to the site access gate off Brighton Road (see

Target Note 18 for location).  One of the oak trees, with a diameter at breast height

(dbh)  of  around  90cm,  possessed  two  natural  holes  on  the  main  truck  with

possible cavities of potential value to roosting bats (Photo 10).  The second oak,

with a dbh of around 120cm, possessed minor splits, some thick stemmed ivy and

a natural rot hole in the end of missing limb (Photo 11).  No other trees within the

site possessed any obvious features of potential value to roosting bats.  We would

recommend that these trees are retained and protected as part of the development

going  forward.   If  this  is  not  feasible  then  a  precautionary  approach  to  their

removal  must  be  adopted,  and  they  should  be  checked  for  the  presence  of

roosting bats.

Breeding Birds

3.1.23 The grassland fields,  hedgerows,  scrub and woodland are  unlikely to support

important numbers or assemblages of breeding birds, and no specific bird survey

is necessary in our opinion.  However, the presence of ground nesting species, in

particular skylark, and common scrub and woodland nesting species, during the

breeding  period  (March-August,  inclusive)  is  very  likely.   On  this  basis,

vegetation removal and ground clearance operations should be completed outside

of the bird breeding period in order to minimise the risk of killing and/or injury.

Invertebrates

3.1.24 The site could provide suitable habitat for a number of butterfly species known to

occur  in  the  local  area,  including  Essex  skipper,  green  hairstreak,  holly  blue,

marbled white, and grizzled skipper.  The food plant of the small blue butterfly,

namely  kidney vetch  Anthyllis  vulneraria,  was  not  recorded during  the  habitat
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survey.

3.1.25 In addition, the old chalk pit located close to the sites eastern boundary possessed

a short section of south-facing bare earth around the lip of the pits northern side.

The  vertical  earth  lip  was  around  30cm  high  and  was  overhung  with  grass

vegetation (Photo 12).  Many small insect dug holes were present in the bare earth

face.  The holes appeared to have been created, and were occupied, by burrowing

bees or wasps.

3.1.26 Given the site supports relatively species-rich grassland and a number of notable

butterflies are known to occur in the local area, combined with the presence of a

specific  feature  of  potential  value  to  specialist  invertebrates  (i.e.  bare  ground

within the old chalk pit), we would recommend that a specific invertebrate survey

is completed.
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4 EVALUATION

9 DESIGNATED WILDLIFE SITES

4.1.1 The site itself does not possess any statutory or non-statutory designation.  No

direct or indirect adverse impacts on statutory, non-statutory or ancient woodland

sites are likely to occur as a result of future development of the site.  The risk of

potential adverse effects occurring on the adjacent woodland site (Beechen Copse)

as result of increased recreational pressure is not known at this stage and would

need to be verified by further assessment.

10 HABITATS

4.1.2 The  site  was  found  to  comprise  a  series  of  semi-improved  grassland  fields

dominated by false oat-grass and with substantial scattered mixed woody scrub.

Plant species composition and diversity varied across the site, with western and

northern  parts  typically  supporting  species-poor  neutral  swards  of  limited

botanical  interest  (MG1a),  and  eastern  and  southern  areas  supporting  semi-

improved calcareous grassland of greater species diversity (MG1d).  No rare or

scarce plant species were recorded however.

4.1.3 The more species-rich swards included a number of typical coarse Mesobromium

species,  such  as  upright  brome,  wild  basil,  ploughman's-spikenard, burnet-

saxifrage  and  wild  marjoram,  all  indicators  of  calcareous  soil  conditions.

Classification of these areas as semi-improved calcareous grassland is considered

a  useful  distinction  in  this  instance,  although  the  grassland  is  not  highly

calcareous and could equally be mapped as neutral grass.

4.1.4 The areas of semi-improved calcareous grassland present within the site are not

covered by the UK and Surrey Biodiversity Action Plans for Lowland Calcareous

Grassland, which is defined as comprising NVC communities CG1-9.  Six of these

communities  (CG2-7)  form  the  main  chalk  grassland  communities  found  in

Surrey.   The  semi-improved  calcareous  grassland  found  within  the  site  is

considered therefore to be of some botanical interest in the local context only.

4.1.5 Other  habitats  present,  including  scrub,  hedgerows,  woodland and individual

mature  trees  are  also  considered  to  be  of  some  ecological  value  in  the  local
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context.

11 SPECIES

4.1.6 The presence of common lizard within the site was confirmed during the Phase 1

habitat survey.  Further survey to confirm the reptile species present, and their

distribution and abundance within the site is required.

4.1.7 On the basis of the habitats present and the existing protected species records for

the local  area,  the site  has the potential  to support  a range of  other protected

animal species that could have a bearing on future development proposals for the

site.  Depending on the precise development proposals, this may include survey

for badger, dormice, and invertebrates.
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5 RECOMMENDATIONS

12 FURTHER SURVEY RECOMMENDATIONS

5.1.1 Depending  on  the  precise  development  proposals,  the  following  additional

ecological surveys may be required to enable a full assessment of the potential

ecological effects of future development to be made.

 Botanical assessment – This should focus on grassland habitats, and include a

detailed  map  of  NVC  community  and  sub-communities  and  a  check  for

notable plant species (to be completed between May-July);

 Reptile survey – This would involve placing out a large number (in excess of

100 tins) of reptile refugia (i.e. corrugated and/or bituminous roofing felt ‘tins’)

across suitable areas of grassland and grassland/scrub mosaics across the site.

These  tins  would  need  to  be  checked on  seven separate  occasions  during

suitable weather conditions between April-September;

 Badger survey – A survey of all boundary hedgerows, scrub, woodland, and

the area of dense scrub in the south of the site would need to be completed to

confirm the presence/absence of badger setts from these areas.  This should be

completed when ground vegetation has died back (January-March);

 Dormice survey – A survey of boundary hedgerows, scrub, woodland, and

the area of dense scrub in the south of the site would need to be completed to

confirm the presence/absence of dormice from these areas.  Dormouse nest

tubes  would  be  placed out  over  the  winter  (January-March),  and  checked

every month from April-November, inclusive.

 Invertebrate survey – A general assessment of the sites invertebrate interest

should be completed, particularly covering butterflies and verifying the value

of the old chalk pit for bare ground specialists (June-August).

13 METHOD FOR ECOLOGICAL IMPACT ASSESSMENT

5.1.2 In line with best  practice,  it  is  recommended that  the method outlined by the

Institute of Ecology and Environmental Management's (IEEM) in their Guidelines
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for Ecological Impact Assessment in the United Kingdom4 is used as a procedure

for the ecological component of Environmental Impact Assessment, if this such as

assessment needs to be completed in the future.

4 Institute of Ecology and Environmental Management (2006) Guidelines for Ecological Impact 
Assessment in the United Kingdom (version 7 July 2006). http://www.ieem.org.uk/ecia/index.html
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Appendix 1
Target Notes
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1. Thick unmanaged species-rich hedgerow with trees along site boundary, with ash 
Fraxinus excelsior, hazel Corylus avellana, dog-rose Rosa canina, wayfaring-tree 
Viburnum lantana, hawthorn Crataegus monogyna, field maple Acer campestre, wild 
privet Ligustrum vulgare, dogwood Cornus sanguinea, buckthorn Rhamnus cathartica 
cherry laurel Prunus laurocerasus, and blackthorn Prunus spinosa.

2. Area of semi-improved calcareous grassland with dense scrub regeneration 
dominated by young ash Fraxinus excelsior.

3. Woody scrub along edge of site boundary, including hawthorn Crataegus monogyna, 
wild privet Ligustrum vulgare, ash Fraxinus excelsior and dog-rose Rosa canina.

4. Unmanaged species-rich hedgerow with trees, with hawthorn Crataegus monogyna, 
elder Sambucus nigra, ash Fraxinus excelsior, blackthorn Prunus spinosa, spindle 
Euonymus europaeus, dog-rose Rosa canina, hazel Corylus avellana, dogwood Cornus 
sanguinea, and common lime Tilia x vulgaris. 

5. Well maintained beech Fagus sylvatica dominated hedgerow alongside a residential 
boundary.

6. Linear belt of mature woodland along boundary of site with occasional ornamental 
shrubs.

7. Mixed bramble and woody scrub, together with abundant tall ruderal vegetation 
dominated by great willowherb Epilobium hirsutum.

8. Species-rich hedgerow with trees along roadside, dominated by hawthorn Crataegus 
monogyna.  Other species included dogwood Cornus sanguinea, ash Fraxinus excelsior, 
wild privet Ligustrum vulgare, snowberry Symphoricarpos albus, holly Ilex aquifolium, 
and a cherry Prunus species.

9. Mosaics of semi-improved calcareous grassland with abundant scrub and small non-
native species, including snowberry Symphoricarpos albus and spear mint Mentha 
spicata.

10. Mosaics of bramble Rubus fruticosus and mixed woody scrub, together with 
occasional sycamore Acer pseudoplatanus trees.

11. Species-rich hedge with trees comprising of hawthorn Crataegus monogyna, sycamore 
Acer pseudoplatanus, ash Fraxinus excelsior, apple Malus domestica, hazel Corylus 
avellana, oak Quercus robur and beech Fagus sylvatica.

12. Thick species-poor hedge alongside a residential garden.  Species present included 
hawthorn Crataegus monogyna, false acacia Robinia pseudoacacia, willow Salix species 
and sycamore Acer pseudoplatanus.

Applied Ecology Ltd



Ecology Scoping Survey Report Shrimps Field, Kingswood

13. Semi-natural broadleaved woodland on a north-facing sloped road embankment, 
dominated by sycamore Acer pseusoplatanus, and some rhododendron Rhododendron 
ponticum.

14. Species-rich hedgerow dominated by hawthorn Crataegus monogyna, together with 
oak Quercus robur, sessile oak Q. petraea, dog-rose Rosa canina, blackthorn Prunus 
spinosa, buckthorn Rhamnus cathartica, cherry laurel Prunus laurocerasus, and 
Traveller's-joy Clematis vitalba.

15. Mature standard oaks Quercus cf robur along edge of residential garden and site 
boundary.

16. Tall ruderal vegetation dominated by nettle Urtica dioica, together with rarely 
occurring hogweed Heracleum sphondylium, false oat-grass Arrhenatherum elatius and 
elder Sambucus nigra.

17. Semi-natural broadleaved woodland dominated by sycamore Acer pseudoplatanus, 
together with occasional mature standard oaks Quercus species and ash Fraxinus 
excelsior.  The ground layer was dominated by nettle Urtica dioica, with occasional ivy
Hedera helix, ground-ivy Glechoma hederacea and wood avens Geum urbanum.  A line of
young ash occurred as a short hedge section along the eastern edge.

18. Mature oak Quercus cf robur trees in the corner of site close to the road.

19. A small sunken remnant of an old chalk pit supporting similar plant species to the 
surrounding grassland, but with more extensive bare ground.  Species that were 
present and appeared to favour the open ground conditions included blue fleabane 
Erigeron acer and common centaury Centaurium erythraea.  A short section of south-
facing bare earth lip (around 30cm high) overhung with grass vegetation was present
around the top of the pits northern side.  Many small insect dug holes were present 
in the bare earth face.  The holes appeared to have been created, and were occupied, 
by hymenoptera (saw-fly, bee, wasp or ant).
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Appendix 2
Plants recorded from grassland fields
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PLANT SPECIES RECORDED FROM GRASSLAND FIELDS (A-E) 10 SEPTEMBER 2009

Latin name English name
AEL field reference and estimate of

relative abundance (DAFOR)
A B C D E

Acer pseudoplatanus (sapl.) sycamore - - - - R
Agrimonia eupatoria agrimony F F O R R

Agrostis capillaris common bent A F O O -

Agrostis castellana highland bent - - - R -

Agrostis stolonifera creeping bent O O R LA O

Alchemilla mollis garden lady's-mantle R - - - -

Anisantha sterilis barren brome R R - - -

Arrhenatherum elatius false oat-grass D D D D D

Artemisia vulgaris mugwort - R - - -

Asparagus officinalis subsp.officinalis garden asparagus - - R - -

Aster sp. a michaelmas-daisy - R - - -

Brachypodium sylvaticum false-brome O O R - -

Bromopsis erecta upright brome R - - - -

Cardamine flexuosa wavy bitter-cress R - - - -

Carduus crispus welted thistle - R - - -

Carex spicata spiked sedge - - - R -

Centaurea nigra common knapweed - R - R O

Centaurium erythraea common centaury R - - -

Cerastium fontanum common mouse-ear R R - -

Cirsium arvense creeping thistle F F O LA A

Cirsium vulgare spear thistle - - R - -

Clematis vitalba traveller's-joy O O R R -

Clinopodium vulgare wild basil R R - - -

Crataegus monogyna (sapl.) hawthorn F A F F O

Dactylis glomerata Cock's-foot A A A F A

Elytrigia repens common couch O - - R R

Epilobium montanum broad-leaved willowherb - R - - -

Erigeron acer blue fleabane R - - - -

Festuca rubra red fescue A A O O O

Fraxinus excelsior (sapl.) ash O O - - -

Geranium molle Dove's-foot crane's-bill R R - - -

Heracleum sphondylium hogweed - R - - R

Hieracium umbellatum a hawkweed R R R - -

Holcus lanatus Yorkshire-fog F O R R R

Hypericum hirsutum hairy st john's-wort O R - - -

Hypericum maculatum imperforate st john's-wort R - - - -

Hypericum perforatum perforate st john's-wort O O R R -

Ilex aquifolium (sapl.) holly - R - - -

Inula conyzae ploughman's-spikenard R R R - -
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Knautia arvensis field scabious R - R - -

Lathyrus pratensis meadow vetchling O R - - R

Leontodon autumnalis autumn hawkbit O - - - -

Leucanthemum x superbum shasta daisy R - - - -

Lotus corniculatus common bird's-foot-trefoil R R R R R

Malva moschata musk-mallow R R - - -

Medicago lupulina black medick F O R - -

Odontites vernus red bartsia F F - O -

Ononis repens common restharrow R - - - -

Origanum vulgare wild marjoram O O R - -

Pastinaca sativa wild parsnip - R - - -

Phleum bertolonii smaller cat's-tail - R O - -

Phleum pratense Timothy - - - - R

Pimpinella saxifraga burnet-saxifrage O O - - -

Plantago lanceolata ribwort plantain O F O O O

Poa pratensis smooth meadow-grass - R - - -

Potentilla sterilis barren strawberry O R R - -

Primula veris cowslip - R - - -

Prunus spinosa blackthorn - R - - -

Pteridium aquilinum bracken LA LA - - -

Quercus robur (sapl.) oak - R R - -

Ranunculus acris meadow buttercup R R R R R

Ranunculus repens creeping buttercup R - - - -

Rhamnus cathartica buckthorn O O - - -

Rosa canina Dog-rose R - R R -

Rubus fruticosus agg. bramble O O O - O

Rumex crispus curled dock - - - - R

Rumex obtusifolius broad-leaved dock R - - - -

Senecio erucifolius hoary ragwort R R - - -

Senecio jacobaea common ragwort F F O F O

Senecio vulgaris groundsel O R - - -

Solidago canadensis Canadian goldenrod - R R R -

Sonchus arvensis perennial sow-thistle R O - R -

Stachys sylvatica hedge woundwort O - - - -

Taraxacum officinale agg. dandelion O R - - -

Torilis japonica upright hedge-parsley R - - - -

Trifolium pratense red clover F F R - -

Trifolium repens white clover R R

Trisetum flavescens yellow oat-grass R - - - -

Verbascum sp. a mullein - R - - -

Veronica chamaedrys germander speedwell R - - - -

Veronica persica common field-speedwell - R - - -
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1.0 INTRODUCTION

1.1 Jardin Smith International PTE, wish to construct 88 residential properties on land adjacent to

Chipstead Lane and Brighton Road.

1.2 The Stilwell Partnership has been instructed by Jardin Smith International PTE to produce a

Flood Risk Assessment to comply with PPS25.

1.3 This report aims to demonstrate that the development is located in an area of low annual

probability of flooding and that a reduction of surface water run-off from the site can be

achieved.

2.0 LOCATION OF SITE

2.1 The development site is located to the east of the A217 (Brighton Road) and to the north of

Chipstead Lane. A site location plan is included as Appendix A.

2.2 The Local Authority is Reigate and Banstead Borough Council.

3.0 DESCRIPTION OF SITE

3.1 The existing site is currently unoccupied and situated to the rear of properties 9 – 19 and 47 –

89 Chipstead Lane. Levels on Chipstead Lane are between 137 m to 144 m AOD. Levels

across the site rise to 156m AOD in the north west corner, and 146m in the north east corner (a

reduced copy of the topographical survey is attached in Appendix B). To the rear of the site

there are several residential roads such as Eyhurst Road and Birch Grove. The site is also

located on the side of a hill, whereby all surface water drains south towards Chipstead Lane.

3.2 The nearest watercourse is Redhill Brook and it is 5.8km away from the site. There are no

defined watercourses on the site or nearby.
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4.0 DEVELOPMENT PROPOSAL

4.1 The proposed development consists of a residential scheme comprising 88 residential units.

A proposed site layout is included in Appendix C.

4.2 The development will comprise the following;

 6 No. 1 bedroom flats

 16 No. 2 bedroom houses

 22 No. 3 bedroom houses

 34 No. 4 bedroom houses

 10 No. 5 bedroom houses

4.3 The lowest house to be constructed would be 1m above the level of Chipstead Lane.

5.0 DRAINAGE PROPOSAL

5.1 A full Sustainable Drainage System (SUDS) will be introduced and the surface water run off will

be minimised. It a suitable out fall can be found to discharge the surface water into, the water

will be attenuated to restrict flow to green field run-off rates.

5.2 At this stage, for the surface water drainage design, it is anticipated that the surface water will

either enter conventional soakaways or deep bore soakaways, all subject to further studies and

assessments and relevant approvals. Consideration will also need to be given to the fact that

the site lies within a source protection Zone 3.

5.3 Foul water will be discharged into the nearest public foul sewer.
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6.0 FLOODING INFORMATION

6.1 The Environment Agency website states that that the site is within Flood Zone 1, with a 0.1 %

annual probability of flooding. Therefore there are no flood levels available for the site.

6.2 We have contacted Reigate and Banstead Borough Council and Thames water, who have

stated that there are no records of flooding in the area directly surrounding the site. Reigate and

Banstead ‘Strategic Flood Risk Assessment’ (SFRA) states that there are two local sites where

‘incidents of observed flooding’ have occurred. These are at Margery Lane and Babylon Lane,

both within one mile of the site, however instances of flooding have been highly localised and

maintenance is addressing these issues. The Reigate and Banstead SFRA states the following

with regard to historical flooding:

“After assessing the available records, it is clear that flooding in 1968 was the

worst ever recorded in this area. The Environment Agency has undertaken an

extensive review of the 1968 flood event data. This was an extreme event with

major flooding in Horley and throughout the Mole catchment. The 1968 event in

the Upper Mole area in some places was significantly greater than the 1% (100

year) flood, ranging from less than a 1% up to 0.25% (400 year) return period.

The most recent widespread flooding event to affect the local region occurred in

2000. The cause of flooding varied considerably from one location to the next,

including river flooding (in some cases exacerbated by the blockage of culverts),

surface water flooding, and sewer flooding. Within the Reigate & Banstead area,

most of the rivers in the Borough broke their banks. Horley was particularly

affected during this event. The 2000 flood event was considered the worst on

record since 1968, and has been estimated to be equivalent to roughly a 1 in 30

year event. Other major floods causing widespread disruption occurred in 1947,

1980, 1990, 1993, 1994, 2002 and 2007”.
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7.0 FLOOD RISK

7.1 The Environment Agency has confirmed that the site is in Flood Zone 1 (see Appendix D).

7.2 This zone comprises land assessed as having a 1 in 1000 or greater annual probability of river

flooding. According to table D2 of PPS25, all uses of land are permitted in this zone.

Residential development is considered more vulnerable and is permitted.

7.3 The site is at least 5 km away from the closest source of potential fluvial flooding. Reigate and

Banstead Borough Council hold no records of flooding in the area. Thames Water also holds no

records of flooding in the vicinity of the site.

7.4 Levels at the site vary considerably. Levels to the front of the west of the site are approximately

141m AOD which rise rapidly to 158m AOD to the rear of the site. To the east, levels at the

front of the site are in the order of 136m AOD; these again rise rapidly to 150m AOD. It can

therefore be seen that levels are significantly higher to the rear of the site, also that there is a

slight descent of gradient towards the east of the site.

8.0 FLOODPLAIN COMPENSATION

8.1 As the site is in Flood Zone 1, there is no risk of flood from rivers and therefore no flood,

compensation is required.
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9.0 SUMMARY AND CONCLUSIONS

9.1 Jardin Smith International PTE, wish to construct 88 residential properties on land adjacent to

Chipstead Lane and Brighton Road.

9.2 The Stilwell Partnership has been instructed by Jardin Smith International PTE to produce a

Flood Risk Statement to PPS25.

9.3 The Environment Agency has confirmed that the site is in Flood Zone 1.

9.4 Any surface water discharge from the site will be restricted to green field run off rates and a

Sustainable Drainage System will need to be introduced.

9.5 This Flood Risk Assessment has confirmed that the proposed development is appropriate and

sustainable.
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Location Plan (Not to Scale)
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APPENDIX B

Topographical Survey
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APPENDIX C

Proposed Site Layout
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APPENDIX D

Flood Information from the Environment Agency Website



Environment Agency Flood Map (Not To Scale)

‘To make sense of this advice you need to know what flood zone the proposed development is in. You should use our
flood maps to do this. LPAs should refer to the Environment Agency's flood map already supplied on CD. The dark
blue area on a flood map is equivalent to flood zone 3 and the light blue area is equivalent to flood zone 2 (England only)’.

SITE
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ACS Consulting (London) Justin Plaza 3, 341 London Road 
Mitcham, CR4 4BE Tel: 020 8687 1214  Fax: 020 8687 2456  www.acstrees.co.uk 

14th September 2010 
 
Our Ref: ha/rpt1/shrimpsf 
 
Your Ref: 
 
Ms K Jackson 
W S Planning 
43 London Road 
Reigate 
Surrey 
RH2 9PW 
 
Dear Ms Jackson 
 
Tree Inspection and Preliminary Arboricultural Report – Shrimps Field, Chipstead 
Lane, Lower Kingswood, Surrey 
 
Further to your instructions, I have inspected the trees at the above site 12th September 
2010. 
 
Enclosed is our preliminary arboricultural report of the site to which is attached a survey 
schedule and plan for reference.  
 
 
I hope that this information is helpful at this stage but if I can be of any further assistance 
please do not hesitate to contact me. 
 
Yours sincerely 
 
 
 
 
 
 
 
 
Hal Appleyard Dip. Arb. (RFS), F.Arbor.A, MICFor.  
Arb. Assoc. Registered Consultant 
 
enc. 
 



 

© Sept 2010 ACS Consulting (London) 
Tree Management Consultants 

T: 020 8687 1214 
www.acstrees.co.uk 

2

Note: No part of this report can be reproduced in any way without the express consent of ACS Consulting (London) 
This report pertains to the named project only and the plans contained herein. 
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Dip. Arb. (RFS)., F.Arbor.A. MICFor 
 
Date:  14th September 2010 
 
Reference: ha/rpt1/e/shrimpsf 
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Note: No part of this report can be reproduced in any way without the express consent of ACS Consulting (London) 
This report pertains to the named project only and the plans contained herein. 
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Note: No part of this report can be reproduced in any way without the express consent of ACS Consulting (London) 
This report pertains to the named project only and the plans contained herein. 

1.0 Instructions 
 
1.1 I have been instructed by WS Planning to undertake a preliminary tree 

assessment of those trees growing within and adjacent to the site (Shrimps 
Field). A site plan has been provided to assist with the geographical position of 
described vegetation.  

 
1.2 The purpose of the this report is to identify the quality of the existing tree stock, 

their contribution to public amenity and the constraints trees may offer to the site 
in terms of proposed development. 

 
2.0 Tree Survey and Assessment 
 
2.1 I have inspected the site and trees by walking over the identified area at 

Appendix 1 on 12th September 2010. The trees are located and described in 
general terms. There is currently no land survey available which has plotted out 
individual trees. 

 
2.2 I have provided my assessment of tree quality by colour coding upon the plan 

and which is described in the text. Although BS 5837:2005 'Trees in relation to 
construction- Recommendations' does not require records of all vegetation, some 
notes are provided on the smaller trees and other vegetation. Notes to the 
Schedules are included in Appendix 1. The positions of the recorded trees are 
shown on the tree survey plan also within the appendix. The specific dimensions 
of the trees are estimated and averaged in all records. 

 
2.3 Included at Appendix 2 is a section of the BS 5837:2005 'Trees in Relation to 

Construction - Recommendations'. It refers to the tree survey grading system at 
Table 1. For clarity, the grading system is summarised as follows: 

 
 A grade – trees of high quality and value, effective for more than 40 years 
 B grade – trees of moderate quality and value, effective for more than 20 years 
 C grade – trees of low quality and value, effective for 10 years  
 R grade – trees for removal (effective for less than 10 years) 
  

A full hazard assessment of the trees (including for example the assessment of 
decay or defects and its implications), has not been undertaken as this 
information is considered beyond the scope of this report. Naturally, any obvious 
hazards have been identified in the schedule and, I recommend that these are 
acted upon as soon as practicable. 



 

© Sept 2010 ACS Consulting (London) 
Tree Management Consultants 

T: 020 8687 1214 
www.acstrees.co.uk 
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Note: No part of this report can be reproduced in any way without the express consent of ACS Consulting (London) 
This report pertains to the named project only and the plans contained herein. 

 
2.4 I draw attention to the facility within BS 5837:2005 'Trees in Relation to 

Construction - Recommendations', for hard standing areas, (e.g. drives, parking 
bays and paths) to be constructed within the assessed root protection area. This 
will be subject to arboricultural assessment and implementation of specially 
engineered construction methods. In addition, the root protection area can be 
manoeuvred around the tree to a tolerance of 20% where considered appropriate 
and where the total root protection area is not reduced. The root protection 
area is the area surrounding a tree, which contains sufficient rooting volume to 
ensure the survival of the tree. The area is measured in m2.  

 
2.5 In addition, it may be acceptable for the construction of substantial structures 

within the root protection area of retained trees. It will be important however, to 
consider at the outset of design, that continuous open trenching will not be 
acceptable within the root protection area set out by the arboriculturalist. 
However, subject to arboricultural advice, foundations involving piles, pads or 
slabs may be engineered to avoid conflicts with retained trees. This will be 
provided that ground beams or similar are positioned at or above existing ground 
levels. This may have an impact upon internal floor levels and ridge 
heights.   

 
2.6 It is also to be recognised in the design layout that it will be appropriate to 

provide a realistic juxtaposition between trees identified for retention and any 
proposed habitable development or the requirement for deep excavations. 
Consideration will be given to a potential for retained trees to increase in size and 
the implications this may have on structures or living conditions. The design will 
make a suitable balance between the benefits trees offer to the scheme, the 
potential for understandable inconvenience and the most efficient use of land. 

 
2.7 Further notes relating to the Tree Survey are included below. 
 
 
3.0 Legal Tree Protection 
 
3.1 Any works to trees covered by either a TPO, Conservation Area status or are 

afforded protection by existing planning conditions will need to be approved by 
the Local Planning Authority prior to commencement.  

 
3.2 In addition, prior to the commencement of any tree works, an ecological 

assessment of specific trees may be required to ascertain whether protected 
species (e.g. bats, badgers and invertebrates etc) may be affected. 
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4.0 General Site Description 
 
4.1 The majority of the site comprises open fields supporting a deep grass sward and 

emerging tree species. The site is bounded upon its southern by Chipstead Lane 
and residential properties, the rear gardens of which back on to the site. 

 
4.2 The site, between 19 and 47 Chipstead Lane, was formerly occupied by 

prefabricated dwellings and associated gardens. This area abuts the road on its 
southern boundary and supports dense vegetation. The northern boundary 
adjoins residential gardens of Beech grove and Eyhurst Spur. The A217 abuts 
the western boundary while a public footpath (Sandy Lane) abuts the boundary 
to the eastern. 

 
4.3 The site is broadly rectangular in shape and dips from north to south. It is 

approximately 600m in length and 100m at the widest point around 70m between 
the rear garden boundaries north and south. The soil type is clay with flints and 
chalk with reference to Geological Survey sheet No 286. 

 
P1 Shrimps Field - View looking south from the northern boundary 
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5.0 Tree Appraisal 
 
5.1 The preliminary details of the tree groups are provided following guidance of BS 

5837:2005 'Trees in Relation to Construction - Recommendations' are included 
at Appendix 1. Additional notes are provided below. 

 
5.2 The open fields are becoming colonised by mostly Common Hawthorn and 

occasional Oak saplings. The Hawthorn seedlings are prolific and widespread 
throughout the site. 

 
5.3 Within the former ‘prefab’ dwelling area (between 19 and 47 Chipstead Lane, 

occasional exotic shrubs have established. These are probably remnants of 
previous plantings or introduced plants from local garden clearance work. Plants 
such as Stags Horn Sumach are to be found but mostly the vegetation comprises 
native, pioneer species including Goat Willow, Sycamore, Ash, Dogwood and 
Elder. The shrub layer includes bramble and dog rose. Occasional mature 
Sycamores grow in this area but most trees are relatively small and young to 
middle-aged. 

 
5.4 At the boundaries are the majority of the trees of interest. A dense belt of mature 

Oak (G1), approximately 15-20m in height runs for the most part along (but just 
beyond) the northern boundary. In places their branches over-hang the shrub 
layer beneath, which comprises dense Blackthorn, Hazel and Hawthorn. The tree 
belt acts as dense screen to the residential properties. One clearing has been 
made, probably to open views across the valley. 

 
P2 The northern boundary Oaks (left) with shrub layer beneath with the open fields dipping 

away to the south (right). 
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5.5 The western boundary has been planted and which, like the northern boundary 
forms a useful screen of vegetation. The close planting of the western boundary 
trees (G8), which include Ash, Silver Birch, Laurel has led to some trees 
becoming drawn and some thinning out may be beneficial for the long term. 
Sycamore, Goat Willow and Elder trees have developed within the group adding 
to its density and efficacy as a screen to the busy road. 

 
5.6 There are a number of individual trees that have developed at the rear gardens 

of properties on the north side of Chipstead Lane. These include Sycamore, 
Common Beech, False Acacia and various fruit trees (Apple, Plum) and which 
form G42 and G7. Apart from the fruit species, the trees have attained larger 
proportions than the natural regeneration plants within the open fields and which 
provide amenity in this landscape. 

 
P3 Southern boundary vegetation (larger specimens within private gardens). 

 
 
5.7 A stretch of land abuts the road to the east of the site and leads up to the junction 

of Sandy Lane (now disused as a road) and Chipstead Lane. There are several 
mature Lime trees here (G5) which effectively mark the boundary and which 
dominate the adjacent hedgerow H4 of Hawthorn, Elder and Ash. North of the 
field at this point is G6 a boundary screen planting including exotic species 
combined with native, self sown, woodland edge species. These trees are lower 
in stature and more sparsely-occurring. 
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5.8 A further but slightly more robust and effective screen hedgerow of Hawthorn and 
Ash (H1) grows adjacent to the road between houses Nos 19 and 47 Chipstead 
Lane. Although it seems the hedge has grown unmanaged for many years, with 
only relatively light maintenance work this can be retained as a useful border 
feature. 

  
6.0 Summary 
 
6.1 The site comprises former grazing fields, which are now given over to dense 

grass sward within which natural regeneration of scrub woodland is occurring. 
Hawthorn appears to be the species with the highest numbers of individuals 
although many Ash, Silver Birch, Sycamore and Goat Willow also exist.  

 
6.2 The densest area of vegetation, between 19 and 47 Chipsterad Lane, is currently 

masked by an effective Hawthorn hedge. Dogwood and Ash also grow within its 
make up. The former area of prefabricated houses includes the range of pioneer 
tree species, which are mostly young to middle-aged trees. Small amounts of 
exotic species have developed in this area. 

 
6.3 The northern boundary is flanked by mature Oak and understorey, woodland 

edge thickets. The Blackthorn and Hazel make for a useful screen under the 
canopy of the Oaks. This belt of woodland is mostly off-site within the rear 
gardens of residential properties.  

 
6.4 There is a deep belt of planted trees, which are now middle-aged and which 

separates the road from the site. The evergreen nature and dense spacing of the 
trees, whilst proving effective as a screen, will benefit from maintenance for its 
longer term use. 

 
Limitation 
 
No assessment of the soils or wood tissue has been sent for laboratory analysis unless 
specifically stated. Our assessments are based on professional experience and expert 
observation at the time of the inspection. No liability can be assumed to rest with ACS Consulting 
should conditions alter after our inspections.  
 
No attempt has been made us to ascertain the presence of any legal protection that might be 
afforded to the trees in the form of either a Tree Preservation Order of Conservation Area. Prior to 
the implementation of any works I strongly recommend that the Local Authority be consulted to 
obtain any necessary consent. 
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We must be informed immediately of any alterations to plans or site features upon which we have 
based our assessments and or advice. This may affect the report and or any recommendations.  
 
We recommend that your trees should be inspected regularly by professionals as part of prudent 
tree management programme. We recommend that all trees be re-inspected within 3yrs 
maximum or the specific time scale provided within the report. Following inspection 
recommendations are to be carried out within the timescale provided, which should be treated as 
a maximum. 
 
This report has been prepared for the sole use and benefit of the client. Any liability of ACS 
Consulting shall not be extended to any third party. 
 
No part of this report is to be reproduced without authorisation from ACS Consulting (London). 
 
 
 
 
 
 
 
Hal Appleyard Dip. Arb. (RFS), F.Arbor.A, MICFor. 
Arb. Assoc. Registered Consultant 
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Tree Survey Schedule

Tree
No.

English Name Height Crown
Spread

Stem
Diameter

Growth
Vitality

Protection
Radius

B.S.
Cat

Useful
Life

ACS Consulting (London)
Tel: 020 8687 1214

1

Observations

Page

Site: Shrimps Field, Chipstead Lane, Lwr. Kingswood
Date: 12th September 2010

Surveyor:H. Appleyard

Ground
Clearance

Sub
Cat

Age
Class

Protection
Multiplier

Structural
Condition

Landscape
Contribution

Ref:ts1/shrimpsf

CONSULTING
All measurements in this survey are
averaged and estimated

1 Oak/Ash 18 500 Normal6.0 A >40 Boundary screen trees
Over hanging branches
Understorey of shrub layer; Elder, Dogwood,
Blackthorn

2 1,2Mature 12 Good High5
5

5
5

G

2 Sycamore/Beech/Apple/Plum 10 350 Normal4.2 C 20-40 Boundary screen trees
Garden fruit trees
Occasional individuals of some landscape merit

2 1,2Mature 12 Fair Medium3
3

3
3

G

3 Hawthorn/Ash/Dogwood/
Blackthorn

9 200 Normal2.0 B 20-40 Effective hedgerow screening
Native plants; ecological benefit

1.5 1,3Mature 10 Good Medium3
3

3
3

H

4 Hawthorn/Ash/
Blackthorn

6 200 Normal2.4 B 20-40 Effective hedgerow screening
Native plants; ecological benefit

1.5 2Mature 12 Good Medium2
2

2
2

H

5 Lime, Common x 6 20 600 Normal7.2 B >40 Boundary tree (group)
Low branches
Dense epicormic prevents full inspection at base.

1.5 1,2,
3

Mature 12 Good High5
5

4
5

G

6 Cypress/Ash/Blackthorn 6 250 Normal2.5 C 20-40 Boundary tree (group)
Understorey vegetation
Mixed species

0 1,2Mature 10 Good Medium3
3

3
3

G

Notes:
1.   Height describes the approximate height of the tree in meters from ground level.
2.   The Crown Spread refers to the crown radius in meters from the stem centre and is shown above on

each of the four compass points (i.e. N, E, S, W) clockwise.
3.   Ground Clearance is the height in meters of crown clearance above adjacent ground level.
4.   Stem Diameter is the diameter of the stem measured in millimetres at 1.5m from ground level or just

above ground level for multi stemmed trees. The diameter may be estimated (e), where access is
restricted. An average (a) may be taken for tree groups. A full inspection is always recommended.

5.   Protection Multiplier is 12  for single stemmed and 10 for multi-stemmed trees.

6.   Protection Radius is a radial distance measured from the trunk centre and is used to calculate the BS RPA.
7.   Growth Vitality - Normal growth, Moderate (below normal), Poor (sparse/weak), Dead (dead or dying tree).
8.   Structural Condition - Good (no or only minor defects), Fair (remediable defects), Poor - Major defects

present or suspected.
9.   Landscape Contribution -  High (prominent landscape feature), Medium (visible in landscape),

Low (secluded/among other trees).
10. B.S. Cat. refers to British Standard 5837:2005 Table 1 category and refers to tree/group quality and value;

'A' - High,  'B' - Moderate, 'C' - Low, 'R' - Remove or very poor quality.
11. Sub Cat refers to the retention criteria values where 1 is Arboricultural, 2 is Landscape and 3 is Cultural

including Conservation/ecological, historic and commemorative.
12. Useful Life is the tree's estimated remaining effective contribution in years.
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Tree
No.

English Name Height Crown
Spread

Stem
Diameter

Growth
Vitality

Protection
Radius

B.S.
Cat

Useful
Life

ACS Consulting (London)
Tel: 020 8687 1214

2

Observations

Page

Site: Shrimps Field, Chipstead Lane, Lwr. Kingswood
Date: 12th September 2010

Surveyor:H. Appleyard

Ground
Clearance

Sub
Cat

Age
Class

Protection
Multiplier

Structural
Condition

Landscape
Contribution

Ref:ts1/shrimpsf

CONSULTING
All measurements in this survey are
averaged and estimated

7 Beech/Ash/Hazel
Blackthorn

10 450 Normal4.5 C 20-40 Boundary tree (group)
Boundary self-set trees
Mixture of heights and spreads;

1.5 1,2Mature 10 Good Medium4
3

2
3

G

8 Ash/Sycamore/Birch
Elder/Laurel

10 250 Normal3.0 B 20-40 Dense but effective screen
Drawn habit
Some trees thin for height; thinning works prudent

1 1,2Middle Aged 12 Good Medium3
3

3
3

G

Notes:
1.   Height describes the approximate height of the tree in meters from ground level.
2.   The Crown Spread refers to the crown radius in meters from the stem centre and is shown above on

each of the four compass points (i.e. N, E, S, W) clockwise.
3.   Ground Clearance is the height in meters of crown clearance above adjacent ground level.
4.   Stem Diameter is the diameter of the stem measured in millimetres at 1.5m from ground level or just

above ground level for multi stemmed trees. The diameter may be estimated (e), where access is
restricted. An average (a) may be taken for tree groups. A full inspection is always recommended.

5.   Protection Multiplier is 12  for single stemmed and 10 for multi-stemmed trees.

6.   Protection Radius is a radial distance measured from the trunk centre and is used to calculate the BS RPA.
7.   Growth Vitality - Normal growth, Moderate (below normal), Poor (sparse/weak), Dead (dead or dying tree).
8.   Structural Condition - Good (no or only minor defects), Fair (remediable defects), Poor - Major defects

present or suspected.
9.   Landscape Contribution -  High (prominent landscape feature), Medium (visible in landscape),

Low (secluded/among other trees).
10. B.S. Cat. refers to British Standard 5837:2005 Table 1 category and refers to tree/group quality and value;

'A' - High,  'B' - Moderate, 'C' - Low, 'R' - Remove or very poor quality.
11. Sub Cat refers to the retention criteria values where 1 is Arboricultural, 2 is Landscape and 3 is Cultural

including Conservation/ecological, historic and commemorative.
12. Useful Life is the tree's estimated remaining effective contribution in years.
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1. Personal 

 

1.1. This report has been prepared by Brian Woods. I hold a Bachelor of Arts 
Degree in Town Planning that I obtained at South Bank University in London. I 
am also a Member of the Royal Town Planning Institute (RTPI) and have an 
ONC in Surveying, Cartography and Planning. 
 

1.2. I have over 40 years’ experience in planning, employed by various local 
authorities in Surrey, West Sussex and Hampshire, culminating as Head of 
Development Control at Runnymede Borough Council until 1989. I was 
subsequently employed as the Planning Manager at Commercial Property 
Developers, Crest Nicholson Properties, then as an Associate of Planning 
Consultants, Bryan Jezeph and Partners. I established WS Planning (now 
trading as WS Planning & Architecture) in 1992, of which I am now the 
Managing Director. 

 

1.3. We act on all sides of planning disputes: for developers, landowners, local 
planning authorities and local residents. 

 

1.4. I have appeared as an expert planning witness at Inquiries and Hearings on 
behalf of local authorities, companies, residents' associations and land owners. 
In particular, I have given evidence at Pubic Inquiries and Examinations in 
Public on matters relating to housing supply and more specifically the five-year 
supply and methodology behind it. 

 

1.5. The evidence which I have prepared and provide in this report are true and 
have been prepared and is given in accordance with the RTPI Code of 
Professional Conduct 2012 and I confirm that the opinions expressed are my 
true and professional opinions. 

 
 
 

2. Introduction 

 

2.1. Throughout my planning career, I have been actively involved in and 
responsible for extensive volumes of development across the South-East of 
England. This ranges from small-scale housing schemes to large-scale, mixed-
use regeneration projects. 

 
2.2. In preparing this report I have examined a variety of documents prepared by 

the Borough Council and by others. I have identified the relevant National 
Planning Policy Framework (NPPF) conditions and will continually refer to the 
Government’s on-line Planning Practice Guidance (PPG) in terms of Housing 
Land Supply Assessment. Governmental reports including Fixing Our Broken 
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Housing Market (2017) will allow an additional interpretation of the UK’s 
housing market and potential delivery. 

 
2.3. In order to gain a wider understanding of Reigate and Banstead Borough 

Council’s five-year land supply and housing projections, local development 
plans such as the Reigate and Banstead Local Plan: Core Strategy (2014) and 
the Emerging Development Management Plan will be employed. It should be 
noted that reference to Reigate and Banstead Borough Council’s housing 
figures refer to those presented in the Core Strategy (2014), identifying a total 
of at least 6,900 dwellings, equivalent to 460 dwellings per annum (dpa), over 
the plan period 2012-2027. Such documents as the Core Strategy Inspector’s 
Report will also be investigated, recognising the previous identification that the 
Plan target would not meet the full Objectively Assessed Need (OAN). 
However, the main of focus of this report is the assessment of the Reigate and 
Banstead Borough Council Housing Delivery Monitor, including Five Year Land 
Supply, position at 31 March 2017.  

 
2.4. This report will hence deliver a detailed analysis of the Borough Council’s 

housing projections, providing judgement in light of the facts presented in 
several Borough Council reports. The Objectively Assessed Housing Need 
(OAN) will be specified and the extent to which the Borough Council can 
demonstrate a deliverable five-year supply will be examined. In particular, the 
complications regarding the Borough Council’s reliance on the supply of 
deliverable sites will be analysed, wherein it is argued that for a number of sites 
the delivery trajectory is often incorrect and over-optimistic. It is my view that 
the Borough Council does not have a five-year supply of housing land when 
calculated on an annualised basis as set out within the National Planning Policy 
Framework (NPPF) and National Planning Policy Guidance (PPG). Therefore, I 
apply a more realistic calculation of the five-year supply, impacting the Borough 
Council’s measurements negatively. 

 
 
 

3. Central Government Planning Policy and Guidance 

 

National Planning Policy Framework (NPPF) 

 

3.1. Introduced in 2012, The National Planning Policy Framework (NPPF) details 
and responds to the need to build more homes to support the economy of the 
country, presenting the Government’s current planning position. The Ministerial 
foreword to the National Planning Policy Framework (NPPF) confirms that ‘the 
purpose of planning is to help achieve sustainable development. Sustainable 
means ensuring that better lives for ourselves don’t mean worse lives for future 
generations. Development means growth.’ The foreword goes on to state that 
‘development that is sustainable should go ahead, without delay – a 
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presumption in favour of sustainable development that is the basis for every 
plan, and every decision.’ 

 
3.2.  Paragraph 7 of the National Planning Policy Framework (NPPF) explains that 

there are three dimensions to sustainable development: social, economic and 
environmental. These dimensions ensure the planning system performs several 
roles in relation to housing supply. Part of the economic role is ‘ensuring that 
sufficient land of the right type is available in the right places and at the right 
time to support growth…’ and through its social role ‘providing the supply of 
housing required to meet the needs of present and future generations’. 

 
3.3. Paragraph 14 highlights that the National Planning Policy Framework (NPPF) is 

a ‘presumption in favour of sustainable development, which should be seen as 
a golden thread running through both plan-making and decision-taking’. For 
plan-making ‘local plans should meet objectively assessed needs, with 
sufficient flexibility to adapt to rapid change’. 

 
3.4. The National Planning Policy Framework (NPPF) at Paragraph 17 sets out a 

series of core land use planning principles to underpin both plan-making and 
decision-taking. The expectation is that ‘planning should proactively drive and 
support sustainable economic development to deliver the homes, business and 
industrial units, infrastructure and thriving local places that the country needs. 
Every effort should be made objectively to identify and then meet the housing, 
business and other development needs of an area, and respond positively to 
wider opportunities for growth’. 

 
3.5. Paragraph 47 within the National Planning Policy Framework (NPPF) directs 

local authorities to identify an Objectively Assessed Need (OAN) for both 
private and affordable homes. The policy states several ways to boost the 
supply of housing. This includes using: 

• Their evidence base to ensure that their Local Plan meets the full, 
objectively assessed needs for market and affordable housing in the 
housing market area, as far as is consistent with the policies set out in 
this Framework, including identifying key sites which are critical to the 
delivery of the housing strategy over the plan period; 

• Identify and update annually a supply for specific deliverable sites 
sufficient to provide five-years’ worth of housing against their housing 
requirements with an additional buffer of 5% (moved forward from later 
in the plan period) to ensure choice and competition in the market for 
land. Where there has been a record of persistent under delivery of 
housing, local planning authorities should increase the buffer to 20% 
(moved forward from later in the plan period) to provide a realistic 
prospect of achieving the planned supply and to ensure choice and 
competition in the market for land; 

• For market and affordable housing, illustrate the expected rate of 
housing delivery through a housing trajectory for the plan period and set 
out a housing implementation strategy for the full range of housing 
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describing how they will maintain delivery of a five-year supply of 
housing land to meet their housing target. 

 
3.6. Thus, an annual supply of deliverable sites that will be sufficient in providing 

five years of the housing requirement should be pinpointed. The footnotes to 
Paragraph 47 provides further clarity on what constitutes ‘deliverable’ and 
‘developable’: 

• Footnote 11: To be considered deliverable, sites should be available 
now, offer a suitable location for development now, and be achievable 
with a realistic prospect that housing will be delivered on the site within 
five years and in particular that development of the site is viable. Sites 
with planning permission should be considered deliverable until 
permission expires, unless there is clear evidence that schemes will not 
be implemented within five years, for example they will not be viable, 
there is no longer a demand for the type of units or sites have long term 
phasing plans. 

• Footnote 12: To be considered developable, sites should be in a 
suitable location for housing development and there should be a 
reasonable prospect that the sites is available and could be viably 
developed at the point envisaged. 

 

3.7. The policies set out within the National Planning Policy Framework (NPPF) 
therefore stress the importance for Local Planning Authorities to establish and 
understand the housing requirement. They must have a minimum of five-years 
supply of deliverable sites at all times in order to meet the appropriate needs of 
the local population. It is essential to have an up to date supply of housing that 
can be measured against realistic housing projections. 

 

Planning Practice Guidance (PPG) 

 

3.8. On 20 March 2015, the on-line Planning Practice Guidance (PPG) published a 
section titled ‘Housing and Economic Development Needs Assessments’ 
(Appendix 1). This guidance supports local authorities in objectively assessing 
the needs for housing and economic development. As set out in Paragraph 159 
of the National Planning Policy Framework (NPPF), local planning authorities 
are required to prepare a Strategic Housing Market Assessment (SHMA). This 
refers to multiple factors including establishing the appropriate mix of housing, 
the scale of housing supply necessary and the proportionate level of 
development. The assessment is to be based on facts and unbiased evidence, 
ensuring local authorities cooperate with wider housing needs. 

 
3.9. The section titled ‘Housing and Economic Land Availability Assessment’ was 

published on 6 March 2014 (Appendix 2). This reflects the Government policy 
at Paragraph 47 of the National Planning Policy Framework (NPPF), ensuring 
an assessment of land availability takes place in order to establish and meet 
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the Objectively Assessed Need (OAN) for housing. Paragraph 30, Reference 
ID: 0-030-20140306 under the title ‘What is the starting point for the five-year 
housing supply?’ states ‘housing requirement figures in up-to-date adopted 
Local Plans should be used as the starting point for calculating the five-year 
supply. Considerable weights should be given to the housing requirement 
figures in adopted Local Plans, which have successfully passed through the 
examination process, unless significant new evidence comes into light.’ 
Furthermore, the National Planning Policy Guidance (PPG) warns ‘it should be 
borne in mind that evidence which dates back several years, such as that 
drawn from revoked regional strategies, may not adequately reflect current 
needs. Where evidence in Local Plans has become outdates and policies in 
emerging plans are not yet capable of carrying sufficient weight, information 
provided in the latest full assessment of housing needs should be considered.’ 
The conformity to such policy will ultimately ensure an appropriate future supply 
of land, allowing housing and economic development to be achieved. This 
assessment includes the Strategic Housing Land Availability Assessment 
(SHLAA) requirement set out in Paragraph 159 of the National Planning Policy 
Framework (NPPF). This section ensures realistic sites for development are 
chosen in order to meeting the housing need. 

 

Fixing Our Broken Housing Market (2017) 

 

3.10. Published in February 2017, the Government’s ‘Fixing Our Broken Housing 
Market’ report sets out an important insight into the issues of unaffordable 
housing. The Prime Minister’s foreword identifies four key stages to fixing the 
UK’s broken housing market. The first is the need for ‘more land for homes 
where people want to live’ thus requiring ‘all areas to have up-to-date plans in 
place’. The second is to ‘ensure that homes are built quickly once planning 
permissions are granted’. The third comprises of the need to ‘diversify the 
housing market, opening it up to smaller builders and those who embrace 
innovative and efficient methods’ in which ‘we will encourage housing 
associations and local authorities to build more’. Finally, there is the need to 
‘take more steps to continue helping people now, including by improving 
safeguards in the private rented sector, and doing more to prevent 
homelessness and to help households currently prices out of the market’ as 
developments take place over time. These phases conclude the need for 
Reigate and Banstead Borough Council to pay close attention to the delivery of 
their five-year housing land supply, providing realistic figures that meet the local 
housing requirements. 
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4. Local Development Planning Policies 

 

Reigate and Banstead Local Plan: Core Strategy (2014) 

 

4.1. The National Planning Policy Framework (NPPF) confirms that applications for 
planning permission must be determined in accordance with the development 
plan unless material considerations indicate otherwise. In this instance, the 
Development Plan for the purpose of this report is in relation to the Housing 
Land Supply in the Reigate and Banstead Local Plan: Core Strategy (2014). 

 
4.2. The Reigate and Banstead Local Plan: Core Strategy was adopted in July 2014 

and covers the 15-year period from 2012 to 2027. The Spatial Strategy divides 
the Borough into three clear geographical areas: 

• Area 1 – The North Downs 
• Area 2 – Wealden Greensand Ridge 
• Area 3 – The Low Weald 

Each district is to provide specific housing requirements, concluding a total of 
at least 6,900 dwellings to be built in over the 15-year plan period between 
2012 and 2027, equating to 460 dwellings per year. This is displayed in Policy 
CS13 – ‘Housing Delivery’ in Chapter 7 of the Core Strategy (Appendix 3). The 
“at least” figure does not meet the full Objectively Assessed Housing Need 
(OAN) for the Borough as the examining Inspector at the time accepted that the 
Borough was environmentally constrained. 

 

4.3. Policy CS13 also details the distribution of the housing on the basis of 5,800 
dwellings within existing urban areas with the remainder to be provided in 
sustainable urban extensions. This emphasises the Core Strategy’s overall 
approach of ‘Urban Areas First’. This is set out in Policy CS6 – ‘Allocation of 
Land for Development’ (Appendix 4) stating that sites will be allocated beyond 
the current urban area, taking account of sustainability considerations. Sites will 
be released for development in accordance with Policy CS13 and detailed 
phasing policies within the Development Management Plan, when produced. 

 
4.4. Policy CS14 – ‘Housing Needs of the Community’ (Appendix 5) ensures the 

Borough Council will seek to meet the needs of the local population, providing a 
mixture of housing types and sizes. Meanwhile, Policy CS15 – ‘Affordable 
Housing’ (Appendix 6) aims to deliver a minimum of 1,500 gross new units 
within the plan period 2012-2027. It is essential for the Borough Council to 
uphold these promises, as recorded in Policy CS18 – ‘Implementation and 
Monitoring’ (Appendix 7) of the Core Strategy, wherein the Borough Council are 
set to deliver the allocated sites that will meet the housing needs of the local 
population. 
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4.5. Whilst the Core Strategy sets out a clear target in regard to housing 

requirement, it can be inferred that this does not entirely reflect the true housing 
need of the local area, thus falling short of the Objectively Assessed Need 
(OAN). The requirement of at least 6,900 dwellings in the plan period 2012-
2027, equivalent to 460 dwellings per annum, is as the Borough Council states 
a minimum target. This is recognised by the Core Strategy Inspector (Appendix 
8) as a shortfall of 2,000 dwellings against the objectively assessed housing 
need. This is in relation to the level of in-migration to the Borough that has 
recently increased because of the Borough’s participation in the Government’s 
New Growth Points (NGP) initiative that resulted in the high number of dwelling 
completions in the years 2006-2010. In addition, the Inspector concluded that 
the objectively assessed need for housing is an annual average of between 
600 and 640 dwellings, giving a total of 9,000-9,600 dwellings over the plan 
period. The Reigate and Banstead Borough Council is therefore under 
providing the housing need for its area and should work to address this 
underperformance. 

 

Emerging Development Management Plan 

 

4.6. The Borough Council is currently in the preparation stage of the Development 
Management Plan, incorporating the comments received as part of the 
Regulation 18 consultation. The purpose of the plan is to explain in more detail 
how the development principles and targets within the Core Strategy will be 
delivered. This includes policies to guide decision-making on planning 
applications and will identify specific developable sites. The Borough Council 
anticipates adoption of this plan in mid-2018. 

 

 

5. The Five-Year Requirement 
 
 

5.1. Through the assessment of both central government and local development 
planning policies, it has become evident that the establishment of an area’s 
Objectively Assessed Housing Need (OAN) and formation of a five-year and 
supply is essential. 

 
5.2. The starting point to establish the housing requirement for Reigate and 

Banstead Borough Council is the adopted Local Plan: Core Strategy (2014). 
This sets out a requirement of at least 6,900 dwellings between 2012 and 2027. 
This is equivalent to 460 dwellings per annum and therefore the five-year 
requirement is five times 460 which equals 2,300 dwellings. This is displayed in 
Table 1 below. 
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Table 1 – Reigate and Banstead Borough Council Five-Year Requirement 

 

 

5.3. Following this identification of Reigate and Banstead Borough Council’s 
housing provision for the plan period, it is important to draw upon the housing 
delivery within the borough since 2012. These statistical conclusions are found 
in the Housing Delivery Monitors 2013-2017, displaying a Summary of Housing 
Delivery from 1 April to 31 March the following year (i.e. 1 April 2012 to 31 
March 2013). There are five years of reported housing completions up to and 
including 2016/17 totalling 2,374 (1,857+517). Deducting the completions from 
the five-year requirement produces a surplus of 74 (2,374-2,300) dwellings 
over the five-year period. This is shown in Table 2 below. 

 

Table 2 – Housing Delivery since 2012 

 

 

5.4. In order the determine the correct five-year housing land supply requirement, 
Paragraph 47 of the National Planning Policy Framework (NPPF) requires the 
addition of a buffer of either 5% or 20% to be brought forward from later in the 
plan. The percentage added is determined by past housing delivery 
performance of the Borough. I have assessed the Borough Council’s delivery 
performance, as shown in Table 3 below. I can conclude that the Borough 
Council does not have a persistent record of under deliver, therefore the lower 
addition of a 5% buffer is applicable in this instance. 

 

Table 3 – Housing Completions 2006/7-2016/17, Reigate and Banstead Borough Council 

 

 

Reigate and Banstead Borough Council Housing Requirement for period 2012-2027
A Requirement over plan period (Reigate and Banstead Local Plan: Core Strategy 2012-2027) 6,900
B Average annual rate 460
C 5 Year base requirement 2,300

D Homes Completed so far 2012/13-2016/17 2,374
E Surplus/Shortfall 74

Plan Annual Average Completions Surplus (Shortfall) Cumulative surplus/shortfall
2006 to 2007 500 607 107 107
2007 to 2008 500 602 102 209
2008 to 2009 500 836 336 545
2009 to 2010 500 654 154 699
2010 to 2011 500 439 -61 638
2011 to 2012 500 455 -45 593

593
2012 to 2013 460 469 9 9
2013 to 2014 460 433 -27 -18
2014 to 2015 460 420 -40 -58
2015 to 2016 460 535 75 17
2016 to 2017 460 517 57 74

74

Monitoring Period

South East Plan

Surplus/Shortfall

Surplus/Shortfall

Reigate and Banstead Core Strategy
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5.5. As has been detailed within this section, the correct methodology for calculating 

the Five-Year Housing Land Supply is to calculate the annual average 
requirement multiplied by five (see section 4.2.) and then to deduct any surplus 
(see section 4.3.). This appropriate buffer should then be applied (see section 
4.4.). All components of the five-year housing requirement for Reigate and 
Banstead Borough Council, position at 31 March 2017, are set out in Table 4 
below. 

 

Table 4 – Components of the Housing Requirement 

 

 

Housing Requirement Conclusion 

 
5.6. Through the assessment of published data, including that produced by the 

Borough Council themselves, I can conclude that the housing requirement set 
out within the Reigate and Banstead Local Plan: Core Strategy (2014) does not 
fully reflect the Objectively Assessed Need (OAN) for the Borough Council 
area. The Core Strategy Inspector himself recognised the annual target of 460 
dwellings as insufficient in terms of meeting the required housing need. Whilst I 
consider that the Core Strategy may be outdated in terms of housing 
requirement, in reality, the housing requirement far exceeds that that the 
Borough Council has planned for. Therefore, the Borough Council must make 
every effort to meet the full housing needs of the Borough and work towards 
establishing a more appropriate five-year supply. Even if the Core Strategy 
were considered up to date in terms of housing requirement, the need to fully 
assess and meet the Objectively Assessed Need (OAN) would remain an 
essential case for consideration. 

 

 

 

 

A Requirement over plan period (Reigate and Banstead Core Strategy 2012-2027) 6,900
B Average annual rate 460
C 5 Year base requirement 2,300
D Homes completed so far 2012/13-2016/17 2,374
E Surplus/Shortfall 2012/13-2016/17 74
F Homes remaining to be provided 2017-2027 4,526
G Remaining years 10
H Annualised residual requirement 453
J NPPF buffer 5% 115
K 5 year requirement inc. buffer of 5% minus surplus (annual average) 2,341 (469)

Reigate and Banstead Borough Council Housing Requirement for period 2017-2022



 

13 
 

Analysis of Five Year Housing Land Supply in Reigate and 
Banstead Borough as at 31 March 2017 

 

 
6. Housing Land Supply Analysis 

 

6.1. Throughout this report, I have given great consideration to the housing 
requirement leading up to the examination and adoption of the Reigate and 
Banstead Borough Council Core Strategy (2014). I have given additional regard 
to more recent housing projections released by the Borough Council. However, 
taking into account the projections for continued population and household 
growth within the Borough, I can determine that all cases point to a much 
higher Objectively Assessed Need (OAN) for Reigate and Banstead Borough 
Council. It is found that this housing demand exceeds that allowed for in the 
adopted plan in which the original projections are significantly insufficient for 
meeting the current housing need. 

 
6.2. Not only are the Borough Council’s projections unable to meet the full 

Objectively Assessed Housing Needs (OAN) for the Borough Council area, but 
after thorough analysis, I have identified multiple doubts and errors in their 
calculations regarding the number of deliverable supply sites. This section of 
the report therefore focuses on the facts and figures presented in the Housing 
Delivery Monitor 2017, providing an investigation into the Borough Council’s 
calculation of the five-year land supply. The sites that the Borough Council rely 
upon will be examined and any miscalculations will be identified. This will 
support my assertion that the Borough Council is being optimistic in reference 
to the delivery of the supply sites and does not have an appropriate five-year 
housing supply. 

 

Site Delivery Analysis 

 

6.3. Paragraph 47 of the National Planning Policy Framework (NPPF) directs local 
authorities to identify ‘key sites which are critical to the delivery of the housing 
strategy over the plan period’ and ‘identify and update annually a supply for 
specific deliverable sites sufficient to provide five-years’ worth of housing 
against their housing requirements’. Therefore, the most recent of the Borough 
Council’s assessment into the five-year land supply can be found in the 
Housing Monitor Report 2017. Updated versions of this document are 
published annually on 31 March, providing information on the general housing 
market; the current amount, type and location of housing commitments and 
housing completions in the Borough. The examination of these monitors is thus 
highly important. This report analyses the 2017 Housing Delivery Monitor 
Report, giving specific consideration to the supporting Appendix that displays 
the following tables (Appendix 9): 

• Table A: Sites with Planning Permission Excluded from 5 Year Land 
Supply 

• Table B: Large Sites (5+) with Planning Permission in the Five Year 
Supply 
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• Table C: Summary of Small Sites (Less than 5 Units) with Planning 

Permission in the Five Year Supply 
• Table D: Sites without Planning Permission in the Five Year Supply 

This section will assess the Borough Council’s reliance on specific supply sites 
and the estimated delivery figures for the five-year period. I will apply a realistic 
housing delivery trajectory to sites where there are clear calculation errors or 
where my opinion differs from the Borough Council. My trajectories are based 
on my revised calculations, evidential research and my experience of the 
housebuilding industry. 

 
Analysis of Table A: Sites with Planning Permission Excluded from 5 Year Land 
Supply 
 

6.4. In the Appendix section of the Housing Delivery Monitor 2017, Table A 
presents a summary of supply sites with planning permission that are excluded 
from the five-year land supply. Owing to a number of reasons and ‘instances 
where the Borough Council has evidence that sites are unlikely to be 
implemented’, this data concludes a total of 154 undeliverable dwellings that 
are excluded from the five-year land supply. Following the Borough Council’s 
reasons to exclude these supply sites, my analysis of Table A remains 
unchanged. 

 

Analysis of Table B: Large Sites (5+) with Planning Permission in the Five Year 
Supply 

 

6.5. The Housing Delivery Monitor identifies a long list of large sites, of more than 
five dwellings, that contribute to the Borough Council’s five-year land supply. 
Many of the supply sites are noted to be ‘Under Construction’, therefore their 
deliverability within the next five years is not debated. I have however found 
reason to exclude two supply sites classified as having ‘Not Started’ 
construction from the five-year supply. This includes the Marketfield Public Car 
Park, Redhill and 2 Fonthill, Reigate. The reasoning for each exclusion is 
provided in the following sections. In addition to this, I have pinpointed several 
miscalculations of sites that are both ‘Under Construction’ and ‘Not Started’. 
This is in regard to the ‘Gross Dwellings Permitted’, ‘Net Dwellings Permitted’ 
and ‘Net Deliverable by 31 March 2022’ figures of the supply sites. This is 
where the calculations presented in Table B do not take into account the 
existing residential dwellings when determining the newly net deliverable sites 
(i.e. the ‘Net Deliverable’ site numbers incorporate existing properties, 
increasing the total of deliverable sites within the five-year supply). The supply 
sites that have been examined in this way have been identified and the 
corresponding reductions in the five-year supply count have been recorded. 
Appendix 10 presents a new version of Table B that tracks my changes to the 
Total Net Deliverable on Large Sites with Planning Permission in the Five Year 
Supply. The altered calculations for each site are highlighted in red. Each 
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individual supply site that has been altered or excluded is additionally assessed 
below. 

 
6.6. Table 5 below details the supply sites that held miscalculations within Table B 

of the Housing Delivery Monitor 2017. There is a total calculation difference of -
90 against the Borough Council’s projections. 

 

Table 5 – Miscalculations in Table B of the Housing Delivery Monitor 2017 

 

 
6.7. The Marketfield Public Car Park located on Marketfield Road in Redhill is a 

complex site for development. The scheme comprises of the demolition and 
redevelopment of the existing buildings to provide a multi-use complex 
encompassing a cinema, retail units, restaurants, café units and residential 
apartments. The Borough Council has authorised the purchasing of commercial 
properties within the site, and will issue Compulsory Purchase Orders if 
necessary. This evidences several issues already existing regarding the 
development of the site. The substantial amount of time required to build such 
a complex scheme must also be observed. In particular, the residential units 
cannot be occupied, as it is a flatted scheme over commercial units, until the 
scheme is complete. Therefore, I do not consider the site to be a credible site 
for the delivery of residential units within the five-year supply period. A total 
deduction of 153 dwellings is thus taken from the Total Net Deliverable on 
Large Sites with Planning Permission in the Five Year Supply. 

 
6.8. 2 Fonthill, 58 Reigate Road forms another of the non-deliverable supply sites 

the Borough Council includes in the five-year supply. After previously working 
with the owner of the site myself, it is apparent that the owner is not at all 
interested in developing the site and just wanted to have a “paper value”. The 
permitted scheme was as per a previous lapsed permission. In addition, the 
2014 Strategic Housing Land Availability Assessment (SHLAA) recognises the 
Fonthill site as having lapsed and consequently removed. This demonstrates 
significant doubt regarding the delivery of this supply site. I must therefore 

Application Reference Site Address Net Deliverable by 31 March 2022 (RBBC) Net Deliverable by 31 March 2022 (WSPA) Calculation Difference
14/02124/F Landens Buildings, Meath      38 34 -4
14/00498/PAP Reigate Heath Garage, 10         3 1 -2
15/01255/F 89-91 West Street, Reigate    6 4 -2
14/01527/F 4 Sutton Lane, Banstead, S   5 4 -1
13/02289/OUT Portland Drive, Merstham   48 6 -42
14/01494/F Frith Park, Sturts Lane. Wa       37 33 -4
15/01798/F 126 London Road, 2-10 Cla       34 17 -17
16/00428/F 4-10 Church Street, Reigat 10 6 -4
15/02780/F 88 Epsom Lane North And               9 8 -1
16/00612/F Horley Place, 17 Bonehurs      9 8 -1
16/02111/F 5 Claremount Gardens & L                    9 8 -1
16/02517/F Former Kings Barn, Water    9 8 -1
15/02853/F Exchange House, 229 Lond    8 6 -2
16/02374/F Former Denoras Rest, Me     8 7 -1
15/02752/F Stanton Lodge & To The R           6 5 -1
14/01615/F 2 & 3 Hitherwood Close, R    5 3 -2
14/02542/F 1 Yattendon Road, Horley    5 3 -2
15/02288/OUT 1 Claremount Road, Redh 5 4 -1
15/02725/F 8 Brighton Road, Hooley, S   5 4 -1

-90Total Calculation Difference
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consider this site to be removed from the five-year supply figure resulting in a 
reduction of 29 dwellings. 

 
6.9. With the removal of the supply sites listed above, the Total Net Deliverable of 

Large Sites with Planning Permission in the Five Year Supply is 669 dwellings. 
This is shown in the WSPA trajectory of Appendix 10. I have included the 
Borough Council’s assessment of the North West Sector in Horley within the 
five-year land supply count. With the recent completion of Westvale Park and 
the moving in of residents in May 2017, I do not dispute the delivery of this 
major site at the present time. The Total Net Deliverable of the Horley North 
West Sector in the Five Year Supply therefore remains at 780 dwellings. 
Therefore, in total, the Large Sites with Planning Permission in the Five Year 
Supply holds a net deliverable of 1,449 dwellings (669+780). 

 

Analysis of Table C: Summary of Small Sites (Less than 5 Unit) with Planning 
Permission in the Five Year Supply 

 

6.10. Small sites of less than five units with planning permission in the five-year 
supply are grouped into area based numerical categories. Upon request, the 
Planning Policy Team from Reigate and Banstead Borough Council provided a 
breakdown of these individual sites (Appendix 11). The long list of applications 
forms a sum of the dwellings expected to be completed within the next five 
years. This includes those granted planning permission and those currently 
outstanding that are likely to be implemented.  

 
6.11. Upon the analysis of the raw data provided for Table C, it is noted that multiple 

applications date back extensively (i.e. the earliest application validation date is 
04 Feb 2005, yet a net deliverable of 1 dwelling remains). The reasoning 
behind such applications taking such an extensive period to fully develop is 
unclear. The Prime Minister’s foreword in ‘Fixing Our Broken Housing Market’ 
(2017) states ‘we need to ensure that homes are built quickly once planning 
permissions are granted. We will invest in making the planning system more 
open and accessible, improve the co-ordination of public investment in 
infrastructure, support timely connections to utilities, and tackle unnecessary 
delays. We’re giving Borough Councils and developers the tools they need to 
build more swiftly’. It is therefore questionable as to why several applications 
are taking place over such an extensive time period. Reflecting upon the Prime 
Minister’s Foreword I consider excluding the extensively dated planning 
application sites from the five-year supply. 

 
 
6.12. Through the assessment of the raw data provided for Table C, I have reason to 

remove the older applications adding to the summary of small sites in the five-
year supply. It is unclear as to whether these applications, dating back as far as 
2005, have already been completed or have expired (i.e. the latest date for the 
permitted development to begin has elapsed). I therefore consider removing all 
applications dated up to 2014 and before 2015. The reasoning for this is to 
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eliminate any applications that were validated in and before 2014 and therefore 
due to expire in 2017 if they have not been acted upon. The exclusion of these 
sites reduces the Total Net Deliverable of Small Sites with Planning Permission 
in the Five Year Supply to 158. Appendix 12 shows my analysis of the small 
sites in the five-year supply. The alternative to this would be to apply a lapse 
rate which is commonly used when considering the robustness of five-year 
housing supplies. 

 

Analysis of Table D: Sites without Planning Permission in the Five Year Supply 

 

6.13. The Borough Council has identified nine supply sites without planning 
permission to be included in the five-year land supply. From my research, I 
consider only five sites to be deliverable within the next five years. I therefore 
remove the remaining four sites, including Cromwell Road, the Former Oakley 
Centre, the Royal Mail Delivery Office in Reigate and the Church of Epiphany, 
from the five-year supply for several reasons. These are explored in the 
following sections. Moreover, after examining the 2014 and 2016 Strategic 
Housing Land Availability Assessment (SHLAA) as well as the Housing 
Delivery Monitors, I consider a re-calculation of the Net Deliverable sites in the 
five-year supply. 

 
6.14. In my analysis, I have excluded the land at Cromwell Road, Redhill from the 

five-year supply. This site is currently in use for flats above shops and any 
scheme would require the re-housing of the existing tenants. In this instance, 
there is a reduction of 24 dwellings from the net deliverable count. 

 
6.15. I consider the Former Oakley Centre site to be deducted from the five-year 

supply count in Table D. The reasoning behind this decision is based on the 
site’s use as a communal centre, thus disregarding the Borough Council’s 
policy for no permitted change on such sites. A deduction of 22 dwellings is 
therefore made from the net deliverable number of dwellings adding to the five-
year supply. 

 
6.16. The redevelopment of the Royal Mail Office, Reigate has not been mentioned 

in any reports from the Borough Council up until the publishing of the Housing 
Delivery Monitor 2017. The site does not exist in either the 2014 or 2016 
Strategic Housing Land Availability Assessment (SHLAA) and therefore does 
not appear to be deliverable within the next five years. The exclusion of this 
supply site deducts 12 dwellings from the five-year housing supply. 

 
6.17. The Church of Epiphany located in Merstham is regarded by the Borough 

Council as a deliverable supply site. However, the Borough Council policy for 
no permitted change to Class D1 sites must be recognised. In addition, 
concerns regarding the site getting caught up in the internal property 
machinations of the Church are noted and therefore cast doubt over the 
deliverability of the site. I hence consider the removal of the 10 dwellings 
projected for this site from the five-year supply. 
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6.18. The remaining five sites that I consider to be deliverable within the next five 

years must also be revised. Coinciding with the figures in the 2014 and 2016 
Strategic Housing Land Availability Assessment (SHLAA) and the Housing 
Delivery Monitor 2017 Table A figure for the Former Liquid and Envy Nightclub, 
Redhill site, the following amendments are considered and evidenced in Table 
6 below: 

 
Table 6 - Alterations to Sites without Planning Permission in the Five Year Supply 

 

 

 
6.19. For sites without planning permission, I consider the Borough Council to be 

overly optimistic in their housing supply figures. Through the exclusion of 
undeliverable supply sites, for the reasons explained above, and the re-
calculation of the remaining sites based on the 2014 and 2016 Strategic 
Housing Land Availability Assessment (SHLAA) and the Housing Delivery 
Monitor figures, I consider a realistic supply of 201 dwellings to be a more 
robust supply than the Borough Council’s projection of 350 dwellings. All 
alterations to Table D are presented in the WSPA trajectory section of 
Appendix 13. 

 

 

7. Conclusion 

 

Five-Year Housing Land Supply Calculation 

 

7.1. Putting together the elements of supply identified by the Borough Council in the 
Housing Delivery Monitor report alongside my assessment of the figures, I 
consider a significant reduction in the available supply between 2017 and 2022. 
This is largely due to the incorrect calculations displayed by the Borough 
Council as well as their overly optimistic assessment of several supply sites. In 
particular, these consist of sites that I consider to be complex schemes or 
undeliverable due to their current use class. Table 7 demonstrates my version 
of the Borough Council’s Summary of Five Year Land Supply figure from the 
Housing Delivery Monitor with all alterations considered. I have calculated the 
equivalent years supply to be 4.75, therefore undoubtedly expressing the 
Borough Council’s inability to deliver a five-year housing supply. 

 

Site Address Ward Total Net Capacity Net Deliverable in five year supply (RBBC) Net Deliverable in five year supply (WSPA) Source of re-calculations
Former Liquid & Envy Nightclub, Redhill Redhill East 133 133 76 2014 & 2016 SHLAA
Hockley Business Centre Earlswood & Whitebushes 50 50 30 2014 & 2016 SHLAA
High Street Car Park Horley Central 45 45 30 2014 & 2016 SHLAA
Horley Library Horley Central 36 36 35 2014 & 2016 SHLAA
Kingswood Station Kingswood & Burgh Heath 18 18 30 2014 & 2016 SHLAA
Total Net Deliverable on Sites without Planning Permission in the Five Year Supply 282 201
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Table 7 – Summary of Five Year Land Supply (WSPA) 

Source 
Housing Delivery Monitor 
2017 WSPA 

1) Sites with planning permission 1,955 1607 
2) Sites without planning permission 350 201 
3) Specific Deliverable Sites (1+2) 2,305 1808 
4) Windfall Allowance 375 375 
5) Total Five Year Supply (3+4) 2,680 2183 
6) Core Strategy Annualised Housing 
Requirement 460 460 
7) 5% Buffer 23 23 
8) Annualise plan period over/under supply -23 -23 
9) Total annual requirement (6+7+8) 460 460 
10) Equivalent year supply (5/9) 5.826086957 4.745652 

 
 
7.2. Whilst the Reigate and Banstead Local Plan: Core Strategy (2014) addresses a 

requirement of 6,900 dwellings for the plan period 2012-2027, this simply 
provides a starting point for the assessment of the five-year housing supply, 
presenting a minimum target for housing delivery. The Borough Council should 
allow for the non-implementation of particular supply sites identified within this 
report and should correct the calculation errors made. The adopted Core 
Strategy does not provide an up to date assessment of the Borough’s housing 
needs, and therefore the Borough Council must objectively assess the housing 
requirement to date and establish a solution to the increasing household and 
population growth. 

 
7.3. Using my assessment, I conclude that Reigate and Banstead Borough Council 

are unable to demonstrate a supply of deliverable sites as required by the 
National Planning Policy Framework (NPPF). The issue of the under delivery of 
housing supply sites must be addressed and a new five-year supply of housing 
must be implemented. I say this having also given regard to the five-year 
housing requirement not meeting the Borough Council’s Objectively Assessed 
need (OAN). 
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Analysis of Five Year Housing Land Supply in Reigate and 
Banstead Borough as at 31 March 2017 

 

 
8. Appendices 

 

Appendix 1 
 

Planning Practice Guidance (PPG) extract: ‘Housing and Economic 
Development Needs Assessments’ 
 

Appendix 2 
 

Planning Practice Guidance (PPG) extract: ‘Housing and Economic Land 
Availability Assessment’ 
 

Appendix 3 
 

Reigate and Banstead Borough Council Local Plan: Core Strategy (2014) 
Policy CS13: ‘Housing Delivery’ 
 

Appendix 4 
 

Reigate and Banstead Borough Council Local Plan: Core Strategy (2014) 
Policy CS6: ‘Allocation of Land for Development’ 
 

Appendix 5 
 

Reigate and Banstead Borough Council Local Plan: Core Strategy (2014) 
Policy CS14: ‘Housing Needs of the Community’ 
 

Appendix 6 Reigate and Banstead Borough Council Local Plan: Core Strategy (2014) 
Policy CS15: ‘Affordable Housing’ 
 

Appendix 7 Reigate and Banstead Borough Council Local Plan: Core Strategy (2014) 
Policy CS18: ‘Implementation and Monitoring’ 
 

Appendix 8 Reigate and Banstead Borough Council Core Strategy Inspector’s Report 
(2014) 
 

Appendix 9 Reigate and Banstead Borough Council Land Supply Sites in Appendix to 
Housing and Delivery Monitor 2017 
 

Appendix 10 Analysis of Table B: Large Sites (5+) with Planning Permission in the 
Five Year Supply (WSPA Trajectory Assessment) 
 

Appendix 11 Housing Delivery Monitor Table C: Small Sites (Less than 5 Units) with 
Planning Permission in the Five Year Supply: Raw Data 
 

Appendix 12 Analysis of Table C: Small Sites (Less than 5 Units) with Planning 
Permission in the Five Year Supply (WSPA Trajectory Assessment) 
 

Appendix 13 Analysis of Table D: Sites without Planning Permission in the Five Year 
Supply (WSPA Trajectory Assessment) 

 



APPENDIX 1 



Housing and economic development needs assessments - GOV.UK

APPENDIX 1 - Housing and economic development needs assessments - GOV.UK.html[27/09/2017 15:59:44]

 GOV.UK
Departments Worldwide How government works

Get involved

Policies Publications Consultations Statistics

Announcements

Home

Guidance

Housing and economic development

needs assessments

From: Department for Communities and Local Government
Part of: Planning practice guidance and Planning system
Published: 20 March 2015

Guides councils in how to assess their housing and economic development needs.

The approach to assessing need

What is the purpose of the assessment of housing and

economic development needs guidance?

This guidance supports local planning authorities in objectively
assessing and evidencing development needs for housing (both
market and affordable); and economic development (which
includes main town centre uses).

Search

Contents

— The approach to
assessing need

— Scope of assessments

— Methodology: assessing
housing need

— Methodology: assessing
economic development
and main town centre
uses
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The assessment of housing and economic development needs
includes the Strategic Housing Market Assessment requirement as
set out in the National Planning Policy Framework.

See related policy: paragraph 159 and glossary.

Paragraph: 001 Reference ID: 2a-001-20140306

Revision date: 06 03 2014

What is the primary objective of the assessment?

The primary objective of identifying need is to:

identify the future quantity of housing needed, including a
breakdown by type, tenure and size;

identify the future quantity of land or floorspace required for
economic development uses including both the quantitative and
qualitative needs for new development; and

provide a breakdown of that analysis in terms of quality and
location, and to provide an indication of gaps in current land
supply.

Paragraph: 002 Reference ID: 2a-002-20140306

Revision date: 06 03 2014

What is the definition of need?

Need for housing in the context of the guidance refers to the scale
and mix of housing and the range of tenures that is likely to be
needed in the housing market area over the plan period – and
should cater for the housing demand of the area and identify the
scale of housing supply necessary to meet that demand.

Need for all land uses should address both the total number of
homes or quantity of economic development floorspace needed
based on quantitative assessments, but also on an understanding

— Core outputs and
monitoring

https://www.gov.uk/guidance/national-planning-policy-framework/plan-making#para159
https://www.gov.uk/guidance/national-planning-policy-framework/annex-2-glossary
https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments#core-outputs-and-monitoring
https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments#core-outputs-and-monitoring
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of the qualitative requirements of each market segment.

Assessing development needs should be proportionate and does
not require local councils to consider purely hypothetical future
scenarios, only future scenarios that could be reasonably expected
to occur.

Paragraph: 003 Reference ID: 2a-003-20140306

Revision date: 06 03 2014

Can local planning authorities apply constraints to the

assessment of development needs?

The assessment of development needs is an objective assessment
of need based on facts and unbiased evidence. Plan makers
should not apply constraints to the overall assessment of need,
such as limitations imposed by the supply of land for new
development, historic under performance, viability, infrastructure or
environmental constraints. However, these considerations will
need to be addressed when bringing evidence bases together to
identify specific policies within development plans.

Paragraph: 004 Reference ID: 2a-004-20140306

Revision date: 06 03 2014

Can local planning authorities use a different methodology?

There is no one methodological approach or use of a particular
dataset(s) that will provide a definitive assessment of development
need. But the use of this standard methodology set out in this
guidance is strongly recommended because it will ensure that the
assessment findings are transparently prepared. Local planning
authorities may consider departing from the methodology, but they
should explain why their particular local circumstances have led
them to adopt a different approach where this is the case. The
assessment should be thorough but proportionate, building where
possible on existing information sources outlined within the
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guidance.

Paragraph: 005 Reference ID: 2a-005-20140306

Revision date: 06 03 2014

Can town/parish councils and designated neighbourhood

forums (qualifying bodies) preparing neighbourhood plans

use this guidance?

Town/parish councils and designated neighbourhood forums

(qualifying bodies) preparing neighbourhood plans can use this
guidance to identify specific local needs that may be relevant to a
neighbourhood but any assessment at such a local level should be
proportionate. Designated neighbourhood forums and parish/town
councils can also refer to existing needs assessments prepared by
the local planning authority as a starting point.

The neighbourhood plan should support the strategic development

needs set out in Local Plans, including policies on housing and
economic development. The level of housing and economic
development is likely to be a strategic policy.

Paragraph: 006 Reference ID: 2a-006-20140306

Revision date: 06 03 2014

Who do local planning authorities need to work?

Local planning authorities should assess their development needs
working with the other local authorities in the relevant housing
market area or functional economic market area in line with the

duty to cooperate. This is because such needs are rarely
constrained precisely by local authority administrative boundaries.

Where Local Plans are at different stages of production, local
planning authorities can build upon the existing evidence base of
partner local authorities in their housing market area but should co-
ordinate future housing reviews so they take place at the same
time.

https://www.gov.uk/guidance/neighbourhood-planning--2
https://www.gov.uk/guidance/local-plans--2
https://www.gov.uk/guidance/flood-risk-and-coastal-change#flood-risk-in-neighbourhood-plans
https://www.gov.uk/guidance/duty-to-cooperate
https://www.gov.uk/guidance/local-plans--2
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Local communities, partner organisations, Local Enterprise
Partnerships, businesses and business representative
organisations, universities and higher education establishments,
house builders (including those specialising in older people’s
housing), parish and town councils, designated neighbourhood

forums preparing neighbourhood plans and housing associations
should be involved from the earliest stages of plan preparation,
which includes the preparation of the evidence base in relation to
development needs.

Paragraph: 007 Reference ID: 2a-007-20150320

Revision date: 20 03 2015 See previous version

Scope of assessments

What areas should be assessed?

Needs should be assessed in relation to the relevant functional
area, ie housing market area, functional economic area in relation

to economic uses, or area of trade draw in relation to main town
centre uses.

Establishing the assessment area may identify smaller sub-
markets with specific features, and it may be appropriate to
investigate these specifically in order to create a detailed picture of
local need. It is important also to recognise that there are ‘market
segments’ ie not all housing types or economic development have
the same appeal to different occupants.

In some cases housing market areas and functional economic
areas may well be the same.

Paragraph: 008 Reference ID: 2a-008-20140306

Revision date: 06 03 2014

https://www.gov.uk/guidance/neighbourhood-planning--2
http://webarchive.nationalarchives.gov.uk/20140310225838/http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/the-approach-to-assessing-need/#paragraph_007
https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres
https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres
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Is there a single source that will identify the assessment

areas?

No single source of information on needs will be comprehensive in
identifying the appropriate assessment area; careful consideration
should be given to the appropriateness of each source of
information and how they relate to one another. For example, for
housing, where there are issues of affordability or low demand,
house price or rental level analyses will be particularly important in
identifying the assessment area. Where there are relatively high or
volatile rates of household movement, migration data will be
particularly important. Plan makers will need to consider the
usefulness of each source of information and approach for their
purposes. Local planning authorities can use a combination of
approaches where necessary.

Paragraph: 009 Reference ID: 2a-009-20140306

Revision date: 06 03 2014

What is a housing market area?

A housing market area is a geographical area defined by
household demand and preferences for all types of housing,
reflecting the key functional linkages between places where people
live and work. It might be the case that housing market areas
overlap.

The extent of the housing market areas identified will vary, and
many will in practice cut across various local planning authority
administrative boundaries. Local planning authorities should work

with all the other constituent authorities under the duty to
cooperate.

Where there is a joint plan, housing requirements and the need to
identify a 5 year supply of sites can apply across the joint plan
area. The approach being taken should be set out clearly in the
plan.

Paragraph: 010 Reference ID: 2a-010-20140306

https://www.gov.uk/guidance/duty-to-cooperate
https://www.gov.uk/guidance/duty-to-cooperate
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Revision date: 06 03 2014

How can housing market areas be defined?

Housing market areas can be broadly defined by using 3 different
sources of information as follows.

House prices and rates of change in house prices

Housing market areas can be identified by assessing patterns in
the relationship between housing demand and supply across
different locations. This analysis uses house prices to provide a
‘market-based’ reflection of housing market area boundaries. It
enables the identification of areas which have clearly different
price levels compared to surrounding areas. The findings
provide information about differences across the area in terms
of the price people pay for similar housing, market ‘hotspots’,
low demand areas and volatility.

Suggested data sources: Office for National Statistics, House Price
Index, Land Registry House Price Index and Price Paid data
(including sales), Department for Communities and Local
Government statistics including live tables on affordability (lower
quartile house prices/lower quartile earnings), neighbourhood data
from the Census.

Household migration and search patterns

Migration flows and housing search patterns reflect preferences
and the trade-offs made when choosing housing with different
characteristics. Analysis of migration flow patterns can help to
identify these relationships and the extent to which people move
house within an area. The findings can identify the areas within
which a relatively high proportion of household moves (typically
70%) are contained. This excludes long distance moves (eg
those due to a change of lifestyle or retirement), reflecting the
fact that most people move relatively short distances due to
connections to families, friends, jobs, and schools.

Suggested data sources: Census, Office for National Statistics
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internal migration statistics, and NHS registration data. Data from
estate agents and local newspapers contain information about the
geographical coverage of houses advertised for sale and rent.

Contextual data (for example travel to work area

boundaries, retail and school catchment areas)

Travel to work areas can provide information about commuting
flows and the spatial structure of the labour market, which will
influence household price and location. They can also provide
information about the areas within which people move without
changing other aspects of their lives (eg work or service use).

Suggested data sources: Office for National Statistics (travel to
work areas), retailers and other service providers may be able to
provide information about the origins of shoppers and service
users, school catchment areas.

Paragraph: 011 Reference ID: 2a-011-20140306

Revision date: 06 03 2014

How can functional economic market areas be defined?

The geography of commercial property markets should be thought
of in terms of the requirements of the market in terms of the
location of premises, and the spatial factors used in analysing
demand and supply – often referred to as the functional economic
market area. Since patterns of economic activity vary from place to
place, there is no standard approach to defining a functional
economic market area, however, it is possible to define them
taking account of factors including:

extent of any Local Enterprise Partnership within the area;

travel to work areas;

housing market area;

flow of goods, services and information within the local
economy;

service market for consumers;
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administrative area;

catchment areas of facilities providing cultural and social well-
being;

transport network.

Suggested Data Source: Office for National Statistics (travel to
work areas)

Paragraph: 012 Reference ID: 2a-012-20140306

Revision date: 06 03 2014

How can the area of ‘trade draw’ be defined?

The ‘trade draw’ area in relation to main town centres uses is

defined in the context of the town centre impact test in the town
centre guidance.

Paragraph: 013 Reference ID: 2a-013-20140306

Revision date: 06 03 2014

Methodology: assessing housing need

What methodological approach should be used?

Establishing future need for housing is not an exact science. No
single approach will provide a definitive answer. Plan makers
should avoid expending significant resources on primary research
(information that is collected through surveys, focus groups or
interviews etc and analysed to produce a new set of findings) as
this will in many cases be a disproportionate way of establishing an
evidence base. They should instead look to rely predominantly on
secondary data (eg Census, national surveys) to inform their
assessment which are identified within the guidance.

Paragraph: 014 Reference ID: 2a-014-20140306

https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres#impact-test
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Revision date: 06 03 2014

What is the starting point to establish the need for housing?

Household projections published by the Department for
Communities and Local Government should provide the starting
point estimate of overall housing need.

The household projections are produced by applying projected
household representative rates to the population projections
published by the Office for National Statistics. Projected household
representative rates are based on trends observed in Census and
Labour Force Survey data.

The household projections are trend based, ie they provide the
household levels and structures that would result if the
assumptions based on previous demographic trends in the
population and rates of household formation were to be realised in
practice. They do not attempt to predict the impact that future
government policies, changing economic circumstances or other
factors might have on demographic behaviour.

The household projection-based estimate of housing need may
require adjustment to reflect factors affecting local demography
and household formation rates which are not captured in past
trends. For example, formation rates may have been suppressed
historically by under-supply and worsening affordability of housing.
The assessment will therefore need to reflect the consequences of
past under delivery of housing. As household projections do not
reflect unmet housing need, local planning authorities should take
a view based on available evidence of the extent to which
household formation rates are or have been constrained by supply.

Paragraph: 015 Reference ID: 2a-015-20140306

Revision date: 06 03 2014

How often are the projections updated?

https://www.gov.uk/government/collections/household-projections
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The government’s official population and household projections are
generally updated every 2 years to take account of the latest
demographic trends. The most recent published Household
Projections update the 2011-based interim projections to be
consistent with the Office for National Statistics population
projections. Further analysis of household formation rates as
revealed by the 2011 Census will continue during 2015.

Wherever possible, local needs assessments should be informed
by the latest available information. The National Planning Policy
Framework is clear that Local Plans should be kept up-to-date. A
meaningful change in the housing situation should be considered
in this context, but this does not automatically mean that housing
assessments are rendered outdated every time new projections
are issued.

The 2012-2037 Household Projections were published on 27
February 2015, and are the most up-to-date estimate of future
household growth.

See related policy: paragraph 17, bullet 1

Paragraph: 016 Reference ID: 2a-016-20150227

Revision date: 27 02 2015 See previous version

Can adjustments be made to household projection-based

estimates of housing need?

The household projections produced by the Department for
Communities and Local Government are statistically robust and
are based on nationally consistent assumptions. However, plan
makers may consider sensitivity testing, specific to their local
circumstances, based on alternative assumptions in relation to the
underlying demographic projections and household formation
rates. Account should also be taken of the most recent
demographic evidence including the latest Office for National
Statistics population estimates.

Any local changes would need to be clearly explained and justified

https://www.gov.uk/government/statistics/2012-based-household-projections-in-england-2012-to-2037
https://www.gov.uk/guidance/national-planning-policy-framework/achieving-sustainable-development#para017
http://webarchive.nationalarchives.gov.uk/20140310225838/http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/methodology-assessing-housing-need/#paragraph_016
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on the basis of established sources of robust evidence.

Issues will vary across areas but might include:

migration levels that may be affected by changes in employment
growth or a one off event such as a large employer moving in or
out of an area or a large housing development such as an urban
extension in the last 5 years

demographic structure that may be affected by local
circumstances or policies eg expansion in education or facilities
for older people

Local housing need surveys may be appropriate to assess the
affordable housing requirements specific to the needs of people in
rural areas, given the lack of granularity provided by secondary
sources of information.

Paragraph: 017 Reference ID: 2a-017-20140306

Revision date: 06 03 2014

How should employment trends be taken into account?

Plan makers should make an assessment of the likely change in
job numbers based on past trends and/or economic forecasts as
appropriate and also having regard to the growth of the working
age population in the housing market area. Any cross-boundary
migration assumptions, particularly where one area decides to
assume a lower internal migration figure than the housing market
area figures suggest, will need to be agreed with the other relevant

local planning authority under the duty to cooperate. Failure to do
so will mean that there would be an increase in unmet housing
need.

Where the supply of working age population that is economically
active (labour force supply) is less than the projected job growth,
this could result in unsustainable commuting patterns (depending
on public transport accessibility or other sustainable options such
as walking or cycling) and could reduce the resilience of local

https://www.gov.uk/guidance/duty-to-cooperate
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businesses. In such circumstances, plan makers will need to
consider how the location of new housing or infrastructure
development could help address these problems.

Paragraph: 018 Reference ID: 2a-018-20140306

Revision date: 06 03 2014

How should market signals be taken into account?

The housing need number suggested by household projections
(the starting point) should be adjusted to reflect appropriate market
signals, as well as other market indicators of the balance between
the demand for and supply of dwellings. Prices or rents rising
faster than the national/local average may well indicate particular
market undersupply relative to demand. Relevant signals may
include the following:

Land Prices

Land values are determined by the demand for land in particular
uses, relative to the supply of land in those uses. The allocation
of land supply designated for each different use, independently
of price, can result in substantial price discontinuities for
adjoining parcels of land (or land with otherwise similar
characteristics). Price premiums provide direct information on
the shortage of land in any locality for any particular use.

House Prices

Mix adjusted house prices (adjusted to allow for the different
types of houses sold in each period) measure inflation in house
prices. Longer term changes may indicate an imbalance
between the demand for and the supply of housing. The Office
for National Statistics publishes a monthly House Price Index at
regional level. The Land Registry also publishes a House Price
Index and Price Paid data at local authority level.

Rents

Rents provide an indication of the cost of consuming housing in
a market area. Mixed adjusted rent information (adjusted to
allow for the different types of properties rented in each period)
shows changes in housing costs over time. Longer term
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changes may indicate an imbalance between demand for and
supply of housing. The Office for National Statistics publishes a
monthly Private Rental Index.

Affordability

Assessing affordability involves comparing house costs against
the ability to pay. The ratio between lower quartile house prices
and the lower quartile income or earnings can be used to
assess the relative affordability of housing. The Department for
Communities and Local Government publishes quarterly the
ratio of lower quartile house price to lower quartile earnings by
local authority district.

Rate of Development

Local planning authorities monitor the stock and flows of land
allocated, permissions granted, and take-up of those
permissions in terms of completions. Supply indicators may
include the flow of new permissions expressed as a number of
units per year relative to the planned number and the flow of
actual completions per year relative to the planned number. A
meaningful period should be used to measure supply. If the
historic rate of development shows that actual supply falls below
planned supply, future supply should be increased to reflect the
likelihood of under-delivery of a plan. The Department for
Communities and Local Government publishes quarterly
planning application statistics.

Overcrowding

Indicators on overcrowding, concealed and sharing households,
homelessness and the numbers in temporary accommodation
demonstrate un-met need for housing. Longer term increase in
the number of such households may be a signal to consider
increasing planned housing numbers. The number of
households accepted as homeless and in temporary
accommodation is published in the quarterly Statutory
Homelessness release.

Paragraph: 019 Reference ID: 2a-019-20140306

Revision date: 06 03 2014
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How should plan makers respond to market signals?

Appropriate comparisons of indicators should be made. This
includes comparison with longer term trends (both in absolute
levels and rates of change) in the: housing market area; similar
demographic and economic areas; and nationally. A worsening
trend in any of these indicators will require upward adjustment to
planned housing numbers compared to ones based solely on
household projections. Volatility in some indicators requires care to
be taken: in these cases rolling average comparisons may be
helpful to identify persistent changes and trends.

In areas where an upward adjustment is required, plan makers
should set this adjustment at a level that is reasonable. The more
significant the affordability constraints (as reflected in rising prices
and rents, and worsening affordability ratio) and the stronger other
indicators of high demand (eg the differential between land prices),
the larger the improvement in affordability needed and, therefore,
the larger the additional supply response should be.

Market signals are affected by a number of economic factors, and
plan makers should not attempt to estimate the precise impact of
an increase in housing supply. Rather they should increase
planned supply by an amount that, on reasonable assumptions and
consistent with principles of sustainable development, could be
expected to improve affordability, and monitor the response of the
market over the plan period.

The list of indictors above is not exhaustive. Other indicators,
including those at lower spatial levels, are available and may be
useful in coming to a full assessment of prevailing market
conditions. In broad terms, the assessment should take account
both of indicators relating to price (such as house prices, rents,
affordability ratios) and quantity (such as overcrowding and rates of
development).

Paragraph: 020 Reference ID: 2a-020-20140306

Revision date: 06 03 2014
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How should the needs for all types of housing be addressed?

Once an overall housing figure has been identified, plan makers
will need to break this down by tenure, household type (singles,
couples and families) and household size. Plan makers should
therefore examine current and future trends of:

the proportion of the population of different age profile;

the types of household (eg singles, couples, families by age
group, numbers of children and dependents);

the current housing stock size of dwellings (eg one, two+
bedrooms);

the tenure composition of housing.

This information should be drawn together to understand how age
profile and household mix relate to each other, and how this may
change in the future. When considering future need for different
types of housing, plan makers will need to consider whether they
plan to attract a different age profile eg increasing the number of
working age people.

Plan makers should look at the household types, tenure and size in
the current stock and in recent supply, and assess whether
continuation of these trends would meet future needs.

Identifying the need for certain types of housing and the needs of
different groups is discussed below in more detail.

The private rented sector

Tenure data from the Office for National Statistics can be used
to understand the future need for private rented sector housing.
However, this will be based on past trends. Market signals in the
demand for private rented sector housing could be indicated
from a change in rents. Evidence can also be sourced from the
English Housing Survey, which will provide at national level
updated information on tenure trends, Office for National
Statistics Private Rental Index, the Valuation Office Agency,
HomeLet Rental Index and other commercial sources.

Self-build and custom housebuilding
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The government wants to enable more people to build or
commission their own home and wants to make this form of
housing a mainstream housing option. From 1 April 2016, most
local planning authorities (including all district councils and
National Park Authorities) are required to keep a register of
individuals and associations of individuals who are seeking to
acquire serviced plots of land in their area in order to build

homes for those individuals to occupy. The Self-build and
Custom Housebuilding (Register) Regulations 2016 set out the
requirements. See guidance on self-build and custom
housebuilding registers. In order to obtain a robust assessment
of demand for this type of housing in their area, local planning
authorities should supplement the data from the registers with
secondary data sources such as: building plot search websites,
‘Need-a-Plot’ information available from the Self Build Portal;
and enquiries for building plots from local estate agents.

Family housing

Plan makers can identify current numbers of families, including
those with children, by using the local household projections.

Housing for older people

The need to provide housing for older people is critical given the
projected increase in the number of households aged 65 and
over accounts for over half of the new households (Department
for Communities and Local Government Household Projections
2013). The age profile of the population can be drawn from
Census data. Projection of population and households by age
group should also be used. Plan makers will need to consider
the size, location and quality of dwellings needed in the future
for older people in order to allow them to live independently and
safely in their own home for as long as possible, or to move to
more suitable accommodation if they so wish. Supporting
independent living can help to reduce the costs to health and
social services, and providing more options for older people to
move could also free up houses that are under occupied. The
future need for specialist accommodation for older people
broken down by tenure and type (eg sheltered, enhanced
sheltered, extra care, registered care) should be assessed and
can be obtained from a number of online tool kits provided by

http://www.legislation.gov.uk/uksi/2016/105/contents/made
http://www.legislation.gov.uk/uksi/2016/105/contents/made
https://www.gov.uk/guidance/self-build-and-custom-housebuilding
https://www.gov.uk/guidance/self-build-and-custom-housebuilding


Housing and economic development needs assessments - GOV.UK

APPENDIX 1 - Housing and economic development needs assessments - GOV.UK.html[27/09/2017 15:59:44]

the sector. The assessment should set out the level of need for
residential institutions (Use Class C2). Many older people may
not want or need specialist accommodation or care and may
wish to stay or move to general housing that is already suitable,
such as bungalows, or homes which can be adapted to meet a
change in their needs. Local authorities should therefore identify
particular types of general housing as part of their assessment.

Households with specific needs

There is no one source of information about disabled people
who require adaptations in the home, either now or in the future.
The Census provides information on the number of people with
long-term limiting illness and plan makers can access
information from the Department of Work and Pensions on the
numbers of Disability Living Allowance/Attendance Allowance
benefit claimants. Whilst these data can provide a good
indication of the number of disabled people, not all of the people
included within these counts will require adaptations in the
home. Applications for Disabled Facilities Grant will provide an
indication of levels of expressed need, although this could
underestimate total need. If necessary, plan makers can engage
with partners to better understand their housing requirements.

Student housing

Local planning authorities should plan for sufficient student
accommodation whether it consists of communal halls of
residence or self-contained dwellings, and whether or not it is on
campus. Student housing provided by private landlords is often
a lower-cost form of housing. Encouraging more dedicated
student accommodation may provide low cost housing that
takes pressure off the private rented sector and increases the
overall housing stock. Plan makers are encouraged to consider
options which would support both the needs of the student
population as well as local residents before imposing caps or
restrictions on students living outside of university-provided
accommodation. Plan makers should engage with universities
and other higher educational establishments to better
understand their student accommodation requirements.

Paragraph: 021 Reference ID: 2a-021-20160401
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Revision date: 01 04 2016 See previous version

How should affordable housing need be calculated?

Plan makers working with relevant colleagues within their local
authority (eg housing, health and social care departments) will
need to estimate the number of households and projected
households who lack their own housing or live in unsuitable
housing and who cannot afford to meet their housing needs in the
market.

This calculation involves adding together the current unmet
housing need and the projected future housing need and then
subtracting this from the current supply of affordable housing stock.

Paragraph: 022 Reference ID: 2a-022-20140306

Revision date: 06 03 2014

What types of households are considered in affordable

housing need?

The types of households to be considered in housing need are:

homeless households or insecure tenure (eg housing that is too
expensive compared to disposable income);

households where there is a mismatch between the housing
needed and the actual dwelling (eg overcrowded households);

households containing people with social or physical impairment
or other specific needs living in unsuitable dwellings (eg
accessed via steps) which cannot be made suitable in-situ

households that lack basic facilities (eg a bathroom or kitchen)
and those subject to major disrepair or that are unfit for
habitation;

households containing people with particular social needs (eg
escaping harassment) which cannot be resolved except through
a move.

http://webarchive.nationalarchives.gov.uk/20151202164624/http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/methodology-assessing-housing-need/
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Paragraph: 023 Reference ID: 2a-023-20140306

Revision date: 06 03 2014

How should the current unmet gross need for affordable

housing be calculated?

Plan makers should establish unmet (gross) need for affordable
housing by assessing past trends and recording current estimates
of:

the number of homeless households;

the number of those in priority need who are currently housed in
temporary accommodation;

the number of households in over-crowded housing;

the number of concealed households;

the number of existing affordable housing tenants in need (ie
householders currently housed in unsuitable dwellings);

the number of households from other tenures in need and those
that cannot afford their own homes.

Care should be taken to avoid double-counting, which may be
brought about with the same households being identified on more
than one transfer list, and to include only those households who
cannot afford to access suitable housing in the market.

Suggested data sources: Local authorities will hold data on the
number of homeless households, those in temporary
accommodation and extent of overcrowding. The Census also
provides data on concealed households and overcrowding which
can be compared with trends contained in the English Housing
Survey. Housing registers and local authority and registered social
landlord transfer lists will also provide relevant information.

Paragraph: 024 Reference ID: 2a-024-20140306

Revision date: 06 03 2014
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How should the number of newly arising households likely to

be in affordable housing need be calculated (gross annual

estimate)?

Projections of affordable housing need will need to take into
account new household formation, the proportion of newly forming
households unable to buy or rent in the market area, and an
estimation of the number of existing households falling into need.
This process should identify the minimum household income
required to access lower quartile (entry level) market housing (plan
makers should use current cost in this process, but may wish to
factor in changes in house prices and wages). It should then
assess what proportion of newly-forming households will be unable
to access market housing.

Suggested data sources: Department for Communities and Local
Government household projections, English Housing Survey, local
authority and registered social landlords databases, and mortgage
lenders.

Total newly arising affordable housing need (gross per year) = 

(the number of newly forming households x the proportion
unable to afford market housing) + existing households falling
into need 

Paragraph: 025 Reference ID: 2a-025-20140306

Revision date: 06 03 2014

How should the current total affordable housing supply

available be calculated?

There will be a current supply of housing stock that can be used to
accommodate households in affordable housing need as well as
future supply. To identify the total affordable housing supply
requires identifying the current housing stock by:

identifying the number of affordable dwellings that are going to
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be vacated by current occupiers that are fit for use by other
households in need;

identifying surplus stock (vacant properties);

identifying the committed supply of new affordable units (social
rented and intermediate housing) at the point of the assessment
(number and size);

identifying units to be taken out of management (demolition or
replacement schemes that lead to net losses of stock).

Sources of data: Department for Communities and Local
Government affordable housing supply statistics to show recent
trends, and local authority and Registered Social Landlord records
including housing register, transfer lists, demolition and conversion
programmes, development programme of affordable housing
providers.

Total affordable housing stock available = 

Dwellings currently occupied by households in need + surplus
stock + committed additional housing stock – units to be taken
out of management 

Paragraph: 026 Reference ID: 2a-026-20140306

Revision date: 06 03 2014

What is the likely level of future housing supply of social re-

lets (net) and intermediate affordable housing (excluding

transfers)?

Plan makers should calculate the level of likely future affordable
housing supply taking into account future annual supply of social
housing re-lets (net), calculated on the basis of past trends
(generally the average number of re-lets over the previous 3 years
should be taken as the predicted annual levels), and the future
annual supply of intermediate affordable housing (the number of
units that come up for re-let or re-sale should be available from
local operators of intermediate housing schemes).
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Suggested data sources: Local Authority and Registered Social
Landlord (RSL) data, CORE (Continuous Recording of lettings and
sales in social housing) data on the number of lettings in the RSL
sector whilst HSSA (Housing Strategy Statistical Appendix) data
provides the number of lettings in council owned housing.

Future annual supply of affordable housing units = 

the number of social rented units + the number of intermediate
affordable units 

Paragraph: 027 Reference ID: 2a-027-20140306

Revision date: 06 03 2014

What is the relationship between the current housing stock

and current and future needs?

Plan makers should look at the house size in the current stock and
assess whether these match current and future needs.

Paragraph: 028 Reference ID: 2a-028-20140306

Revision date: 06 03 2014

What is the total need for affordable housing?

The total need for affordable housing should be converted into
annual flows by calculating the total net need (subtract total
available stock from total gross need) and converting total net need
into an annual flow.

The total affordable housing need should then be considered in the
context of its likely delivery as a proportion of mixed market and
affordable housing developments, given the probable percentage
of affordable housing to be delivered by market housing led
developments. An increase in the total housing figures included in
the local plan should be considered where it could help deliver the
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required number of affordable homes.

Paragraph: 029 Reference ID: 2a-029-20140306

Revision date: 06 03 2014

Methodology: assessing economic development

and main town centre uses

How should the current situation in relation to economic and

main town centre uses be assessed?

In understanding the current market in relation to economic and
main town centre uses, plan makers should liaise closely with the
business community to understand their current and potential
future requirements. Plan makers should also consider:

The recent pattern of employment land supply and loss to other
uses (based on extant planning permissions and planning
applications). This can be generated though a simple
assessment of employment land by sub-areas and market
segment, where there are distinct property market areas within
authorities.

Market intelligence (from local data and discussions with
developers and property agents, recent surveys of business
needs or engagement with business and economic forums).

Market signals, such as levels and changes in rental values,
and differentials between land values in different uses.

Public information on employment land and premises required.

Information held by other public sector bodies and utilities in
relation to infrastructure constraints.

The existing stock of employment land. This will indicate the
demand for and supply of employment land and determine the
likely business needs and future market requirements (though it
is important to recognise that existing stock may not reflect the
future needs of business). Recent statistics on take-up of sites
should be consulted at this stage, along with other primary and
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secondary data sources to gain an understanding of the spatial
implications of ‘revealed demand’ for employment land.

The locational and premises requirements of particular types of
business.

Identification of oversupply and evidence of market failure (eg
physical or ownership constraints that prevent the employment
site being used effectively, which could be evidenced by
unfulfilled requirements from business, yet developers are not
prepared to build premises at the prevailing market rents).

Paragraph: 030 Reference ID: 2a-030-20140306

Revision date: 06 03 2014

How should employment land be analysed?

A simple typology of employment land by market segment and by
sub-areas, where there are distinct property market areas within
authorities, should be developed and analysed. This should be
supplemented by information on permissions for other uses that
have been granted, if available, on sites then or formerly in
employment use.

When examining the recent take-up of employment land, it is
important to consider projections (based on past trends) and
forecasts (based on future scenarios) and identify occurrences
where sites have been developed for specialist economic uses.
This will help to provide an understanding of the underlying
requirements for office, general business and warehousing sites,
and (when compared with the overall stock of employment sites)
should form the context for appraising individual sites.

Analysing supply and demand will allow plan makers to identify
whether there is a mismatch between quantitative and qualitative
supply of and demand for employment sites. This will enable an
understanding of which market segments are over-supplied to be
derived and those which are undersupplied.

Employment land markets can overlap several local authority
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areas.

Paragraph: 031 Reference ID: 2a-031-20140306

Revision date: 06 03 2014

How should future trends be forecast?

Plan makers should consider forecasts of quantitative and
qualitative need (ie the number of units and amount of floorspace
for other uses needed) but also its particular characteristics (eg
footprint of economic uses and proximity to infrastructure). The key
output is an estimate of the scale of future needs, broken down by
economic sectors.

Local authorities should develop an idea of future needs based on
a range of data which is current and robust. Authorities will need to
take account of business cycles and make use of forecasts and
surveys to assess employment land requirements.

Emerging sectors that are well suited to the area being covered by
the analysis should be encouraged where possible. Market
segments should be identified within the employment property
market so that need can be identified for the type of employment
land advocated.

The available stock of land should be compared with the particular
requirements of the area so that ‘gaps’ in local employment land
provision can be identified

Plan makers should consider:

sectoral and employment forecasts and projections (labour
demand);

demographically derived assessments of future employment
needs (labour supply techniques);

analyses based on the past take-up of employment land and
property and/or future property market requirements;

consultation with relevant organisations, studies of business



Housing and economic development needs assessments - GOV.UK

APPENDIX 1 - Housing and economic development needs assessments - GOV.UK.html[27/09/2017 15:59:44]

trends, and monitoring of business, economic and employment
statistics.

Paragraph: 032 Reference ID: 2a-032-20140306

Revision date: 06 03 2014

What type of employment land is needed?

The increasing diversity of employment generating uses (as
evidenced by the decline of manufacturing and rise of services and
an increased focus on mixed-use development) requires different
policy responses and an appropriate variety of employment sites.
The need for rural employment should not be overlooked.

Labour supply models are based on population and economic
activity projections. Underlying population projections can be
purely demographic or tied to future housing stock which needs to
be assessed separately. These models normally make predictions
for a period of 10 to 15 years. Plan makers should be careful to
consider that national economic trends may not automatically
translate to particular areas with a distinct employment base.

Paragraph: 033 Reference ID: 2a-033-20140306

Revision date: 06 03 2014

How should employment land requirements be derived?

When translating employment and output forecasts into land
requirements, there are 4 key relationships which need to be
quantified. This information should be used to inform the
assessment of land requirements. The 4 key relationships are:

Standard Industrial Classification sectors to use classes;

Standard Industrial Classification sectors to type of property;

employment to floorspace (employment density); and

floorspace to site area (plot ratio based on industry proxies).
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Paragraph: 034 Reference ID: 2a-034-20140306

Revision date: 06 03 2014

Core outputs and monitoring

What are the core outputs?

Plan makers should set out clear conclusions and any assumptions
made in reaching these conclusions on the levels of quantitative
and qualitative predicted need. This will be an important input into

assessing the suitability of sites and the Local Plan preparation
process more generally.

Plan makers will need to consider their existing and emerging
housing and economic strategies in light of needs.

Paragraph: 035 Reference ID: 2a-035-20140306

Revision date: 06 03 2014

How often should indicators be monitored?

Local planning authorities should not need to undertake
comprehensive assessment exercises more frequently than every
5 years although they should be updated regularly, looking at the
short-term changes in housing and economic market conditions.

Monitoring information should be shared with qualifying bodies

undertaking a neighbourhood plan via the local authorities’
monitoring report so that they can understand how their
neighbourhood plan is being implemented.

Paragraph: 036 Reference ID: 2a-036-20140306

Revision date: 06 03 2014

What could be monitored?

https://www.gov.uk/guidance/local-plans--2
https://www.gov.uk/guidance/neighbourhood-planning--2
https://www.gov.uk/guidance/local-plans--2#local-plans-adoption
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Published:

20 March 2015

From:

Department for Communities and Local Government

Part of:

Planning practice guidance

Planning system

Is there anything wrong with this page?

Local planning authorities should put in place their own monitoring
arrangements in relation to relevant local indicators which could
include:

housing and employment land and premises (current stock)
database;

housing and employment permissions granted, by type;

housing and employment permissions developed by type,
matched to allocated sites;

housing and employment permissions for development of sites
where change of use is involved;

housing and employment land and premises available and
recent transactions;

housing and employment premises enquiries (if the authority
has an estates team);

housing developer or employer requirements and aspirations for
houses and economic floorspace;

housing waiting lists applications;

the market signals.

Paragraph: 037 Reference ID: 2a-037-20140306

Revision date: 06 03 2014

https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.gov.uk/government/collections/planning-practice-guidance
https://www.gov.uk/government/policies/planning-system
https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments#market-signals
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Benefits

Births, deaths, marriages and care

Business and self-employed

Childcare and parenting

Citizenship and living in the UK

Crime, justice and the law

Disabled people

Driving and transport

Education and learning

Employing people

Environment and countryside

Housing and local services

Money and tax

Passports, travel and living abroad

Visas and immigration

Working, jobs and pensions

Services and information

How government
works

Departments

Worldwide

Policies

Publications

Announcements

Departments and policy
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https://www.nationalarchives.gov.uk/information-management/re-using-public-sector-information/copyright-and-re-use/crown-copyright/
https://www.nationalarchives.gov.uk/doc/open-government-licence/version/3/
https://www.nationalarchives.gov.uk/doc/open-government-licence/version/3/
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From: Department for Communities and Local Government
Part of: Planning practice guidance and Planning system
Published: 6 March 2014

Tell us what you think of GOV.UK

Take a short survey to give us your feedback

Guides councils in identifying appropriate land to meet development needs.

What is the purpose of the assessment of land

availability?

An assessment of land availability identifies a future supply of land
which is suitable, available and achievable for housing and

Search

Contents

— What is the purpose of
the assessment of land
availability?

— About the assessment

https://www.gov.uk/
https://www.gov.uk/
https://www.gov.uk/government/organisations
https://www.gov.uk/government/world
https://www.gov.uk/government/how-government-works
https://www.gov.uk/government/get-involved
https://www.gov.uk/government/policies
https://www.gov.uk/government/publications
https://www.gov.uk/government/publications?publication_filter_option=consultations
https://www.gov.uk/government/statistics
https://www.gov.uk/government/announcements
https://www.gov.uk/
https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.gov.uk/government/collections/planning-practice-guidance
https://www.gov.uk/government/policies/planning-system
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#what-is-the-purpose-of-the-assessment-of-land-availability
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#what-is-the-purpose-of-the-assessment-of-land-availability
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#what-is-the-purpose-of-the-assessment-of-land-availability
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#about-the-assessment
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economic development uses over the plan period. The assessment
of land availability includes the Strategic Housing Land Availability
Assessment requirement as set out in the National Planning Policy
Framework.

The assessment of land availability is an important step in the

preparation of Local Plans. The National Planning Policy
Framework identifies the advantages of carrying out land
assessments for housing and economic development as part of the
same exercise, in order that sites may be allocated for the use
which is most appropriate.

An assessment should:

identify sites and broad locations with potential for development;

assess their development potential;

assess their suitability for development and the likelihood of
development coming forward (the availability and achievability).

This approach ensures that all land is assessed together as part of
plan preparation to identify which sites or broad locations are the
most suitable and deliverable for a particular use.

See related policy:

paragraph 159

annex 2: glossary

Paragraph: 001 Reference ID: 3-001-20140306

Revision date: 06 03 2014

About the assessment

How does the assessment relate to the development plan

process?

The assessment forms a key component of the evidence base to

— Methodology – flowchart

— Methodology – Stage 1:
Identification of sites and
broad locations

— Methodology – Stage 2:
Site/broad location
assessment

— Methodology – Stage 3:
Windfall assessment
(where justified)

— Methodology – Stage 4:
Assessment review

— Methodology – Stage 5:
Final evidence base

https://www.gov.uk/guidance/local-plans--2
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#Identification-of-sites-and-broad-locations
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#sitebroad-location-assessment
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#factors-sitesbroad-locations-developed
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#factors-sitesbroad-locations-developed
https://www.gov.uk/guidance/national-planning-policy-framework/plan-making#para159
https://www.gov.uk/guidance/national-planning-policy-framework/annex-2-glossary
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#methodology--flowchart
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#Identification-of-sites-and-broad-locations
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#Identification-of-sites-and-broad-locations
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#Identification-of-sites-and-broad-locations
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#sitebroad-location-assessment
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#sitebroad-location-assessment
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#sitebroad-location-assessment
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#methodology--stage-3-windfall-assessment-where-justified
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#methodology--stage-3-windfall-assessment-where-justified
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#methodology--stage-3-windfall-assessment-where-justified
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#methodology--stage-4-assessment-review
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#methodology--stage-4-assessment-review
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#methodology--stage-5-final-evidence-base
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#methodology--stage-5-final-evidence-base
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underpin policies in development plans for housing and economic
development, including supporting the delivery of land to meet
identified need for these uses.

From the assessment, plan makers will then be able to plan
proactively by choosing sites to go forward into their development
plan documents to meet objectively assessed needs.

This guidance should be read in conjunction with separate
guidance on the application of town centre planning policy, which

includes the sequential test for locating town centre uses.

See related policy: annex 2: glossary

Paragraph: 002 Reference ID: 3-002-20140306

Revision date: 06 03 2014

Does the assessment allocate land in development plans?

The assessment is an important evidence source to inform plan
making but does not in itself determine whether a site should be
allocated for development. This is because not all sites considered
in the assessment will be suitable for development (eg because of
policy constraints or if they are unviable). It is the role of the
assessment to provide information on the range of sites which are
available to meet need, but it is for the development plan itself to
determine which of those sites are the most suitable to meet those
needs.

Paragraph: 003 Reference ID: 3-003-20140306

Revision date: 06 03 2014

Can designated neighbourhood forums and parish/town

councils use the guidance?

Designated neighbourhood forums and parish/town councils may
use the methodology to assess sites but any assessment should
be proportionate. Neighbourhood forums and parish councils may

https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres
https://www.gov.uk/guidance/national-planning-policy-framework/annex-2-glossary
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also refer to existing site assessments prepared by the local
planning authority as a starting point when identifying sites to

allocate within a neighbourhood plan.

Paragraph: 004 Reference ID: 3-004-20140306

Revision date: 06 03 2014

Can plan makers use a different methodology?

This guidance indicates what inputs and processes should lead to
a robust assessment of land availability. Plan makers should have
regard to the guidance in preparing their assessments. Where they
depart from the guidance, plan makers will have to set out reasons
for doing so. The assessment should be thorough but
proportionate, building where possible on existing information
sources outlined within the guidance.

Paragraph: 005 Reference ID: 3-005-20140306

Revision date: 06 03 2014

Methodology – flowchart

Paragraph: 006 Reference ID: 3-006-20140306

Revision date: 06 03 2014

Methodology - flowchart
PDF, 220KB, 1 page

This file may not be suitable for users of assistive technology.

Request an accessible format.

https://www.gov.uk/guidance/neighbourhood-planning--2
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/578755/land-availability.pdf
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#attachment-1886406-accessibility-request
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/578755/land-availability.pdf
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Methodology – Stage 1: Identification of sites and

broad locations

Determine assessment area and site size

What geographical area should the assessment cover?

The area selected for the assessment should be the housing
market area and functional economic market area. This could be
the local planning authority area or a different area such as 2 or
more local authority areas or areas covered by the Local
Enterprise Partnership.

Paragraph: 007 Reference ID: 3-007-20140306

Revision date: 06 03 2014

Who should plan makers work with?

The assessment should be undertaken and regularly reviewed
working with other local planning authorities in the relevant housing
market area or functional economic market area, in line with the

duty to cooperate.

The following should be involved from the earliest stages of plan
preparation, which includes the evidence base in relation to land
availability: developers; those with land interests; land promoters;
local property agents; local communities; partner organisations;
Local Enterprise Partnerships; businesses and business
representative organisations; parish and town councils;

neighbourhood forums preparing neighbourhood plans.

Paragraph: 008 Reference ID: 3-008-20140306

Revision date: 06 03 2014

Should the assessment be constrained by the need for

development?

https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.gov.uk/guidance/duty-to-cooperate
https://www.gov.uk/guidance/neighbourhood-planning--2
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The assessment should identify all sites and broad locations
regardless of the amount of development needed to provide an
audit of available land. The process of the assessment will,
however, provide the information to enable an identification of sites

and locations suitable for the required development in the Local
Plan.

Paragraph: 009 Reference ID: 3-009-20140306

Revision date: 06 03 2014

What site/broad location size should be considered for

assessment?

Plan makers will need to assess a range of different site sizes from
small-scale sites to opportunities for large-scale developments
such as village and town extensions and new settlements where
appropriate.

The assessment should consider all sites and broad locations
capable of delivering 5 or more dwellings or economic
development on sites of 0.25 hectares (or 500 square metres of
floor space) and above. Where appropriate, plan makers may wish
to consider alternative site size thresholds.

Paragraph: 010 Reference ID: 3-010-20140306

Revision date: 06 03 2014

How should sites/broad locations be identified?

When carrying out a desk top review, plan makers should be
proactive in identifying as wide a range as possible of sites and
broad locations for development (including those existing sites that
could be improved, intensified or changed). Sites, which have
particular policy constraints, should be included in the assessment
for the sake of comprehensiveness but these constraints must be
set out clearly, including where they severely restrict development.
An important part of the desktop review, however, is to test again

https://www.gov.uk/guidance/local-plans--2
https://www.gov.uk/guidance/local-plans--2
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the appropriateness of other previously defined constraints, rather
than simply to accept them.

Plan makers should not simply rely on sites that they have been
informed about but actively identify sites through the desktop
review process that may have a part to play in meeting the
development needs of an area.

Paragraph: 011 Reference ID: 3-011-20140306

Revision date: 06 03 2014

What types of sites and sources of data should be used?

Plan makers should consider all available types of sites and
sources of data that may be relevant in the assessment process
but the following may be particularly relevant:

Paragraph: 012 Reference ID: 3-012-20140306

Revision date: 06 03 2014

Should plan makers issue a call for potential sites and broad

locations for development?

Plan makers should issue a call for potential sites and broad
locations for development, which should be aimed at as wide an
audience as is practicable so that those not normally involved in
property development have the opportunity to contribute. This
should include parish councils and neighbourhood forums,

Type of site and potential data source
PDF, 69.5KB, 2 pages

This file may not be suitable for users of assistive technology.

Request an accessible format.

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/575032/Type_of_site_and_potential_data_source.pdf
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#attachment-1886405-accessibility-request
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/575032/Type_of_site_and_potential_data_source.pdf
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landowners, developers, businesses and relevant local interest
groups, and local notification/publicity. It may be possible to include
notification of a call for sites in other local authority documentation
(such as notification of local elections) to minimise costs.

Plan makers should also set out key information sought from
respondents. This could include:

site location;

suggested potential type of development (eg economic
development uses – retail, leisure, cultural, office, warehousing
etc; residential – by different tenures, types and needs of
different groups such as older people housing, private rented
housing and people wishing to build or commission their own
homes);

the scale of development;

constraints to development.

Paragraph: 013 Reference ID: 3-013-20140306

Revision date: 06 03 2014

What should be included in the site and broad location

survey?

The comprehensive list of sites and broad locations derived from
data sources and the call for sites should be assessed against
national policies and designations to establish which have
reasonable potential for development and should be included in the
site survey.

Plan makers should then assess potential sites and broad
locations via more detailed site surveys to:

ratify inconsistent information gathered through the call for sites
and desk assessment;

get an up to date view on development progress (where sites
have planning permission);

a better understanding of what type and scale of development
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may be appropriate;

gain a more detailed understanding of deliverability, any barriers
and how they could be overcome;

identify further sites with potential for development that were not
identified through data sources or the call for sites.

Paragraph: 014 Reference ID: 3-014-20140306

Revision date: 06 03 2014

How detailed should the survey be?

Site surveys should be proportionate to the detail required for a
robust appraisal. For example, the assessment will need to be
more detailed where sites are considered to be realistic candidates
for development.

Paragraph: 015 Reference ID: 3-015-20140306

Revision date: 06 03 2014

What characteristics should be recorded during the survey?

During the site survey the following characteristics should be
recorded (or checked if they were previously identified through the
data sources and call for sites):

site size, boundaries, and location;

current land use and character;

land uses and character of surrounding area;

physical constraints (eg access, contamination, steep slopes,
flooding, natural features of significance, location of
infrastructure/utilities);

potential environmental constraints;

where relevant, development progress (eg ground works
completed, number of units started, number of units completed);

initial assessment of whether the site is suitable for a particular
type of use or as part of a mixed-use development.
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Paragraph: 016 Reference ID: 3-016-20140306

Revision date: 06 03 2014

Methodology – Stage 2: Site/broad location

assessment

Estimating the development potential of each site/broad location

How should the development potential be calculated?

The estimation of the development potential of each identified site
should be guided by the existing or emerging plan policy including
locally determined policies on density.

Where the plan policy is out of date or does not provide a sufficient
basis to make a judgement then relevant existing development
schemes can be used as the basis for assessment, adjusted for
any individual site characteristics and physical constraints. The use
of floor space densities for certain industries may also provide a
useful guide.

The development potential is a significant factor that affects
economic viability of a site/broad location and its suitability for a
particular use. Therefore, assessing achievability (including
viability) and suitability can usefully be carried out in parallel with
estimating the development potential.

Paragraph: 017 Reference ID: 3-017-20140306

Revision date: 06 03 2014

What factors should be considered for when and whether

sites/broad locations are likely to be developed?

Assessing the suitability, availability and achievability of sites
including whether the site is economically viable will provide the
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information on which the judgement can be made in the plan-
making context as to whether a site can be considered deliverable
over the plan period.

Paragraph: 018 Reference ID: 3-018-20140306

Revision date: 06 03 2014

What factors should be considered when assessing the

suitability of sites/broad locations for development?

Plan makers should assess the suitability of the identified use or
mix of uses of a particular site or broad location including
consideration of the types of development that may meet the
needs of the community. These may include, but are not limited to:
market housing, private rented, affordable housing, people wishing
to build or commission their own homes, housing for older people,
or for economic development uses.

Assessing the suitability of sites or broad locations for development
should be guided by:

the development plan, emerging plan policy and national policy;

market and industry requirements in that housing market or
functional economic market area.

When assessing the sites against the adopted development plan,
plan makers will need to take account of how up to date the plan
policies are and consider the appropriateness of identified
constraints on sites/broad location and whether such constraints
may be overcome.

Sites in existing development plans or with planning permission will
generally be considered suitable for development although it may
be necessary to assess whether circumstances have changed
which would alter their suitability. This will include a re-appraisal of
the suitability of previously allocated land and the potential to
designate allocated land for different or a wider range of uses. This
should be informed by a range of factors including the suitability of
the land for different uses and by market signals, which will be
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useful in identifying the most appropriate use.

In addition to the above considerations, the following factors should
be considered to assess a site’s suitability for development now or
in the future:

physical limitations or problems such as access, infrastructure,
ground conditions, flood risk, hazardous risks, pollution or
contamination;

potential impacts including the effect upon landscapes including
landscape features, nature and heritage conservation;

appropriateness and likely market attractiveness for the type of
development proposed;

contribution to regeneration priority areas;

environmental/amenity impacts experienced by would be
occupiers and neighbouring areas.

Paragraph: 019 Reference ID: 3-019-20140306

Revision date: 06 03 2014

What factors should be considered when assessing

availability?

A site is considered available for development, when, on the best
information available (confirmed by the call for sites and
information from land owners and legal searches where
appropriate), there is confidence that there are no legal or
ownership problems, such as unresolved multiple ownerships,
ransom strips tenancies or operational requirements of
landowners. This will often mean that the land is controlled by a
developer or landowner who has expressed an intention to
develop, or the landowner has expressed an intention to sell.
Because persons do not need to have an interest in the land to
make planning applications, the existence of a planning permission
does not necessarily mean that the site is available. Where
potential problems have been identified, then an assessment will
need to be made as to how and when they can realistically be
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overcome. Consideration should also be given to the delivery
record of the developers or landowners putting forward sites, and
whether the planning background of a site shows a history of
unimplemented permissions.

Paragraph: 020 Reference ID: 3-020-20140306

Revision date: 06 03 2014

What factors should be considered when assessing

achievability including whether the development of the site is

viable?

A site is considered achievable for development where there is a
reasonable prospect that the particular type of development will be
developed on the site at a particular point in time. This is

essentially a judgement about the economic viability of a site, and
the capacity of the developer to complete and let or sell the
development over a certain period.

Paragraph: 021 Reference ID: 3-021-20140306

Revision date: 06 03 2014

What happens when constraints are identified that impact on

the suitability, availability and achievability?

Where constraints have been identified, the assessment should
consider what action would be needed to remove them (along with
when and how this could be undertaken and the likelihood of
sites/broad locations being delivered). Actions might include the
need for investment in new infrastructure, dealing with fragmented
land ownership, environmental improvement, or a need to review
development plan policy, which is currently constraining
development.

Paragraph: 022 Reference ID: 3-022-20140306

Revision date: 06 03 2014

https://www.gov.uk/guidance/viability
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How should the timescale and rate of development be

assessed and presented?

The local planning authority should use the information on
suitability, availability, achievability and constraints to assess the
timescale within which each site is capable of development. This
may include indicative lead-in times and build-out rates for the
development of different scales of sites. On the largest sites
allowance should be made for several developers to be involved.
The advice of developers and local agents will be important in
assessing lead-in times and build-out rates by year.

Paragraph: 023 Reference ID: 3-023-20140306

Revision date: 06 03 2014

Methodology – Stage 3: Windfall assessment

(where justified)

Determining the housing potential of windfall sites where justified

How should a windfall allowance be determined in relation to

housing?

A windfall allowance may be justified in the 5-year supply if a local

planning authority has compelling evidence as set out in paragraph
48 of the National Planning Policy Framework.

Local planning authorities have the ability to identify broad
locations in years 6-15, which could include a windfall allowance
based on a geographical area (using the same criteria as set out in
paragraph 48 of the National Planning Policy Framework).

Paragraph: 24 Reference ID: 3-24-20140306

Revision date: 06 03 2014

https://www.gov.uk/guidance/national-planning-policy-framework/annex-2-glossary
https://www.gov.uk/guidance/national-planning-policy-framework/6-delivering-a-wide-choice-of-high-quality-homes#para048
https://www.gov.uk/guidance/national-planning-policy-framework/6-delivering-a-wide-choice-of-high-quality-homes#para048
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Methodology – Stage 4: Assessment review

How should the assessment be reviewed?

Once the sites and broad locations have been assessed, the
development potential of all sites can be collected to produce an
indicative trajectory. This should set out how much housing and the
amount of economic development that can be provided, and at
what point in the future. An overall risk assessment should be
made as to whether sites will come forward as anticipated.

Paragraph: 025 Reference ID: 3-025-20140306

Revision date: 06 03 2014

What happens if the trajectory indicates that there are

insufficient sites/broad locations to meet the objectively

assessed need?

It may be concluded that insufficient sites/broad locations have
been identified against objectively assessed needs. Plan makers
will need to revisit the assessment, for example changing the
assumptions on the development potential on particular sites
(including physical and policy constraints) including sites for
possible new settlements.

If, following this review there are still insufficient sites, then it will be
necessary to investigate how this shortfall should best be planned
for. If there s clear evidence that the needs cannot be met locally, it
will be necessary to consider how needs might be met in adjoining

areas in accordance with the duty to cooperate.

Paragraph: 026 Reference ID: 3-026-20140306

Revision date: 06 03 2014

Is it essential to identify specific developable sites or broad

locations for housing growth for years 11-15?

https://www.gov.uk/guidance/duty-to-cooperate
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As set out in the National Planning Policy Framework, local
planning authorities should identify a supply of specific,
developable sites or broad locations for growth, where possible, for
years 11-15. Local Plans can pass the test of soundness where
local planning authorities have not been able to identify sites or
broad locations for growth in years 11-15.

See related policy:

paragraph 47

paragraph 157

Paragraph: 027 Reference ID: 3-027-20140306

Revision date: 06 03 2014

Methodology – Stage 5: Final evidence base

What are the core outputs?

The following set of standard outputs should be produced from the
assessment to ensure consistency, accessibility and transparency:

a list of all sites or broad locations considered, cross-referenced
to their locations on maps;

an assessment of each site or broad location, in terms of its
suitability for development, availability and achievability
including whether the site/broad location is viable) to determine
whether a site is realistically expected to be developed and
when;

contain more detail for those sites which are considered to be
realistic candidates for development, where others have been
discounted for clearly evidenced and justified reasons;

the potential type and quantity of development that could be
delivered on each site/broad location, including a reasonable
estimate of build out rates, setting out how any barriers to
delivery could be overcome and when;

https://www.gov.uk/guidance/national-planning-policy-framework/6-delivering-a-wide-choice-of-high-quality-homes
https://www.gov.uk/guidance/national-planning-policy-framework/plan-making#para157
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an indicative trajectory of anticipated development and
consideration of associated risks.

The assessment should also be made publicly available in an
accessible form.

Paragraph: 028 Reference ID: 3-028-20140306

Revision date: 06 03 2014

Do housing and economic needs override constraints on the

use of land, such as Green Belt?

The National Planning Policy Framework should be read as a
whole: need alone is not the only factor to be considered when
drawing up a Local Plan.

The Framework is clear that local planning authorities should,
through their Local Plans, meet objectively assessed needs unless
any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in the Framework taken as a whole, or specific policies in
the Framework indicate development should be restricted. Such
policies include those relating to sites protected under the Birds
and Habitats Directives, and/or designated as Sites of Special
Scientific Interest; land designated as Green Belt, Local Green
Space, an Area of Outstanding Natural Beauty, Heritage Coast or
within a National Park or the Broads; designated heritage assets;
and locations at risk of flooding or coastal erosion.

The Framework makes clear that, once established, Green Belt
boundaries should only be altered in exceptional circumstances,
through the preparation or review of the Local Plan.

Related policy:

paragraph 14

paragraph 83

Paragraph: 044 Reference ID: 3-044-20141006

https://www.gov.uk/guidance/national-planning-policy-framework/achieving-sustainable-development#para014
https://www.gov.uk/guidance/national-planning-policy-framework/9-protecting-green-belt-land#para083
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Revision date: 06 10 2014

Do local planning authorities have to meet in full housing

needs identified in needs assessments?

Local authorities should prepare a Strategic Housing Market
Assessment to assess their full housing needs.

However, assessing need is just the first stage in developing a
Local Plan. Once need has been assessed, the local planning
authority should prepare a Strategic Housing Land Availability
Assessment to establish realistic assumptions about the
availability, suitability and the likely economic viability of land to
meet the identified need for housing over the plan period, and in so
doing take account of any constraints such as Green Belt, which
indicate that development should be restricted and which may
restrain the ability of an authority to meet its need.

See related policy: paragraph 159.

Paragraph: 045 Reference ID: 3-045-20141006

Revision date: 06 10 2014

How is deliverability (1-5 years) and developability (6-15 years)

determined in relation to housing supply?

Assessing the suitability, availability and achievability (including the
economic viability of a site) will provide the information as to
whether a site can be considered deliverable, developable or not
currently developable for housing. The definition of ‘deliverability’
and ‘developability’ in relation to housing supply is set out in

footnote 1 and footnote 2 of the National Planning Policy
Framework.

All aspects of a Local Plan must be realistic and deliverable but
there are specific requirements in the Framework in relation to
planned housing land supply.

https://www.gov.uk/guidance/national-planning-policy-framework/plan-making#para159
https://www.gov.uk/guidance/national-planning-policy-framework/6-delivering-a-wide-choice-of-high-quality-homes#footnotes
https://www.gov.uk/guidance/duty-to-cooperate
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See related policy: paragraph 47 bullets 2 and 3.

Paragraph: 029 Reference ID: 3-029-20140306

Revision date: 06 03 2014

What is the starting point for the 5-year housing supply?

The National Planning Policy Framework sets out that local
planning authorities should identify and update annually a supply of
specific deliverable sites sufficient to provide 5 years’ worth of
housing against their housing requirements. Therefore local
planning authorities should have an identified 5-year housing
supply at all points during the plan period. Housing requirement
figures in up-to-date adopted Local Plans should be used as the
starting point for calculating the 5 year supply. Considerable weight
should be given to the housing requirement figures in adopted
Local Plans, which have successfully passed through the
examination process, unless significant new evidence comes to
light. It should be borne in mind that evidence which dates back
several years, such as that drawn from revoked regional strategies,
may not adequately reflect current needs.

Where evidence in Local Plans has become outdated and policies
in emerging plans are not yet capable of carrying sufficient weight,
information provided in the latest full assessment of housing needs
should be considered. But the weight given to these assessments
should take account of the fact they have not been tested or
moderated against relevant constraints. Where there is no robust
recent assessment of full housing needs, the household
projections published by the Department for Communities and
Local Government should be used as the starting point, but the
weight given to these should take account of the fact that they
have not been tested (which could evidence a different housing
requirement to the projection, for example because past events
that affect the projection are unlikely to occur again or because of
market signals) or moderated against relevant constraints (for
example environmental or infrastructure).

https://www.gov.uk/guidance/national-planning-policy-framework/6-delivering-a-wide-choice-of-high-quality-homes
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Paragraph: 030 Reference ID: 3-030-20140306

Revision date: 06 03 2014

What constitutes a ‘deliverable site’ in the context of housing

policy?

Deliverable sites for housing could include those that are allocated
for housing in the development plan and sites with planning
permission (outline or full that have not been implemented) unless
there is clear evidence that schemes will not be implemented
within 5 years.

However, planning permission or allocation in a development plan
is not a prerequisite for a site being deliverable in terms of the 5-
year supply. Local planning authorities will need to provide robust,
up to date evidence to support the deliverability of sites, ensuring
that their judgements on deliverability are clearly and transparently
set out. If there are no significant constraints (eg infrastructure) to
overcome such as infrastructure sites not allocated within a
development plan or without planning permission can be
considered capable of being delivered within a 5-year timeframe.

The size of sites will also be an important factor in identifying
whether a housing site is deliverable within the first 5 years. Plan
makers will need to consider the time it will take to commence
development on site and build out rates to ensure a robust 5-year
housing supply.

See related policy: footnote 1.

Paragraph: 031 Reference ID: 3-031-20140306

Revision date: 06 03 2014

What constitutes a ‘developable site’ in the context of housing

policy?

The National Planning Policy Framework asks local planning
authorities to identify a supply of specific developable sites or

https://www.gov.uk/guidance/national-planning-policy-framework/6-delivering-a-wide-choice-of-high-quality-homes#footnotes
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broad locations for growth in years 6-10 and where possible for
years 11-15.

Developable sites or broad locations are areas that are in a
suitable location for housing development and have a reasonable
prospect that the site or broad location is available and could be
viably developed at the point envisaged. Local planning authorities
will need to consider when in the plan period such sites or broad
locations will come forward so that they can be identified on the
development trajectory. These sites or broad locations may include
large development opportunities such as urban extension or new
settlements.

See related policy: footnote 2.

Paragraph: 032 Reference ID: 3-032-20140306

Revision date: 06 03 2014

Updating evidence on the supply of specific deliverable sites

sufficient to provide 5 years worth of housing against housing

requirements

Applications for planning permission must be determined in
accordance with the development plan, unless material

considerations indicate otherwise. The examination of Local Plans
is intended to ensure that up-to-date housing requirements and the
deliverability of sites to meet a 5 year supply will have been
thoroughly considered and examined prior to adoption, in a way
that cannot be replicated in the course of determining individual
applications and appeals where only the applicant’s/appellant’s
evidence is likely to be presented to contest an authority’s position.

The National Planning Policy Framework requires local planning
authorities to identify and update annually a supply of specific
deliverable sites sufficient to provide 5 years’ worth of housing. As
part of this, local planning authorities should consider both the
delivery of sites against the forecast trajectory and also the
deliverability of all the sites in the 5 year supply.

https://www.gov.uk/guidance/national-planning-policy-framework/6-delivering-a-wide-choice-of-high-quality-homes#footnotes
https://www.gov.uk/guidance/local-plans--2
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Local planning authorities should ensure that they carry out their
annual assessment in a robust and timely fashion, based on up-to-
date and sound evidence, taking into account the anticipated
trajectory of housing delivery, and consideration of associated
risks, and an assessment of the local delivery record. Such
assessment, including the evidence used, should be realistic and
made publicly available in an accessible format. Once published,
such assessments should normally not need to be updated for a
full 12 months unless significant new evidence comes to light or
the local authority wishes to update its assessment earlier.

By taking a thorough approach on an annual basis, local planning
authorities will be in a strong position to demonstrate a robust 5
year supply of sites. Demonstration of a 5 year supply is a key
material consideration when determining housing applications and
appeals. As set out in the National Planning Policy Framework, a 5
year supply is also central to demonstrating that relevant policies
for the supply of housing are up-to-date in applying the
presumption in favour of sustainable development.

Paragraph: 033 Reference ID: 3-033-20150327

Revision date: 27 03 2015 See previous version

In decision taking, can unmet need for housing outweigh

Green Belt protection?

Unmet housing need (including for traveller sites) is unlikely to
outweigh the harm to the Green Belt and other harm to constitute
the “very special circumstances” justifying inappropriate
development on a site within the Green Belt.

Paragraph: 034 Reference ID: 3-034-20141006

Revision date: 06 10 2014 See previous version

How should local planning authorities deal with past under-

supply?

http://webarchive.nationalarchives.gov.uk/20140310225838/http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-land-availability-assessment/stage-5-final-evidence-base/#parargraph_033
http://webarchive.nationalarchives.gov.uk/20140310225838/http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-land-availability-assessment/stage-5-final-evidence-base/#parargraph_034
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The approach to identifying a record of persistent under delivery of
housing involves questions of judgment for the decision maker in
order to determine whether or not a particular degree of under
delivery of housing triggers the requirement to bring forward an
additional supply of housing.

The factors behind persistent under delivery may vary from place
to place and, therefore, there can be no universally applicable test
or definition of the term. It is legitimate to consider a range of
issues, such as the effect of imposed housing moratoriums and the
delivery rate before and after any such moratoriums.

The assessment of a local delivery record is likely to be more
robust if a longer term view is taken, since this is likely to take
account of the peaks and troughs of the housing market cycle.

Local planning authorities should aim to deal with any undersupply
within the first 5 years of the plan period where possible. Where
this cannot be met in the first 5 years, local planning authorities will

need to work with neighbouring authorities under the duty to
cooperate.

See related policy: paragraph 47.

Paragraph: 035 Reference ID: 3-035-20140306

Revision date: 06 03 2014

Can previous over-supply of housing be considered when

determining the objectively assessed need for housing?

The housing requirement is set at the starting point of the plan,
which can be earlier than the date the plan is adopted. For a plan
to be found sound it would have to be based on an objectively
assessed need for housing. In assessing this need, consideration
can be given to evidence that the council has delivered over and
above its housing need in previous years.

Household projections are based on past trends. If a council has
robust evidence that past high delivery rates that inform the

https://www.gov.uk/guidance/duty-to-cooperate
https://www.gov.uk/guidance/duty-to-cooperate
https://www.gov.uk/guidance/national-planning-policy-framework/6-delivering-a-wide-choice-of-high-quality-homes
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projections are no longer realistic – for example they relied on a
particular set of circumstances that could not be expected to occur
again – they can adjust their projections down accordingly.

Paragraph: 036 Reference ID: 3-036-20140306

Revision date: 06 03 2014

How should local planning authorities deal with housing for

older people?

Older people have a wide range of different housing needs,
ranging from suitable and appropriately located market housing
through to residential institutions (Use Class C2). Local planning
authorities should count housing provided for older people,
including residential institutions in Use Class C2, against their
housing requirement. The approach taken, which may include site
allocations, should be clearly set out in the Local Plan.

In decision-taking, evidence that development proposals for
accessible and manageable homes specifically for older people will
free up under-occupied local housing for other population groups is
likely to demonstrate a market need that supports the approval of
such homes.

Paragraph: 037 Reference ID: 3-037-20150320

Revision date: 20 03 2015 See previous version

How should local planning authorities deal with student

housing?

All student accommodation, whether it consists of communal halls
of residence or self-contained dwellings, and whether or not it is on
campus, can be included towards the housing requirement, based
on the amount of accommodation it releases in the housing
market. Notwithstanding, local authorities should take steps to
avoid double-counting.

Paragraph: 038 Reference ID: 3-038-20140306

http://webarchive.nationalarchives.gov.uk/20140310225838/http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-land-availability-assessment/stage-5-final-evidence-base/#parargraph_037
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Revision date: 06 03 2014

How should local planning authorities deal with empty

housing and buildings?

The National Planning Policy Framework encourages local
authorities to bring empty housing and buildings back into
residential use. Empty homes can help to contribute towards
meeting housing need but it would be for individual local authorities
to identify and implement an empty homes strategy. Any approach
to bringing empty homes back into use and counting these against
housing need would have to be robustly evidenced by the local
planning authority at the independent examination of the draft
Local Plan, for example to test the deliverability of the strategy and
to avoid double counting (local planning authorities would need to
demonstrate that empty homes had not been counted within their
existing stock of dwellings when calculating their overall need for
additional dwellings in their local plans).

See related policy: paragraph 51.

Paragraph: 039 Reference ID: 3-039-20140306

Revision date: 06 03 2014

How does the 5-year housing supply relate to neighbourhood

planning?

Local planning authorities need to be able to demonstrate a 5-year
supply of deliverable sites in order to comply with national policies.
The National Planning Policy Framework asks local planning
authorities to use their evidence base to ensure that their Local
Plan meets the full objectively assessed needs for market and
affordable housing, identifies key sites that are critical to the
delivery of the housing strategy and identifies and updates
annually a supply of specific deliverable sites sufficient to provide a
5-year supply.

https://www.gov.uk/guidance/national-planning-policy-framework/6-delivering-a-wide-choice-of-high-quality-homes#para051
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Neighbourhood plans set out policies that relate to the
development and use of land and can be used to allocate sites for
development but the plans must be in general conformity with the
strategic policies of the Local Plan. Where a neighbourhood plan
comes forward before an up to date Local Plan is in place, the local
planning authority should work constructively with a qualifying body
to enable a neighbourhood plan to make timely progress and to

share evidence used to prepare their plan. Neighbourhood plans
should deliver against the objectively assessed evidence of needs.

Related policy: see About the National Planning Policy Framework.

Paragraph: 040 Reference ID: 3-040-20140306

Revision date: 06 03 2014

How often should an assessment be updated?

The assessment of sites should be kept up-to-date as part of local

authorities’ monitoring report and should be updated yearly.

It should only be necessary to carry out a full re-survey of the
sites/broad locations when development plans have to be reviewed
or other significant changes make this necessary (eg if a local
planning authority is no longer able to demonstrate a 5 year supply
of specific deliverable sites for housing).

Paragraph: 041 Reference ID: 3-041-20140306

Revision date: 06 03 2014

Is an annual update required for allocated employment sites?

Although there is no formal requirement for an annual update of
employment (including retail, office, manufacturing) site allocations,
they should be regularly reviewed.

See related policy.

Paragraph: 042 Reference ID: 3-042-20140306

https://www.gov.uk/guidance/flood-risk-and-coastal-change#flood-risk-in-neighbourhood-plans
https://www.gov.uk/guidance/neighbourhood-planning--2#neighbourhood-plan-relating-to-Local-Plan
http://webarchive.nationalarchives.gov.uk/20160512102633/http://planningguidance.communities.gov.uk/about/
https://www.gov.uk/guidance/local-plans--2#local-plans-adoption
https://www.gov.uk/guidance/national-planning-policy-framework/1-building-a-strong-competitive-economy#para022
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Published:

6 March 2014

From:

Department for Communities and Local Government

Part of:

Planning practice guidance

Planning system

Is there anything wrong with this page?

Revision date: 06 03 2014

What information should be recorded when monitoring?

The main information to record is:

progress with delivery of development on allocated and sites
with planning permission;

planning applications that have been submitted or approved on
sites and broad locations identified by the assessment;

progress that has been made in removing constraints on
development and whether a site is now considered to be
deliverable or developable;

unforeseen constraints that have emerged which now mean a
site is no longer deliverable or developable, and how these
could be addressed;

whether the windfall allowance (where justified) is coming
forward as expected, or may need to be adjusted.

Paragraph: 043 Reference ID: 3-043-20140306

Revision date: 06 03 2014

https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.gov.uk/government/collections/planning-practice-guidance
https://www.gov.uk/government/policies/planning-system
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment
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7.5  Housing needs of the community

7.5.1 The development of sustainable and balanced communities will require future housing 
development to provide a mix of housing tenures, types and sizes to meet the needs of the 
wide range of household types that exist in the borough.

7.5.2 In particular, it is important that we plan to meet the accommodation requirements of families 
and those with priority needs as well as the volume requirements for small units for single and 
couple households. It is also important that we address the need to provide for the current and 
future growth in the number of older people and frail older households across all tenures and 
their related care and support needs through specialist housing developments such as extra 
care housing.

7.5.3 Planning policy will be informed by regular assessment and monitoring of the housing market 
through updates to the Strategic Housing Market Assessment and Council monitoring reports. 
Assessments will consider the supply of homes and compare this to levels of demand to 
identify the need for different tenures and sized properties. This evidence will aid the Council’s 
understanding of the nature and level of housing need and demand for both market and 
affordable housing, and form the basis for guidance in supplementary planning documents 
about the mix of property types and sizes that will be encouraged.

Policy CS13 : Housing delivery
1. The Council will plan for delivery of at least 6,900 homes between 2012 and 2027, equating to an

annual average provision of 460 homes per year.
2. Housing will be delivered as follows:

a. At least 5,800 homes within existing urban areas, in particular the priority areas for growth and
regeneration identified in policy CS6

b. The remainder to be provided in sustainable urban extensions in the locations set out in policy
CS6.

3. The Council will identify and allocate in the DMP the necessary sites to deliver these homes in
accordance with the policies in the Core Strategy.

4. Sites for sustainable urban extensions within the broad areas of search set out in policy CS6 will be
released when such action is necessary to maintain a five year supply of specific deliverable sites
(based on the residual annual housing requirement). The phasing of sustainable urban extension sites
will be set out in the DMP and will take account of strategic infrastructure requirements.

This policy will be implemented through:
• DMP including in relation to density, access and amenity.
• site allocations in the DMP for housing sites.
• consideration and determination of planning applications and appeals.
Indicators used to monitor this policy will include:
• proposals for - and the delivery of - additional dwellings within the borough
• housing trajectory and five year land supply

Evidence base: 
• Sustainability Appraisal.
• Strategic Housing Land Availability Assessment.
• Strategic Housing Market Assessment.
• Housing context technical paper
• Sustainable urban extensions technical paper.
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Policy CS6 : Allocation of land for development
1. Development sites will be allocated in the Development Management Policies Document, or through other

DPDs, taking account of sustainability considerations including environmental and amenity value, localised
constraints and opportunities, the need to secure appropriate infrastructure/service provision, and the policies
within this Core Strategy.

2. The Council will give priority to the allocation and delivery of land for development in sustainable locations in
the urban area, that is:
a. The priority locations for growth and regeneration:

- Redhill town centre
- Horley town centre
- Horley North East and North West sectors
- Preston regeneration area
- Merstham regeneration area
- Other regeneration areas as identified by the Council and its partners

b. The built up areas of Redhill, Reigate, Horley and Banstead:
c. Other sustainable sites in the existing urban area.

3. The Council will also allocate land beyond the current urban area for sustainable urban extensions, based on
an assessment of the potential within the following broad areas of search (in order of priority):
a. Countryside beyond the Green Belt adjoining the urban area of Horley
b. East of Redhill and East of Merstham
c. South and South West of Reigate.
Sites beyond the current urban area will be released for development in accordance with policy CS13 and 
detailed phasing policies within the DMP.

This policy will be implemented through:
• DMP including in relation to design, amenity and sustainability, and saved policies from the Borough Local Plan.
• Site allocations in the DMP and on the Policies Map, including in regeneration areas, and allocated and

safeguarded sites for sustainable urban extensions.
• Horley North East and North West sector planning permissions.
• Masterplans for sustainable urban extensions.
• Partnership working with Surrey County Council, registered providers and private sector development partners.
• New Growth Point funding.
• Developer contributions, through Section 106 payments and/or Community Infrastructure Levy, and other

funding opportunities as appropriate.
• Consideration and determination of planning applications and appeals.
• Compulsory purchase orders where necessary.
Indicators used to monitor this policy will include:
• Monitoring indicators related to policies CS5, CS8 and CS13.
Evidence base:
• Sustainability Appraisal.
• Habitats Regulations Assessment.
• Strategic Housing Land Availability Assessment.
• Landscape and Townscape Character Assessment.
• Merstham Estate Local Centre Planning Framework.
• Preston Planning Framework.
• Draft Redhill Area Action Plan
• Indices of Multiple Deprivation
• Strategic Flood Risk Assessment.
• Sustainable urban extensions: Broad Geographic Locations Technical Report

6.2.10 Sites identified through these studies will be further scrutinised against Core Strategy policies 
and will be subject to Sustainability Appraisal before choices are made about land allocations. 
Following identification of sites in the DMP, masterplans may be prepared to ensure that 
any sustainable urban extensions (or other allocations) are located, planned, designed and 
delivered sustainably. Further information in relation to trigger points for the release of land 
currently outside the urban area for housing is provided in policy CS13.
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Policy CS14 : Housing needs of the community
The Council will:
1. Seek a range of housing types and tenures through the redevelopment of the  existing housing stock or

new development, including affordable housing, and  resist an undue concentration of any one type of 
dwelling in a location that would cause an imbalance and adversely affect community cohesion.

2. Require housing developments to contain an appropriate mix of dwelling sizes in accordance with
assessments of housing need, site size and characteristics.

3. Encourage the provision of housing for the elderly, and for people with special mobility, accessibility
and support needs in sustainable locations where appropriate whilst avoiding an undue concentration 
in any location.

4. Work with partners such as Surrey County Council, Registered Providers and  health providers to
identify suitable sites for, and secure provision of, specialist housing.

This policy will be implemented through:
• DMP policies, including in relation to the type and number of bedrooms in Redhill town centre
• Affordable Housing SPD, providing details about the type of housing unit and tenure and the number

of bedrooms for affordable housing provision
• Design and Parking SPD, providing details on the type of market housing being sought across the

borough, and number of bedrooms
• consideration and determination of planning applications and appeals.
Indicators used to monitor this policy will include:
• the type and size of new dwellings completed within the borough
• proposals for new or expanded elderly and specialist housing.
Evidence base:
• Strategic Housing Market Assessment.
• Surrey Joint Accommodation Strategy.
• Joint Strategic Needs Assessment.

7.6  Affordable housing

7.6.1 Affordable housing is defined as that which includes social rented, intermediate housing, 
and affordable rented housing, provided to eligible households whose needs are not met 
by the market. Eligibility is determined with regard to local incomes and local house prices. 
Affordable housing should include provisions to remain at an affordable price for future eligible 
households or for the subsidy to be recycled for alternative affordable housing provision.

7.6.2 The high level of house prices in the borough means that many people are unable to afford to 
buy their own property on the open market or rent from the private sector. The level of need 
for affordable housing is considerably higher than it would be possible to deliver, given local 
market conditions and lack of sufficient resources.

7.6.3 The Council will therefore aim to secure affordable housing provision from residential 
development sites at a rate which is viable without unfairly prejudicing the delivery of the 
development, or compromising provision of other necessary supporting infrastructure and 
services. If developments can clearly demonstrate that the rate of affordable housing, or the 
mix of affordable housing being sought, is not financially viable due to site circumstances, 
the Council will negotiate a viable solution. The expectation is that on larger sites affordable 
housing should be delivered on site. However, on smaller sites, where there is less flexibility 
to develop a range of affordable homes and to create sustainable communities, a financial 
contribution will be sought to enable affordable housing to be provided elsewhere in the 
borough (however this does not preclude affordable housing being provided on smaller sites 
as an alternative option). 

7.6.4 The Council aims to enable the provision of 1,500 affordable homes over the plan period; 
equating to an average of 100 homes per year. This is included within the overall housing 
target for the borough. This is a realistic target and has been developed taking account 
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of likely levels of housing delivery, although it is recognised that it will not meet the need 
identified in the borough. Within this target, a range of affordable housing types and tenures - 
as envisaged by national policy and that meet local need - will be delivered through a number 
of processes and from a number of sources, not all of which involve the planning system. 
Guidance on the mix of tenure, size and type will be set out in supplementary guidance. The 
latest evidence points to a tenure mix of 40% rented and 60% intermediate housing, and the 
need for a range of unit sizes, from 1 to 4 bedrooms.

7.6.5 Maintaining the existing number of affordable homes in the borough is as important as 
delivering new affordable housing. Where existing affordable housing - or sites previously 
used for affordable housing - are to be redeveloped, the Council will normally expect the 
same number of affordable housing units to be delivered, reflecting current mix and tenure 
requirements. However, the Council is aware that in some circumstances this may not be 
feasible, and that in exceptional circumstances it may be more appropriate to make provision 
on a different site. On that basis, whilst the Council will take as a starting point the premise 
that the same number of affordable housing units should be delivered, it may agree variations 
in overall numbers, tenure, size or location taking account of site specific circumstances (such 
as existing provision and constraints).

7.6.6 In some regeneration areas and future allocated housing sites, there may be the opportunity 
to create a more diverse mix of housing tenures than currently exists to create a stronger and 
more balanced community whilst improving the character, social and economic well-being of 
the area. This may mean varying or relocating the requirement for affordable housing on sites 
in certain regeneration areas: this will need to be balanced against the need to ensure that 
overall borough-wide targets for the provision of affordable housing are achieved. Similarly, 
consideration will be given to maximising opportunities for affordable housing delivery on any 
sustainable urban extensions. Specific requirements for affordable housing on allocated sites 
may be provided through the DMP and Affordable Housing SPD.

Policy CS15 : Affordable housing
1. Between 2012 and 2027 a minimum of 1,500 gross new units of affordable housing will be secured

within the borough.
2. The mix of tenures, including rented, and a mix of sizes and types should reflect the current

assessment of housing needs.
3. The Council will negotiate to achieve affordable housing taking account of the mix of affordable units

proposed and the overall viability of the proposed development at the time the application is made.
a. New residential developments comprising 15 or more net dwellings should provide 30 percent of

housing as affordable
b. For residential developments of between 10 and 14 net dwellings, a financial contribution broadly

equivalent to provision of 20 percent affordable housing will be sought, so that affordable housing
can be provided elsewhere in the borough

c. For residential developments of 1-9 net dwellings, a financial contribution broadly equivalent
to provision of 10 percent affordable housing will be sought, so that affordable housing can be
provided elsewhere in the borough

d. In some regeneration areas an alternative level of affordable housing provision may be sought to
achieve a more balanced community and deliver other regeneration initiatives.

4. On sites being redeveloped where there is existing affordable housing (or sites where the most recent
use has been affordable housing), as a minimum the same number of affordable homes should be re-
provided, and be consistent with current mix and tenure requirements unless agreed otherwise with the
Council.
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7.7  Gypsies, travellers and travelling showpeople

7.7.1 The Council will seek to ensure that sufficient sites are made available to meet the 
accommodation needs of Gypsies, Travellers and Travelling Showpeople. In identifying their 
needs, reference will be made to the latest Traveller Accommodation Assessment (2013). 
This identifies a need for 52 pitches for Gypsies and Travellers and 13 plots for Travelling 
Showpeople over the next 15 years. 

7.7.2 A target for pitches and plots will be included within the DMP. In determining the target figure, 
opportunities to allocate sites sufficient to meet the identified need within the urban area and 
countryside beyond the Green Belt will be given priority.

7.7.3 However it is probable - given the need to ensure that sites are suitable, affordable and 
deliverable, and some of the environmental constraints that exist in these areas - that there 
will be a need to consider some limited alterations to Green Belt boundaries to accommodate 
Gypsy, Traveller and Travelling Showpeople sites. Exceptional circumstances will need to be 
demonstrated if land is to be taken out of the Green Belt to accommodate sites. 

7.7.4 Whilst the Council is committed to meeting the identified level of need as far as possible, it is 
not able to conclude at this Core Strategy stage whether sites can be allocated to meet the 
full need without compromising the purposes or integrity of the Green Belt. The final target will 
therefore need to be informed not only by capacity within urban areas and countryside beyond 
the Green Belt, but also by the findings of the detailed Green Belt review (see policy CS3). 

7.7.5 As well as identifying pitch and plot targets, the DMP will also allocate the sites needed to 
provide a five year supply of specific and deliverable sites and broad locations for growth in 
years six to ten (based on the final targets).

7.7.6 This Core Strategy policy sets out the criteria which will be used to identify sites and to 
determine planning applications relating to sites not allocated in the DMP.

Policy CS15 : Affordable housing (contd.)
This policy will be implemented through:
• DMP policies and allocations, including for identified regeneration areas
• Affordable Housing SPD, including a model for calculating financial contributions and detail on the

type, tenure and size of affordable homes
• developer contributions through Section 106 payments
• consideration and determination of planning applications and appeals.
Indicators used to monitor this policy will include:
• target for delivery of additional affordable housing units
• affordable housing provision within regeneration areas.
Evidence base:
• Strategic Housing Market Assessment.
• Affordable Housing Viability Study
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8.12 The Core Strategy is supported by a series of indicators which provide the basis for monitoring 
- these are available in the accompanying Monitoring Framework15. Indicators broadly fall 
within one of two categories:

(a) significant effects indicators which measure progress against our objectives and 
contextual indicators which provide complementary background

(b) delivery indicators which assess the effectiveness of individual policies.

8.13 For policies where clear outputs are required (such as annual housing delivery), specific 
targets are included within the monitoring framework. For policies and objectives where 
clear outputs are not apparent, performance trends allow the Council to identify whether the 
appropriate direction of travel is being met. In many cases, more detailed indicators will be 
developed for related policies within the DMP.

8.14 These indicators will be reported in a suite of regularly produced, subject-specific monitoring 
documents and summarised in an annual report. The annual report will also provide an 
assessment of the implementation of the Local Development Scheme and progress of 
policies and projects contained in subsequent Local Development Documents. The reports 
will also identify any further action that needs to be taken to address any underperformance, 
unintended consequences and/or amendments to the investment framework, enabling early 
dialogue with relevant delivery partners to avoid obstacles to delivery wherever possible. 
Together, this monitoring information will help the Council determine whether a partial or full 
review of any Local Development Document (or individual policies within a LDD) is needed.

Policy CS18 : Implementation and monitoring
1. Progress towards the development targets set out in the Core Strategy and the delivery of allocated

sites will be regularly monitored and reviewed by the Council.
2. To secure the timely delivery of development and infrastructure, a range of management actions and/

or contingency measures will be used as part of the on-going monitoring and review process. The
Council will work with landowners and developers proactively to facilitate the delivery of all allocated
development sites and other sustainable development opportunities. Measures may include:
a. The use of Council’s land interests to act as a catalyst for development
b. Negotiation on particular sites to overcome specific economic viability issues
c. Using planning powers such as compulsory purchase orders or local development orders
d. Facilitating land assembly by assisting with the relocation of existing users
e. Preparing masterplans or development briefs
f. Exploring alternative funding mechanisms and/or the potential for enabling development.

Evidence base:
• Monitoring framework

Reviewing the Core Strategy

8.15 The Core Strategy period runs until 2027.

8.16 We have prepared this Core Strategy at a time of substantial change and uncertainty. 
However, the Council is promoting a robust plan-led growth and regeneration programme 
for the borough and is determined to proceed with its vision to ensure a clear and up-to-date 
statutory framework is in place to guide development and provide the certainty needed for the 
Council and other key partners to positively shape, and add value to, our communities.

8.17 Review of the Core Strategy will commence within 5 years of its adoption date to ensure that 
the overall spatial strategy and accompanying policies remain up to date and robust.

15 Available at www.reigate-banstead.gov.uk
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Abbreviations Used in this Report 

 
AA Appropriate Assessment 

AGLV Area of Great Landscape Value 
AONB Area of Outstanding Natural Beauty   

BLP Reigate & Banstead Borough Local Plan 2005 
BREEAM Building Research Establishment Environmental Assessment Methodology 
CSH Code for Sustainable Homes 

DCLG Department for Communities and Local Government 
DECC Department of Energy & Climate Change 

DMP  Reigate & Banstead Development Management Policies Local Plan 
dpa dwellings per annum 
DPD Development Plan Document 

IDP Infrastructure Delivery Plan 
LDS Local Development Scheme 

MM Main Modification 
MP Member of Parliament 
NGP New Growth Points 

NPPF National Planning Policy Framework ("the Framework")  
ppa persons per annum 

PPTS Planning Policy for Traveller Sites 
RBBC Reigate & Banstead Borough Council 
RBCS Reigate & Banstead Core Strategy Local Plan  

RS Regional Strategy 
SA Sustainability Appraisal 

SCI Statement of Community Involvement 
SCS Sustainable Community Strategy 
SEP South East Plan Regional Spatial Strategy   

SHLAA Strategic Housing Land Availability Assessment 
SHMA Strategic Housing Market Assessment 

SUE Sustainable Urban Extension 
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Non-Technical Summary 
 

 
This report concludes that the Reigate & Banstead Core Strategy Local Plan 
provides an appropriate basis for the planning of the Borough over the next 15 

years providing a number of modifications are made to the Plan.  The Council has 
specifically requested that I recommend any modifications necessary to enable 

them to adopt the Plan.   
 
The modifications can be summarised as follows:  

 
 Include a model policy on the presumption in favour of sustainable 

development;  
 Recognise that some loss of Green Belt land to housing development will be 

necessary, in certain sustainable locations, to meet as far as is practicable 
the needs of the borough; 

 Include a new policy on the Green Belt to give strategic guidance to the 

detailed Green Belt review necessary at Development Management Policies 
Local Plan stage;  

 Clarify the approach to protecting Areas of Great Landscape Value both  
before and after any review of the Area of Outstanding Natural Beauty; 

 Identify two broad areas of search for sustainable urban extensions, and a 

third area for small scale extensions, that will contribute to meeting the 
housing need; 

 Revise the policy on housing delivery to reflect the positive approach 
sought by national policy and to ensure land is released when necessary to 
maintain a five year land supply;  

 Adjust the approach to employment development to ensure consistency 
with national policy; 

 Revise the requirements for sustainable construction and decentralised/low 
carbon energy in light of current best practice and emerging changes to 
national standards;  

 Amend the approach to gypsy and traveller provision in response to 
changes to national policy;  

 Ensure that major development proposals are based on travel assessments 
and accompanied by travel plans, as sought by national policy; 

 Include a new policy which provides an implementation and monitoring 

framework to assist in the timely delivery of the Plan’s objectives.  
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Introduction  

1. This report contains my assessment of the Reigate & Banstead Core Strategy 
Local Plan (RBCS) in terms of section 20(5) of the Planning & Compulsory 
Purchase Act 2004 (as amended).  It considers first whether the Plan’s 

preparation has complied with the duty to co-operate, in recognition that there 
is no scope to remedy any failure in this regard.  It then considers whether the 

Plan is sound and whether it is compliant with the legal requirements.  The 
National Planning Policy Framework (paragraph 182) makes clear that to be 
sound, a Local Plan should be positively prepared, justified, effective and 

consistent with national policy.  

2. The starting point for the examination is the assumption that the local 

authority has submitted what it considers to be a sound plan.  The basis for 
my examination is the Proposed Submission Document which was published 
for consultation in March 2012. 

3. During my initial assessment of the RBCS and the supporting documents I 
drew the Council’s attention to certain key matters on which I considered 

there to be a real risk that the Plan might be found legally deficient and 
unsound.1  Following an exploratory meeting in August 2012 to discuss these 
concerns, the examination was suspended for 7 months to enable the Council 

to carry out further work and to propose modifications to the Plan. 

4. My report deals with the main modifications that are needed to make the Plan 

sound and legally compliant and they are identified in bold in the report (MM).  
In accordance with section 20(7C) of the 2004 Act, the Council requested that 
I should make any modifications needed to rectify matters that make the Plan 

unsound/not legally compliant and thus incapable of being adopted.  These 
main modifications are set out in the Appendix. 

5.   The main modifications that go to soundness have been subject to public 
consultation and, where necessary, Sustainability Appraisal (SA) and 

Appropriate Assessment (AA).  I have taken the consultation responses into 
account in writing this report.   

6. The Council has proposed a large number of additional modifications which do 

not materially affect the policies of the Plan.  Under section 23(3) of the 2004 
Act, which came into force in January 2012, these can be made by a local 

planning authority on adoption without the need to be examined.  Because 
these additional modifications do not go to soundness and are solely a matter 
for the Council, I generally make no reference to them in this report.  

However, in some cases a main modification to a policy or text includes 
elements which, in themselves, are minor amendments which could be 

regarded as additional rather than main modifications.   

Assessment of Duty to Co-operate  

7. Section 20(5)(c) of the 2004 Act requires that I consider whether the Council  
complied with any duty imposed on it by section 33A of the 2004 Act.  The 

                                       
1 See Inspector’s Key Concerns, June 2012 (ID/1) 
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duty requires local planning authorities to co-operate with other Councils and 
bodies to address strategic cross-boundary issues when preparing Local Plans.  

8. The section 33A duty came into force towards the end of the RBCS preparation 

process and initially it was not clear whether adequate meaningful cross-
boundary working had taken place to satisfy the new legal requirement.  The 

Council produced a supplementary statement2 in response to my concern 
which, for the most part, demonstrated that the Council had worked with 
neighbouring authorities and other bodies to co-ordinate delivery across a 

range of strategic priorities.  Most RBCS preparation took place against the 
backdrop of participation in sub-regional bodies which developed strategies 

tested at the South East Plan (SEP) examination; this provided a robust 
framework during the evolution of the Core Strategy.  Sub-regional working 
has continued through participation in the Gatwick Diamond Initiative (now 

part of the Coast to Capital Local Enterprise Partnership), and through issue-
based bodies dealing with matters such as flood alleviation and transport. 

9. Following SEP revocation, some representors queried whether adequate 
mechanisms are in place outside the Gatwick sub-area for cross-boundary co-
operation on strategic matters.  In particular, questions arose over the 

approach to the delivery of housing across a market area which includes parts 
of outer London and its rural fringe.  I deal with concerns about the quantum 

of proposed housing under issue 3.  In terms of cross-boundary co-operation, 
an initial objection to the RBCS from Crawley Borough Council was resolved 
when evidence showed that part of Crawley’s unmet housing need would be 

met within Reigate & Banstead borough.3  Regular discussions have taken 
place with other neighbouring Councils and have not led to Reigate & Banstead 

being asked to take part of any authority’s unmet need.  And when asked prior 
to the examination hearings whether they would be able to take any of the 
unmet housing need arising in Reigate & Banstead, these neighbouring 

Councils declined because all are facing similar strong development pressures 
and have difficulty in meeting their own needs. 

10. Overall, with regard to the preparation4 of the RBCS (which largely took place 
under the previous arrangements), there is no compelling evidence that the 
section 33A duty to co-operate has not been met.    

Assessment of Soundness  

PREAMBLE  

11. In part, the length and complexity of this examination has resulted from the 

necessity to keep in step with the Coalition Government’s reforms of the 
planning system.  This has resulted in significant national policy changes, 

including publication of the National Planning Policy Framework ("the 
Framework") in March 2012 shortly after consultation on the Submission RBCS 
had commenced.  The views of all examination participants were sought on 

the evolving policy changes insofar as they affected the assessment of 

                                       
2 RBBC/3 
3 Statement of Common Ground with Crawley BC, RBBC/10  
4 The legal duty to co-operate applies to the plan preparation stage (section 19 of the 2004 Act); the 
effective date for assessment of compliance is submission of the RBCS for examination, ie 21 May 

2012.  
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soundness of the RBCS and its policies.  The report takes all these matters 
into account. 

12. The RBCS was submitted at a time when the July 2010 decision of the 

Secretary of State for Communities and Local Government to revoke Regional 
Strategies (RSs) had been overturned in the High Court.5  Consequently the 

SEP remained a part of the development plan during the early part of the 
examination.  Formal revocation of the SEP took place on 25 March 2013 and 
all representors were consulted on the implications for the RBCS.  The Council 

concluded that the SEP evidence base remained robust and relevant, 
particularly since the SEP had been subject to a process of consultation and 

examination.  It identified a small number of changes to the RBCS to reflect 
SEP revocation.6  These comprise minor amendments and the Council’s view 
that they represent “additional modifications” is correct. 

MAIN ISSUES 

13. Taking account of all the representations, written evidence and the discussions 

that took place at the examination hearings I have identified eight main issues 
upon which the soundness of the Plan depends.  

ISSUE 1 –  WHETHER THE OVERALL SPATIAL STRATEGY IS SOUND HAVING 

REGARD TO THE CONTEXT AND NEEDS OF THE DISTRICT 

14. The first part of the Plan describes the characteristics of the borough and the 

problems and issues it faces.  It is derived from an extensive evidence base of 
studies on socio-economic and environmental matters and the results of 
community engagement throughout the plan-making process.  The Plan 

identifies a vision for the borough and number of strategic objectives which, 
together, aim to secure a sustainable approach to growth.  

15. Reigate & Banstead borough lies on the southern edge of the Greater London 
conurbation and almost all land outside the existing urban areas is part of the 
Metropolitan Green Belt.  Compared with nearby authorities, the borough’s 

Green Belt is relatively narrow.  Significant tracts of undeveloped land are 
subject to a range of environmental constraints including the Mole Gap to 

Reigate Escarpment Special Area of Conservation, the Surrey Hills Area of 
Outstanding Natural Beauty (AONB) and areas at high risk of flooding.  Against 
this background the RBCS strategy is to prioritise regeneration and to make 

full use of development opportunities within the urban area.         

16. The Submission version of the Plan was somewhat ambivalent about the need 

for land outside the urban area to be developed, particularly Green Belt land.  
Because information about potential capacity within the urban area to meet 

the housing and employment needs identified by the Council was not wholly 
convincing, it became evident that development of some land outside the 
urban area would be unavoidable.  During suspension of the examination the 

Council refined its approach, acknowledging in a more positive and evidence-
based manner the need for Green Belt releases and devising a robust 

                                       
5 Cala Homes (South) Ltd, R (on the application of) v Secretary of State for Communities and Local 
Government & Anor [2011] EWCA Civ 639.  
6 Letter from RBBC dated 4 April 2013 (RBBC/11).  
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sequential strategy to manage this process.  MM2 addresses the principle of 
this change in strategy and is required to ensure compliance with the 
Framework. 

17. In terms of allocating land for development, the modified text and policy CS4 
(MM9 and MM10) give highest priority to specific urban growth locations and 

regeneration areas, followed by the built-up areas of the four main 
settlements and then other sustainable sites within the urban area.  Only 
when these opportunities fail to provide an adequate land supply will sites 

adjoining the urban area be released, again in sequence: firstly small-scale 
extensions on non-Green Belt land adjoining Horley, followed by two larger 

sustainable urban extensions (SUEs).  Studies undertaken during plan 
preparation (and subsequently) examined alternative options for filling the gap 
between the urban land supply and the housing target, concluding that SUEs 

were the most sustainable solution.   

18. This sequential approach to development is sound in principle and consistent 

with the Framework.  The main points of contention relate to the size of the 
need for housing development, the capacity of the urban areas to 
accommodate this need, the capacity of greenfield land outside the Green Belt 

to meet the unmet housing need, the extent to which Green Belt land should 
be used to meet the unmet need, and the location of that land.  These matters 

are considered in more detail in the remainder of this report. 

ISSUE 2 –  WHETHER THE PROPOSED SCALE AND LOCATION OF HOUSING 
IS SOUND HAVING REGARD TO LOCAL NEEDS AND CONSTRAINTS AND THE 

REQUIREMENTS OF NATIONAL POLICY  

Objectively assessed housing need  

19. The starting point for the consideration of housing provision is what comprises 
the full, objectively assessed need for market and affordable housing.  The 
Framework advises that an understanding of housing needs should come from 

a Strategic Housing Market Assessment (SHMA) prepared for the relevant 
housing market areas; the SHMA should identify a scale of housing need which 

meets household and population projections (taking account of migration and 
demographic change), address the need for all types of housing, and cater for 
housing demand and the scale of supply necessary to meet this demand.  The 

East Surrey SHMA, which covers a wide area including most of the borough, 
was prepared in 2008 and partially updated in 2009.7  A further SHMA update 

in 20128 covered Reigate & Banstead borough only and focused on the 
affordable housing sector.     

20. The 2008 SHMA forecasts growth of 10,000 households across the borough in 
the 2006-2026 period, based on 2004 DCLG projections.  This was the figure 
used in the SEP to give an annual average requirement of 500 dwellings.  

Based on household survey information, the SHMA estimates the demand for 
market housing at 278 dwellings per annum (dpa) and the need for affordable 

housing is calculated to be 523 dpa (assuming backlog is eliminated over 5 
years).  The 2012 SHMA update uses 2008-based projections to forecast a 
substantially higher growth of 17,000 households between 2008 and 2028, or 

                                       
7 EP8 and EP10 
8 EP1a 
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850 dpa.  Based on a more realistic assumption of reducing the affordable 
housing backlog over the plan period, the 2012 update calculates the 
affordable housing need to be 366 dpa.   

21. The 2011 Census provides the most accurate demographic data for the 
borough and a more up-to-date benchmark for projections than those 

available for the SHMA and its updates.  Interim projections are available for 
the 2011-2021 period only; these indicate household growth of 933 per 
annum over 10 years.  Extrapolating these projections forward over 15 years, 

and making allowance for a slower rate of household growth in the last 5 years 
of the plan period, the 2011-based projections suggest slightly higher growth 

than the 2008-based projections.9  

22. Population and household projections are trend-based – they indicate the 
growth that would occur if recent trends (generally over the past five years) 

continue over the period of the projection.  Consequently they take no account 
of policy interventions or other individual factors which affect growth rates in 

particular areas at particular times.  This has profound significance for Reigate 
& Banstead because of its participation in the government’s New Growth 
Points (NGP) initiative.  This required the Council to “front-load” its delivery of 

the level of housing proposed in the SEP and led to a high number of dwelling 
completions in the years 2006-2010.  Not surprisingly, this led to a significant 

increase in migration into the borough over the same period: the evidence 
demonstrates a markedly higher increase in both overall population and in-
migration over this period compared with Surrey authorities and the wider 

South East.10   

23. Although the effects of the recession have dampened housing delivery in the 

last couple of years, any slow-down in growth has not yet been fully reflected 
in the demographic projections.  Consequently the latest population and 
household projections assume that the high growth trend of the previous five 

years will continue into the future.  For example, the 2011-based projections 
show a population growth of about 16% in the period 2010 to 2021 for 

Reigate & Banstead, compared with a growth by 2028 of under 13% for the 
South East and under 15% for Surrey.11  Clearly the recent projections do not 
take into account that, under the NGP initiative, growth in Reigate & Banstead 

was expected to tail off in the latter part of the plan period.12  Their value as 
reliable indicators of future growth is therefore limited. 

24. Nevertheless there is merit in examining the individual components of the 
latest projections.  In particular, because it reflects the 2011 Census data on 

population structure, the natural change component (balance of births over 
deaths) of the 2011-based projections is likely to be reasonably robust.  
Extrapolating the 10 year projection over the 15 year plan period, the Council 

estimates population growth of 9,900 being attributable to natural change; 
this equates to household growth of 332 or 367 per annum depending on the 

rate of decline in household size.13  This represents the level of housing 

                                       
9 RBBC/16, Matter 3.1.  Results derived from simple extrapolation of interim 10 year forecasts must 
be treated with caution; however no other projections based on 2011 data are available. 
10 See “Housing Need and Demand” paper (EP54), especially figures 7-10  
11 EP54 figure 13 
12 EP54 figure 12 
13 RBBC/25 
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provision required to meet the needs of the current resident population, 
excluding the impact of future migrants.     

25. Over the past decade migration has been the major component of population 

growth and the projections merely continue that trend.  But as indicated 
above, it is highly unlikely that the growth profile resulting from the NGP 

initiative will be repeated.  The Council argues that the internal net migration 
assumed in the 2008-based projections, which averages an increase of 550 
persons per annum (ppa), better represents the likely future scenario than the 

figures of over 1,100 ppa assumed in the 2010- and 2011-based projections.  
Because the 2008-based projection reflects a period of low growth followed by 

high growth and is more indicative of longer term trends, this reasoning has 
considerable merit despite the 2008 figures being somewhat dated.   

26. Turning to international/cross border migration, there is also validity to the 

Council’s point that recent figures are likely to be more accurate because they 
are based on administrative data sources rather than modelling.  Given the 

variance between the 2010- and 2011-based figures it is appropriate to take 
an average of the two.  This gives an increase of 120 ppa, though given the 
limited data on which it is based, this is the least reliable of all the components 

of change.    

27. To summarise, the objectively assessed population growth of the borough is 

an increase of about 19,950 persons over the plan period (2012 to 2027): 
9,900 as a result of natural change, 8,250 (550 x 15) from internal migration 
and 1,800 (120 x 15) from international migration.  This level of population 

growth is very similar to scenario 2b of the Council’s “Housing need and 
demand” paper,14 which results in household growth of between 603 and 640 

households per annum depending on the rate of decline of household size.     

28. The 2011 Census revealed that, contrary to predictions, average household 
sizes in the borough (and in Surrey) increased over the preceding decade, 

most of which was a time of relative prosperity and economic growth.  It is 
therefore difficult to predict how quickly the longer term trend of reducing 

household sizes will resume.  The Council makes two alternative assumptions: 
a reduction from 2.42 to either 2.38 or 2.36 by 2027.  Given the increase in 
household size over the past decade, the length of the current recession and 

the borough’s desirable location on the rural fringe of London, which is likely 
to keep house prices high and thereby constrain some new household 

formation, it might be argued that a decline in household size to 2.36 is 
unlikely.  But in the absence of any firm evidence on this matter, the best 

option is to treat these alternatives as a range of housing need.   

29. The evidence leads to the conclusion that the full, objectively assessed need 
for housing over the plan period is an annual average of between about 600 

and 640 dwellings, giving a total of 9,000-9,600 dwellings over the plan 
period.  This broadly aligns with the total demand for market and affordable 

housing taken from the SHMAs (644 dpa) which, despite being somewhat 
dated, represents a useful sensitivity test.  Approximately 330-370 dwellings 
would be required each year to accommodate natural change, the remainder 

being needed to cater for net in-migration.   

                                       
14 Document EP54 Table A2.8 
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30. It must be appreciated that this conclusion is based on limited up-to-date 
evidence and interim projections that only go to 2021.  When longer term 
2011 Census-based projections become available the Council should consider, 

in conjunction with neighbouring authorities, whether new assessments of the 
scale of need are required for the relevant housing market areas.    

Proposed scale of housing provision 

31. The RBCS adopts the SEP target of 10,000 houses over the period 2006-2026.  
Because the NGP initiative led to a high level of dwelling completions in the 

early years, the residual requirement (rolled forward by one year) is 6,900 
dwellings between 2012 and 2027, an annual average of 460.  This would 

meet the full numeric need arising from the existing population and allow 
some continued migration into the borough from other parts of the housing 
market (and wider) area.  However, the analysis above indicates that it would 

only cater for part (approximately 40%) of the level of in-migration included in 
the objectively assessed housing need.             

32. The Council argues that an annual average of 460 dwellings is the most 
sustainable level of provision that can be achieved having regard to the 
environmental constraints, capacity considerations and deliverability issues 

which face the borough.15  As a consequence it submits that a higher provision 
which fully met the objectively assessed need would not accord with the 

Framework.  These matters are considered below.  

Capacity of urban areas and windfalls  

33. The strategy of prioritising urban intensification places considerable reliance 

on the ability of urban areas to accommodate the bulk of the housing growth 
anticipated by the Council.  Although most of the urban sites identified in the 

2012 SHLAA16 withstood rigorous testing during the May 2013 hearings, there 
were some instances of sites identified in the first five year tranche either 
falling away or being put back to years 6-10.  The assumption that all the 

urban SHLAA sites will yield the anticipated 4,610 dwellings, with no allowance 
for non-implementation or slippage, is therefore questionable.  Whilst it is 

reasonable to assume that the majority of SHLAA sites will be developed as 
planned, the evidence suggests that some will not.   

34. This was borne out in August 2013 when a colleague Inspector dealing with a 

planning appeal17 concluded that the Council did not have a five year supply of 
deliverable sites, as required by paragraph 47 of the Framework.  The main 

reason was the continuing delay in delivery of the large site at Horley North 
West Sector which is allocated for housing in the 2005 Borough Local Plan 

(BLP).  At the final hearing session in December 2013 there was evidence of 
significant progress being made since August in bringing this site forward, with 
all landowners and four national house-builders now committed, conditional 

contracts about to be signed and agreement reached on all significant matters.  
Whilst some doubt remains on this complex site until all the legal agreements 

have been completed and the planning permission issued, there is a 

                                       
15 Though the inclusion of “at least” against the housing figures for the urban areas recognises that 

further urban opportunities could arise. 
16 EP6n-q 
17 APP/L3625/A/13/2193350 - RBBC/35 
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reasonable prospect that it will deliver at least the estimated 400 dwellings 
during the next five years and be built out within the plan period.   

35. As for the other housing sites which were queried by the appeal Inspector, the 

Council accepts that on a cautionary basis Marketfield Way, Redhill and 
Kingswood Station should be excluded from the five year supply.  New 

evidence available since August supports the view that Merland Rise, Preston 
and Redhill Station will deliver the anticipated number of completions within 
five years.  A summary of the latest land supply position is given in the 

authority’s interim statement.18  This demonstrates the existence of a five year 
supply of deliverable housing sites (plus 5% buffer, as sought by the 

Framework), though the position is marginal and the Council should monitor 
the situation closely. 

36. Historically, windfall sites have provided a substantial source of housing 

supply.  Despite the better identification of urban potential in recent SHLAAs, 
other opportunities will continue to emerge throughout the plan period.  In 

addition, the capacity threshold of 10 dwellings used in the SHLAA means that 
the yield from small sites is excluded from the assessment; in recent years 
this has comprised about 15% of total supply, equivalent to 100 dpa.  About 

half of total windfall supply comes from residential intensification: to accord 
with advice in the Framework, which states that a windfall allowance should 

not include residential gardens, the Council predicts a future yield of 50 dpa 
from windfall sites.  In practice, when the potential from residential garden 
land is taken into account, this number is likely to be significantly exceeded. 

37. The yield from windfalls in the first year or two of the plan period will come 
mostly from sites with planning permission (which are part of the identified 

supply) rather than from as yet unidentified windfall sites.  Consequently, at 
the start of the assessment period it is doubtful whether the full annual 
allowance of 50 additional windfall dwellings will be delivered.  But given the 

conservative nature of the windfall yield it is likely that provision will soon 
overtake the anticipated supply.  Furthermore, recent information suggests a 

significant addition to the first five years’ windfall supply as a result of changes 
from office to residential use following a temporary extension to the permitted 
development regime.  

38. In recognition of the greater potential delivery from within urban areas, the 
Council has included in its housing provision an additional 435 dwellings in the 

form of “broad locations”.  These would be delivered mainly from town centre 
sites that are to be allocated in the Development Management Policies (DMP) 

plan.  The total estimated urban capacity is therefore 5,795 dwellings – 4,610 
from SHLAA sites and commitments, 750 from windfalls and 435 from urban 
broad locations.19  Although delivery of this number is potentially feasible, in 

my view it is also optimistic because it depends on a higher than projected 
yield from windfalls/broad locations to compensate for the likelihood that not 

all the SHLAA sites will be developed in full.   

                                       
18 Table 4 of Five Year Land Supply: Interim Statement, September 2013 – RBBC/33.  This was 
updated in December 2013 to include the increased capacity at Merland Rise (+60) and deletion of 
completions since April 2013 (-87). 
19 In Box 4 this total is broken down into delivery across the Plan’s three Areas (930 +1,610 +2,440) 

plus 815 from ‘windfalls and other urban broad locations’.  It is rounded to 5,800 in paragraph 7.4.5. 
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39. Some objectors contend that there is sufficient capacity within the urban areas 
to meet almost all the proposed housing provision.  The 2012 SHLAA is a 
detailed and thorough appraisal of housing land capacity over the plan period 

and all potential sources of supply were examined.  There is no compelling 
evidence that an increase in the already high density assumptions is realistic, 

or that markedly higher than anticipated yields will come from other sources 
such as urban open land, flats over shops and so on.  And as indicated above, 
it is more likely that the SHLAA overestimates rather than underestimates 

urban capacity, with higher than predicted windfalls making up any shortfall in 
the identified supply.  Thus the claim of greater urban capacity is not 

supported by the evidence.  

40. The distribution of windfalls across the borough is uncertain because it is not 
possible to predict where they will arise.  All three of the borough’s geographic 

areas are expected to contribute.  Within the North Downs Area the 
Submission RBCS refers to limited development opportunities in Banstead and 

even lower potential in the other settlements, where fewer services and lower 
transport accessibility are stated to exist.  This is not wholly consistent with 
evidence which indicates a distinction between the north-west of the Area and 

settlements further south.  Transport accessibility (by all modes) and the 
potential for residential intensification, in particular, are appreciably better in 

the north-west of the Area, whereas the settlements in the south are more 
remote from large settlements and have greater constraints.  Whilst it does 
not represent a change in the policy or approach to windfalls in this Area, 

MM11 is justified because it more accurately reflects the existing situation. 

Greenfield land outside Green Belt  

41. With the urban land supply unlikely to provide more than 5,800 dwellings at 
best, land will have to come from outside the urban areas if the Council’s 
minimum target of 6,900 dwellings is to be met.  Next in sequence is the 

narrow band of countryside surrounding Horley that is outside the Green Belt, 
which is identified in the modified Plan for small scale urban extensions of up 

to 200 dwellings.  At the examination there was considerable developer 
interest in a number of sites, demonstrating the possible delivery of a larger 
scale of development around Horley.  However there are a number of factors 

which militate against a higher yield from this broad location at present.   

42. The first is that significant areas of the rural surrounds to Horley are in flood 

zones 2 and 3 and therefore at risk of flooding.  The RBCS aims to direct 
development to locations where flood risk is minimised through application of 

the Sequential and Exception Tests, which is wholly consistent with national 
policy.  Whether the Strategic Flood Risk Assessment map for south-east 
Horley20 over-estimates the extent of these designations, as one representor 

contends, is unclear – without Environment Agency agreement to the modelled 
flood zones produced by the representor, the evidence is not compelling.     

43. The notion that non-Green Belt land in flood zone 2 should always be 
prioritised over Green Belt land in flood zone 1 is not part of national policy.  
As the Council has demonstrated, the relative merits of Green Belt protection 

and flood risk minimisation need to be considered at individual settlement/site 
level having regard to sustainability and other factors.  Thus at Horley, the 

                                       
20 EP52 
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presence of sizeable tracts of potentially developable land in flood zone 2 
remains a constraint on the allocation of urban extensions of a larger scale 
than proposed by the Council.  In addition, parts of the land to the south and 

east of Horley outside flood zones 2 and 3 are subject to noise from nearby 
Gatwick airport, while the southernmost area is part of a strategic gap 

separating Horley and Gatwick.   

44. Another important consideration is the desirability and capacity of Horley to 
absorb more housing at the present time.  Almost 30% of the 6,900 dwellings 

proposed in the RBCS are planned for two major sites at Horley, the North 
East and North West sectors.  Development of these long-standing BLP 

allocations has been relatively slow and delivery is expected throughout the 
plan period.  Both schemes will contribute to the infrastructure and services 
necessary to support Horley’s expansion; the introduction of another major 

competing scheme could detract from what are clearly the most sustainable 
options for growth in this relatively small town.  Moreover, historic completion 

rates for Horley suggest a challenging market ahead if the numbers 
anticipated from these two large sites (plus the proposed small scale urban 
extensions) are to be realised, so it is questionable whether a third major land 

release would be deliverable by 2027.  

45. Taking all these factors into account, the Council’s decision to limit additional 

urban extensions at Horley to 200 dwellings (MM9, MM17 and MM18) is 
sound.  The location and definition of sites for these extensions is properly the 
function of the DMP stage rather than the Core Strategy.  As to whether the 

words “up to” 200 dwellings should be replaced by “approximately”, the use of 
“up to” is consistent with the approach taken with other SUEs.  In any event, 

the difference in dwelling yield between these words is unlikely to be 
significant, so there is no strong reason to modify the Plan.       

Development in Green Belt  

46. Given the limited capacity of suitable and deliverable greenfield land outside 
the Green Belt, the only option available within the borough to meet the bulk 

of the housing shortfall is land currently in the Green Belt.  At a strategic level 
this matter was previously examined during preparation of the SEP, which 
indicated that a small scale local review of the Green Belt was likely to be 

required around Redhill-Reigate to support its role as a regional hub.  
Although the Council was aware of imminent SEP revocation at the time the 

RBCS was submitted, it reviewed the evidence and concluded that the SEP 
housing target remained appropriate.  Despite the public outcry when the loss 

of Green Belt was identified more prominently during the suspension (see 
below), the Council did not resile from this position when revocation finally 
occurred. 

47. With the SEP gone, the Framework is the predominant source of planning 
policy.  Paragraph 79 stresses the great importance attached by Government 

to Green Belts as a means of preventing urban sprawl by keeping land 
permanently open.  The overarching presumption in favour of sustainable 
development at paragraph 14 requires local plans to meet objectively assessed 

needs unless Green Belt and certain other policies (including flood risk) 
indicate that development should be restricted.  On this basis many objectors 

submit that the Framework should be read as opposing any loss of Green Belt 
land for housing. 
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48. However, paragraph 83 of the Framework does allow for Green Belt 
boundaries to be altered “in exceptional circumstances” as part of the 
preparation or review of a local plan.  The focus is on promoting sustainable 

patterns of development: paragraph 84 requires consideration of the 
consequences of channelling development towards non-Green Belt locations, 

while paragraph 85 seeks (amongst other matters) consistency with the 
strategy for meeting identified requirements for sustainable development.  The 
Framework also allows land to be excluded from the Green Belt which is 

unnecessary to be kept permanently open.  

49. The Government has made abundantly clear, both in the Framework and in 

Ministerial statements, the urgent need to boost significantly the supply of 
housing and, as far as is consistent with other policies, to meet fully the needs 
of the relevant housing market area.  Set against this is the great importance 

attached to preserving a relatively narrow part of the Metropolitan Green Belt 
which serves not only the borough’s residents but also those of the wider 

London conurbation.  When dealing with individual planning applications, 
Ministers have frequently determined that housing need does not, on its own, 
trump Green Belt policy.  But the process of plan-making requires a more 

strategic and longer term assessment to be made, as paragraphs 83-85 of the 
Framework demonstrate.   

50. During the examination there was much debate about the interpretation of 
national policy in the context of Reigate & Banstead’s particular needs and 
constraints.  When devising a sustainable local approach to the Green Belt in 

policy CS1b, it was felt that the exceptional circumstances justifying Green 
Belt release through the plan-making process would only exist if there is an 

overriding need for the development to achieve the strategic objectives and 
policies of the Core Strategy, and either (i) all possible options for 
development outside the Green Belt have been exhausted, or (ii) the 

development would represent a significantly more sustainable option than 
development on non-Green Belt land.  In addition, there should be either no 

conflict with the purposes and integrity of the Green Belt or, at worst, limited 
conflict.  Because sustainable development lies at the heart of the Core 
Strategy, its promotion is implicit in the need to achieve the Plan’s strategic 

objectives.   

51. At the time of RBCS submission, there was little clarity about the likely scale of 

development in the Green Belt and limited evidence of whether there was 
capacity to accommodate it sustainably in compliance with the Framework.  

The work on SUEs subsequently carried out by the Council21 effectively 
combines a detailed sustainability appraisal of all realistic options with a high 
level Green Belt review.  Areas of search adjoining the settlements were 

tested by applying five principles which are central to the Core Strategy; this 
revealed that sustainable opportunities which do not undermine the aim and 

purposes of the Green Belt are very limited.  Nevertheless, the SUE studies 
demonstrate that the most appropriate strategy comprises medium-size urban 
extensions (of 500-700 dwellings) into areas of Green Belt which make a 

relatively less important contribution to fulfilling Green Belt purposes. 

52. The technical work on SUEs uses the locally derived East Surrey Sustainability 

Objectives and is consistent with earlier evidence-based studies which inform 

                                       
21 EP56 (parts 1 and 2) and EP57 
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the Core Strategy.  Apart from calls for a more site-specific Green Belt review, 
which is proposed at DMP stage of plan preparation and is therefore outside 
the scope of this work, there was no detailed challenge at examination to the 

methodology adopted.  And while there was strong local objection to the 
identification of the SUEs selected, there was no compelling evidence that the 

studies are inherently flawed or inadequate.  Consequently the technical work 
on SUEs is thorough and robust.    

53. The prioritisation exercise which is central to the SUE work examined a large 

number of potential opportunities for strategic-scale growth within the Green 
Belt.  Most Green Belt in the northern half of the borough is part of a broad 

swathe of open land that separates the southern fringe of Greater London 
from settlements to the south and has a vital strategic role and function as a 
‘green lung’ for the conurbation.  Though the Green Belt in the rest of the 

borough generally performs a more local function, it is fragmented in parts 
and the total area is not huge, especially when compared to other similar 

authorities nearby.  The study concluded that only two medium size (up to 700 
dwelling) extensions satisfy the sustainability and Green Belt criteria and fit 
with the spatial strategy: East of Redhill/Merstham and South/South-West of 

Reigate.  All other potential opportunities fail one or more of the tests.  Thus 
at a strategic level, only sites from these two broad locations comply fully with 

the criteria in the Framework and exhibit the exceptional circumstances 
necessary if Green Belt boundaries are to be altered.   

54. The technical study gives highest priority to the SUE East of Redhill/Merstham, 

finding this broad location to have the best fit with the overall spatial strategy, 
to be the most accessible and to make a lesser contribution to Green Belt 

functions than the location South/South-West of Reigate.  It is also apparent 
that this broad location includes areas of constraint including nature 
conservation interests, proximity to landfill operations, and ancient woodland 

on (as I observed on my visits) the high quality landscape of the greensand 
ridge.  Whilst provision of the maximum anticipated number of dwellings may 

be challenging, there is no fundamental reason to doubt that this is a suitable 
broad location for development.       

55. The SUE South/South-West of Reigate also contains areas of constraint, 

including part of an AGLV and a localised area subject to flooding.  However 
there are sizeable areas of this mainly flat broad location which are free of 

constraints and available for development.  The poorer accessibility and 
transport linkages are the main reason for its lower priority than East of 

Redhill/Merstham, though some transport improvements should be achievable.  
The openness of the landscape means that housing development would be 
conspicuous from many parts of the existing urban edge, a factor which has 

contributed to substantial local objection.  But provided a high quality design is 
achieved that respects and integrates with the existing built form, which is a 

detailed matter for subsequent plans and guidance, this SUE is appropriate.   

56. Because the Core Strategy aims to identify broad locations for SUEs rather 
than specific sites, a clear and robust policy is required against which the 

individual sites with potential for Green Belt release can be tested at DMP 
stage.  As stated above, this policy (CS1b) emerged and was refined during 

the examination.  It includes the broad principles already discussed and the 
criteria that will be applied when undertaking the detailed Green Belt review.  
I consider it represents an appropriate local approach that is consistent with 
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national Green Belt policy.  To avoid confusion about whether small scale 
urban extension sites might be released across all parts of the Green Belt, the 
Council clarified that, consistent with its strategy, Green Belt sites would only 

be released for development from within the areas of search for SUEs.  MM5 
and MM6 set out the new text and policy and are necessary to ensure the 

soundness of the Plan.  

Safeguarded Green Belt land 

57. 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.  In the 

SUE studies a sizeable area of search ‘East of Salfords’ is identified as a 
potential longer-term growth opportunity, though the Council considers that 
further work is necessary before this area could be demarcated as 

safeguarded land.  Instead, the desirability of identifying safeguarded land is 
included in general terms in both the Green Belt policy and accompanying 

text, with the decision on a specific site or sites devolved to the DMP.  

58. The SUE technical studies revealed that development at East of Salfords would 
have limited impact on the purposes of the Green Belt and cause no greater 

harm (and perhaps less harm)22 to the Green Belt than the two chosen SUEs.  
In sustainability terms there are certain limitations that could be overcome by 

a large development which would be capable of providing the necessary 
services and infrastructure.  However, because a large scale of development 
would be necessary, and because East of Salfords does not adjoin a main 

urban area, its identification at present would not be consistent with the 
overall spatial strategy of medium-size extensions to established urban areas.  

In addition, its location just north of Horley means that delivery of the priority 
sites on the edge of that town might be compromised if East of Salfords was 
introduced during the plan period.  Accordingly, whilst this area appears to 

have potential for development, it is right that further work is required to 
determine whether or not it should be identified as safeguarded land.   

Public opposition to Green Belt development  

59. I have taken into account the high level of public opposition to any loss of 
Green Belt, with many objectors believing it to be inviolable.  Petitions with 

over 1,250 signatures opposing the loss of Green Belt land were submitted to 
the Council during the period of suspension and Crispin Blunt, the MP for 

Reigate, secured an adjournment debate in Parliament on this matter in 
January 2013.  The Prime Minister was subsequently involved, responding to a 

letter from Mr Blunt in March 201323 and answering a Parliamentary Question 
from the MP in June 2013.   

60. These concerns are legitimate and understandable, for the inevitable harm 

caused by the loss of sizeable tracts of protected countryside and the effects 
on neighbouring communities are significant adverse impacts of the proposed 

SUEs and should not be dismissed lightly.  But as Government advice in The 

                                       
22 See Annex 3 of EP57.  East of Salfords (Area of Search L) is identified as having less impact on an 

open gap than East of Redhill (Area J).  Compared with South of Reigate/Woodhatch (Area G), East of 
Salfords has “low or no” sensitivity on open gaps compared with “generally lower” sensitivity, and 
stronger boundaries on all sides. 
23 REP/110/001-002 
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Planning System: General Principles makes clear, local opposition is not in 
itself sufficient reason to reject a proposal; decisions should be taken in the 
light of all material considerations, including local priorities and needs, guided 

by relevant national policy.  In this case the planning merits of the selected 
SUEs have been thoroughly explored at this examination and found, in 

principle, to outweigh the loss of Green Belt and the impacts on the local area 
and its communities. 

61. I am also conscious of the argument that the Council felt pressured into 

accepting some loss of Green Belt by me and the previous examination 
Inspector (whose findings led to the Council withdrawing the first version of 

the RBCS in 2010).  This was the focus of the parliamentary debate and was 
debated again at the hearings.  But as I indicated throughout this 
examination, my task is to apply national policy set out in the Framework, 

having regard to the quality and robustness of the evidence.  For its part, the 
Council rightly places considerable weight on having an up-to-date adopted 

local plan so as to avoid the uncertain and potentially sub-optimal delivery of 
housing land through planning applications and on appeal. 

62. Paragraph 154 of the Framework requires local plans to “set out the 

opportunities for development and clear policies on what will or will not be 
permitted and where”; there is also great emphasis on policies which are 

evidence-based, effective and deliverable.  The phraseology of the Submission 
RBCS (a robust and defensible Green Belt will be maintained…; …SUEs may be 
required…… which could result in release of Green Belt land…) was neither 

clear nor reflective of the evidence, hence the initial concern expressed by me.  
Through its subsequent work on housing need, land supply and SUEs, the 

Council established a clear need and framework for Green Belt releases and 
identified two medium-size urban extensions which satisfy the sustainability 
and Green Belt objectives of national policy.  Thus while I required further 

work to resolve the ambivalence in the Plan, it is the Council’s own objective 
evidence which identifies Green Belt releases to meet part, but not all, of the 

assessed housing need.  It is this evidence, and the modifications to the RBCS 
which flow from it (MM13, MM14, MM15 and MM16) that I have found 
compliant with national policy and sound. 

Balance of housing need and capacity 

63. As demonstrated above, there is potential for up to 7,400 dwellings to be 

delivered over the plan period (5,800 from the urban areas, up to 200 from 
around Horley and up to 1,400 from two Green Belt SUEs).  These modified 

figures (set out in MM3, MM9 and MM10) show that that the Plan is ‘justified’ 
and ‘positively prepared’, as required by national policy.  Achieving this 
quantum depends upon the Council’s assumptions for urban capacity sites 

proving to be correct and each SUE yielding the maximum 700 dwellings.  
Whilst it is not certain that all 7,400 dwellings can be delivered, it provides a 

500 dwelling margin above the Plan’s minimum target of 6,900 dwellings.  
This margin builds resilience into the housing delivery proposals of the RBCS 
and gives confidence that at least the minimum 6,900 dwellings will be 

achieved.    
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64. Some representors argue that because the strategic sustainability testing24 
found no appreciable difference between delivery of 6,900 dwellings (460 dpa) 
and 7,500 dwellings (500 dpa), the higher figure should be the target in the 

Plan.  But although the potential for 7,400 dwellings (close to the higher 
figure) is recognised in the Plan, delivery of this number is not assured.  

Conversely, because delivery of 6,900 dwellings is robust, this remains the 
most appropriate target.  The important point is that 6,900 dwellings is 
consistently referenced as a minimum target (“at least….”), with no upper limit 

being defined in the Plan.  The only parts of the housing supply subject to a 
ceiling are the SUEs, where the upper figure of the 500-700 dwelling range is 

based on sustainability testing of each broad location and takes environmental 
constraints into account.   

65. Even delivery of the higher figure of 7,400 dwellings would be some 1,600 – 

2,200 dwellings short of fully meeting the borough’s objectively assessed 
housing needs.  However, the SUE studies conclude that there are no 

additional strategic-scale locations within the Green Belt which satisfy the 
sustainability and Green Belt criteria and are consistent with the overall spatial 
strategy.  At present, therefore, none of the other candidate SUEs would 

satisfy the exceptional circumstances test of national and local policy.   

66. Mindful of its inability to fully meet the housing need, the Council contacted 

neighbouring local authorities towards the end of the period of suspension to 
ask whether they could take some of the projected shortfall.  As already 
indicated (paragraph 9), no authority felt able or willing to do so, either 

because they are facing similar problems of meeting their own needs or 
because they are currently at an early stage of review and do not have the 

evidence available.  Many responses mentioned the desirability of on-going 
collaboration and cooperation at sub-regional level to determine better how 
housing market area needs might be met, signalling the increasing importance 

of cross-boundary working in the future.  But at present there is no prospect 
of Reigate & Banstead’s unmet need being accommodated elsewhere.   

67. It is important to reflect on what level of need would be met by the minimum 
6,900 dwellings (or 460 per annum).  It would cater for the full need arising 
from the local population (330-370 dwellings per annum) and allow for some 

continued in-migration (90-130 dwellings per annum) from other parts of the 
housing market (and wider) area, including some of the unmet need from 

Crawley Borough.  The assessed demand for market housing would be met in 
full (278 dwellings annually) and, as the Council points out, provision in 

Reigate & Banstead would be proportionately much higher than that of all 
other East Surrey authorities (in relation to both population size and market 
demand).  The 100 affordable dwellings each year would be substantially less 

than the need, though this is largely a consequence of the affordable supply 
being predominantly linked to the supply of market housing.  If, as at Reigate 

& Banstead, total housing supply is constrained, substantial alternative 
funding would be required if greater inroads into the affordable housing need 
were to be made; there was no evidence of this at the examination.    

 

 

                                       
24 Sustainability Appraisal Report, Appendix F (BP8) 
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Scale and location of housing - conclusion 

68. The RBCS seeks to prioritise and maximise housing provision within the urban 
areas, then to make appropriate use of greenfield land outside the Green Belt, 

and then to facilitate the highest level of development of Green Belt land 
which satisfies the exceptional circumstances test of national policy.  Roughly 

three-quarters of the minimum 6,900 dwellings would cater for changes to the 
existing population, with one quarter providing for in-migration.  A shortfall of 
over 2,000 dwellings against the full objectively assessed housing needs would 

remain, but given the environmental and other constraints across the 
borough, it is not possible to meet this shortfall sustainably without conflict 

with the other aims of the Framework.  Furthermore, no nearby authority is 
currently prepared to take any of the unmet need.  In light of compelling 
evidence that the Council has done all it can at present to meet its housing 

needs, the scale and broad location of housing provision in the RBCS is sound.    

69. However, the existence of an unmet housing need means that the Council 

should not be complacent.  The Framework (paragraph 17) encourages every 
effort to be made to meet the housing (and other) needs of an area.  
Consequently all opportunities should be taken to increase housing delivery 

from within the urban areas above that currently envisaged, where consistent 
with the overall strategy, and to maximise provision from the identified SUEs.  

The Council should also collaborate urgently with neighbouring local planning 
authorities to establish whether its unmet need can be met across the wider 
housing market areas, as required by paragraph 179 of the Framework.    

ISSUE 3 –  WHETHER THE DELIVERY AND PHASING OF HOUSING IS 
SOUND HAVING REGARD TO THE REQUIREMENTS OF NATIONAL POLICY  

70. The Council’s approach in the Submission RBCS was that urban extensions 
would only be required after 2022 when most of the supply from existing 
urban areas (plus Horley North East and North West sectors) was built out and 

no longer available.  Because the testing of SHLAA evidence during the 
examination revealed that reliance on this strategy is unsound, the Council 

revised its approach to permit the earlier release of greenfield land if required 
to maintain the five year land supply sought by national policy.  The sequential 
approach to greenfield release (small scale sites around Horley before Green 

Belt land) remains, with the precise phasing determined through the DMP.   

71. Many house-builder representatives argue that the urban land supply is so 

restricted that greenfield sites will be required throughout the plan period and 
should be released in tandem with urban development.  However, introducing 

the often easier-to-develop greenfield sites at an early stage risks 
undermining the “urban areas first” strategy which lies at the heart of the 
RBCS.  Consequently an approach which allows greenfield sites only when 

necessary to maintain a five year supply is sound.  The modifications to policy 
CS11 (MM23) and the associated text (MM22) establish an appropriate and 

effective delivery framework.  The removal of any reference to “allocated” 
sites in clause 4 ensures that the policy would still have force should the 
Council fail to provide a five year supply of housing prior to allocations coming 

forward in the DMP. 
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72. The revised housing trajectory (MM31) is based on the latest full review of 
housing data (31 March 2013)25 updated to reflect the phasing on certain key 
sites (see paragraphs 34-35 above).  The trajectory predicts a total of 7,567 

dwellings being completed by 2027, which is slightly higher than the 7,400 
projected in the Plan which has an April 2012 base date.  Whilst this is an 

encouraging trend which, if repeated, could reduce the scale of unmet housing 
need, delivery of this number is not assured for the reasons already given.   

ISSUE 4 – WHETHER THE PROVISION FOR EMPLOYMENT AND RETAIL 

DEVELOPMENT IS SOUND HAVING REGARD TO LOCAL NEEDS AND 
CONSTRAINTS AND THE REQUIREMENTS OF NATIONAL POLICY 

Employment 

73. The Council’s trend-based economic forecast predicts an increase of 8,300 
jobs (6,810 full-time equivalent) to be created in the borough to 2026, 

equating to about 450 per annum.26  This is based on average growth over the 
period of 2.8% pa which, given the extent of recession in the early years, 

implies steady economic growth in the later years.  A number of other trend-
based and economic scenarios were submitted, ranging from just 46 new jobs 
each year (5 year trend), 314 a year (over 10 years), to 744 jobs each year 

(16 year trend).  Other than the fact that these alternative forecasts show 
slow initial growth followed by economic recovery, it is difficult to fully 

understand the wide variation between them.  As the Council’s forecast 
derives from what appears to be a reasonable and feasible overall growth rate, 
its figure of 450 new jobs each year is preferred.      

74. Based on the number of economically active persons, the Council estimates 
that about 420 dwellings annually would be required to support the anticipated 

growth in employment.  This is broadly in line with the housing target of 460 
dpa.  Others believe that significantly more dwellings would be required to 
support 450 new jobs each year.  However, the borough’s location on the 

fringe of Greater London and close to the major employment hub of Gatwick/ 
Crawley gives rise to large scale and complex patterns of commuting.  

Consequently achieving a balance between employment growth and housing 
growth is not a main objective of the RBCS.  Moreover, there is no evidence of 
an imbalance which would threaten delivery of the Plan’s strategy. 

75. 6,810 new jobs would create a total employment floorspace demand of about 
125,000 sq m.27  Consistent with the Plan’s strategy, this is sought from within 

the urban areas primarily through regeneration of existing employment 
locations.  Modifications are required to policy CS3 to better reflect national 

policy and to ensure that meeting the forecast employment needs is a stated 
objective of the Plan (MM8).  

76. About 70% of the required employment floorspace is currently available, 

mainly through vacant premises and a small amount from unimplemented 
permissions.  This leaves an outstanding floorspace requirement of about 

37,250 sq m.  The Council has identified capacity of about 44,200 sq m from 
existing employment locations, while policy CS6 seeks total employment 

                                       
25 As published in RBBC Housing Delivery Monitor, June 2013 (EP36b) 
26 Updating the Economic Evidence Base, EP13 
27 EP13 table 13 
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floorspace of about 46,000 sq m across the three sub-areas of the borough.  
The potential excess floorspace provision is intended to provide flexibility of 
supply and to allow for variations in take-up between the main employment 

use classes.  This approach is sound.  Small adjustments to the floorspace 
figures are included in the modifications to policy CS6 (MM12, MM14, MM16, 

MM18) which ensure consistency with the evidence.   

Retail development  

77. A quantitative retail needs assessment was carried out using a widely 

respected methodology which uses forecasts of population growth and retail 
expenditure.28  The Council imported the floorspace requirements from this 

study into the RBCS; based on constant market shares, there is a need for 
25,800 sq m of comparison floorspace and 11,700 sq m of convenience 
floorspace to 2027.29  These figures were not contested at the examination 

and, subject to the proviso that forecasts for more than 10 years hence are 
difficult to predict reliably and should be treated as a guide, they are sound. 

78. The Submission RBCS did not include figures for Banstead or Horley centres, 
merely stating that retail floorspace provision should be “limited”.  To give 
greater clarity and guidance, specific convenience and comparison floorspace 

figures for these centres are included in the modifications to policy CS6 
(MM12 and MM18).  Retail floorspace figures are expressed in terms of 

minima (“at least……”) on the basis that they are the minimum required to 
maintain constant market shares.  Any limited overshoot of the target figure 
would serve to claw back some of the trade that currently flows outside the 

borough and/or reduce the extent of overtrading.  The Council proposes to set 
out environmental controls in the DMP to prevent retail expansion substantially 

above the given figure. 

79. In Banstead it is argued that physical constraints on the availability of land in 
the village centre, coupled with competing proposals for housing and 

employment, justify the quantum of retail floorspace being phrased as 
“approximately” rather than “at least”.  The Council intends to define town 

centre boundaries in the DMP and whilst there is no evidence that all the 
proposed uses could be accommodated, neither is there evidence that they 
could not.  In any event, the practical difference between a figure stated “at 

least” rather than “approximately” is very small and not a matter that goes to 
the soundness of the Plan.      

ISSUE 5 – WHETHER THE APPROACH TO PROTECTION OF THE NATURAL 
AND BUILT ENVIRONMENT IS CONSISTENT WITH NATIONAL POLICY 

80. The North Downs part of the Surrey Hills AONB which bisects the borough is 
relatively narrow and is buffered by an ‘Area of Great Landscape Value’ (AGLV) 
designated by Surrey County Council and carried forward in the BLP.  

Following a recent appraisal of landscape character, Natural England is 
considering a review of AONB boundaries which might result in some of the 

AGLV being reclassified as AONB.30  Until any such review is completed, the 
RBCS seeks to afford a similar level of protection to the AGLV as to the AONB.  

                                       
28 EP14 
29 EP14 Table 7.1 
30 EP24 and RBBC/15 Annex 1 
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However, the Submission Plan did not provide clear guidance on the approach 
to any AGLV land which is not subsequently incorporated into the AONB.  MM4 
indicates that, if appropriate, new local landscape designations and policies for 

their protection will be introduced in the DMP; this approach is sound.       

81. The approach to the built environment was formulated prior to publication of 

the Framework and policy CS2 did not give sufficient recognition to the 
importance of conserving the historic environment and the setting of heritage 
assets.  MM7 addresses this matter and is required to ensure consistency with 

national policy.  

ISSUE 6 – WHETHER THE APPROACH TO SUSTAINABLE DEVELOPMENT, 

SUSTAINABLE CONSTRUCTION AND SUSTAINABLE TRAVEL IS SOUND AND 
CONSISTENT WITH NATIONAL POLICY 

Sustainable development  

82. Paragraph 15 of the Framework indicates that, to be positively prepared, local 
plans should be based upon and reflect the presumption in favour of 

sustainable development which lies at the heart of national policy.  Plans 
should contain clear policies that will guide how the presumption is to be 
applied locally; a model policy suggests an appropriate way of meeting this 

expectation.  To ensure full compliance with the Framework, the Council 
proposes to add such a policy to the RBCS (MM1). 

83. The main criteria used to establish whether development is considered 
sustainable are set out in policy CS8.  Criterion 7 sought, amongst other 
matters, to maximise renewable energy production.  To reflect the balance 

that is inherent in the Framework between renewable energy production and 
any adverse environmental impacts, and to replace a more detailed and now 

revoked policy in the SEP, the Council proposes MM19.  This approach is 
sound. 

Sustainable construction 

84. The Framework allows for local requirements for sustainable construction to be 
set as long as they are consistent with the Government’s zero carbon buildings 

policy and national standards.  This is a continually evolving field and during 
the examination the Council proposed various amendments to its approach to 
reflect the latest information and experience.  Part of policy CS9 enables 

certain sustainability elements of Code for Sustainable Homes (CSH) Level 4 to 
be prescribed in certain locations or types of housing provided these can be 

‘traded’ for other elements.  This is an appropriate local response to national 
policy.  A measure such as the level of embodied carbon in new development 

can be a useful indicator, but it would require a different approach to that 
preferred by the Council and is not necessary to make the Plan sound.    

85. Although the ability of the Council to require CSH Level 4 was not disputed, 

there was much debate about the viability implications of the package of 
measures sought by the Plan.  In the absence of agreement about the 

additional costs of various measures, published DCLG figures are a reasonable 
guide.  Ultimately, balanced judgements have to be made on a site by site 
basis.  Achieving CSH Level 4 may have an impact on other requirements, 

such as the amount of affordable housing that can be delivered.  The 
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important point is that policy CS9 enables viability to be taken into account, 
thereby allowing for variation if the particular circumstances require it.  Whilst 
in many cases a process of negotiation will be required, which costs both time 

and money, the innate variability in individual site circumstances at different 
stages of the economic cycle means that a “one size fits all” approach is 

unlikely to be achievable.   

86. The submission RBCS required strategic and major development to (at least) 
investigate the potential for connection to decentralised energy networks.  The 

latest Government advice indicates that heat density is a more important 
consideration than size in determining schemes in which decentralised energy 

networks are likely to be viable, and the Council has modified policy CS9 
accordingly.  The modified policy encourages and facilitates the creation of (or 
connection to) decentralised energy networks; given recent experience of such 

schemes within the borough, this is a reasonable approach.  Concerns about 
the feasibility and viability of such networks are acknowledged, but 

appropriate safeguards are included within the policy.      

87. Towards the end of the examination the Government published a consultation 
on housing standards31 which signalled its intention to replace the Code for 

Sustainable Homes and to separate planning and technical requirements for 
new housing.  No decision has yet been made on how to proceed.  In 

response, the Council has sought to “future-proof” its approach by making 
appropriate references to any future regime which replaces CSH.  The 
revisions to policy CS9 and the associated text which address all these 

matters, and ensure that the Plan is effective, are set out in MM20 and 
MM21.  

Sustainable travel 

88. The strategy of locating most new development in areas of the borough that 
are highly accessible raises understandable concern that the already 

congested transport network will not be able to cope.  Policy CS15 seeks to 
address this concern in three ways – by managing demand and reducing the 

need to travel, by improving the efficiency of the transport network, and by 
facilitating more sustainable transport choices.  This approach has the support 
of Surrey County Council (as local highway authority) and the Highways 

Agency.  Modelling of different development scenarios carried out during plan 
preparation identified a number of areas where network improvements are 

required.   

89. Redhill town centre is the location most affected by the transport impact of 

development proposed in the RBCS.  Funding for a “Balanced Network” 
package of improvements for the town centre has recently been secured.  
Funding for a range of sustainable transport initiatives in Redhill and Reigate 

has also been received.  These complementary schemes are forecast to make 
an appreciable improvement to movement through Redhill town centre and 

benefit all transport users in the Redhill/Reigate area.  Overall the studies 
suggest that, subject to implementation of the above schemes and any 
specific improvements necessary to accommodate individual developments, 

the proposed scale of growth can be accommodated without serious adverse 
consequences for transport and travel.  Whilst some local scepticism remains, 

                                       
31 Housing Standards Review Consultation, DCLG August 2013 
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there is no cogent evidence that the measures proposed to cater for the 
increased travel demand will not be adequate.   

90. The measures in policy CS15 which aim to improve transport choices omit any 

reference to the need for travel assessments and travel plans to accompany 
proposals for development which generate significant amounts of movement.  

Given the importance placed upon these matters in the Framework, MM27 
and MM28 are necessary to rectify this shortcoming.    

ISSUE 7 – WHETHER THE PLAN MAKES SOUND PROVISION FOR A RANGE 

OF HOUSING IN TERMS OF MIX, AFFORDABILITY AND TYPE 

Housing mix and affordability 

91. Policy CS12 seeks a range of housing types, sizes and tenures and encourages 
the provision of housing for the elderly and those with specialist support 
needs.  There is no compelling evidence that the increasing demand for Extra 

Care housing for the elderly warrants a link to policy CS1a to facilitate small 
scale releases of Green Belt land specifically for such a purpose.  Nevertheless, 

individual proposals for specialist elderly care accommodation could still be 
promoted and assessed against the policies of this Plan and the Framework. 

92. The affordable housing viability study32 tested various thresholds and 

proportions of affordable housing provision against a range of value levels 
found across the borough.  Of the development options examined, the Council 

proposes to adopt a borough-wide target of 30% on sites of 15 dwellings or 
more, the level that was demonstrated to be viable across most value areas.  
Arguments were made at the examination for both higher and lower levels in 

particular circumstances.      

93. The case for 40% affordable housing stems from the evidence that this level 

could be sustained on greenfield sites in higher value areas.  However, it is 
apparent that a very high proportion of qualifying sites are likely to be in lower 
value areas so the opportunities for greater provision are limited.  As to the 

argument that large greenfield developments such as SUEs are more likely to 
be able to sustain a 40% level of provision, there was concern that the 

considerably higher infrastructure costs on large sites had not been accounted 
for.  As the Council acknowledged, because the viability study only tested 
schemes of up to 100 dwellings (and 25 units for houses alone), there is no 

solid evidence on the viability of 40% affordable housing on SUEs.    

94. The generally higher site costs often encountered on previously-developed 

land in urban areas is the basis for arguments that the affordable housing 
proportion should be lower than 30%.  Indeed, the viability study does 

suggest that previously-developed sites in some lower value areas are unlikely 
to be viable at 30%.  However, there is considerable force to the Council’s 
argument that it would be very difficult to develop an area-based sliding scale 

approach to affordable housing targets.  Policy CS13 allows for the proportion 
to be negotiated on a case by case basis taking viability into account, so 

flexibility is built into the policy.   

                                       
32 EP5 
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95. Overall, on the available evidence a borough-wide figure of 30% affordable 
housing is appropriate.  Before the next review the Council should consider 
undertaking a more wide-ranging viability study to establish whether there is 

justification for setting targets which reflect, in particular, the broad cost 
differential between brownfield and greenfield sites.  As to the concern about 

the level of provision sought within regeneration areas and on redevelopment 
sites, the additional flexibility to policy CS13 arising from MM24 is necessary 
to allow for the wide range of circumstances in which replacement affordable 

housing could be required.      

Provision for travellers  

96. At the time of RBCS submission the assessed need for traveller sites was 
unclear.  A 2007 East Surrey Gypsy & Traveller Accommodation Assessment33 
provided a global figure for four Council areas, while a 2009 regional study 

apportioned 9 gypsy/traveller pitches and 4 travelling showpeople plots to the 
borough by 2016, though this was never tested at examination.  The Council 

published its own Traveller Accommodation Assessment in early 201334 which 
identified a need for 52 pitches for gypsies/travellers and 13 plots for 
travelling showpeople.  In accordance with national policy (Planning Policy for 

Traveller Sites – PPTS), this level of need is identified in a much revised RBCS 
section on travellers.    

97. The Council adopts the same sequential approach to traveller site provision as 
it does to “bricks and mortar” housing – urban areas first, then rural areas 
outside the Green Belt, then land within the Green Belt.  In principle this is 

sound.  Because of the limited supply of urban land and the pressure on it for 
a range of uses, coupled with the specific requirements of traveller sites, the 

prospect of accommodating much of the need within the urban areas is slim.  
Some opportunities may exist in the rural surrounds of Horley, but again the 
potential land supply is limited and much of it is constrained.  Consequently it 

is probable that some sites in the Green Belt will be required.  Because the 
scale of need has only recently become known, the Council has not been able 

to assess the potential supply from any of the sequential sources, particularly 
the Green Belt.  It intends to carry out this work as part of the Green Belt 
review, with specific sites being allocated in the DMP.    

98. This is not ideal, for establishing at least a target of need to be met should be 
a task for a Core Strategy.  However, PPTS sets out a more robust framework 

for delivery of traveller sites than previously existed; because it was published 
at the same time as the Submission RBCS, the Council was not able to fulfil 

PPTS requirements during plan preparation.  Furthermore, the Green Belt 
represents an especially strong constraint which requires a detailed study 
before the scale of traveller provision in the borough can be determined, and 

may necessitate collaborative working with neighbouring authorities.  Because 
it would not have been sensible to further delay the examination to enable this 

work to take place, the pragmatic decision was taken to allow the traveller 
target to be decided at DMP stage.  MM25 and MM26 modify the text and 
policy CS14 accordingly and are required to make the plan sound.  The latter 

also makes minor adjustments to the site-specific criteria of policy CS14 to 
better reflect national policy.  

                                       
33 EP11 
34 EP60 
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ISSUE 8 – WHETHER THE MECHANISMS FOR INFRASTRUCTURE 
PROVISION, IMPLEMENTATION AND MONITORING ARE SUFFICIENTLY 
ROBUST TO ENSURE THE DELIVERY OF DEVELOPMENT   

Infrastructure provision 

99. The RBCS starts from the well-established principle that, to be sustainable, 

new development should either avoid adverse effects on services and 
infrastructure or, if that is not possible, should mitigate those effects.  Policy 
CS10 and the accompanying text set out the criteria and processes for 

securing infrastructure delivery, drawing on the detailed Infrastructure 
Delivery Plan35 prepared alongside the Core Strategy.  Although this section of 

the RBCS has been much modified since the Submission version, the changes 
are intended to clarify and inform and do not affect the soundness of the Plan.   

100. One of the infrastructure priorities identified for the Low Weald Area in policy 

CS6 is provision of a comprehensive playing space/sports facility for residents 
of Horley North East and North West sectors.  The policy indicates that this will 

be secured through the saved policies of the 2005 BLP and the DMP, as 
appropriate; the former proposes land at Smallfield Road in the south of 
Horley as a Town Park.  The owners of this land argue that there is no proven 

need for such a facility, that the site is outside the catchment set out in the 
Council’s open space study, and that the land is not available for recreation 

use in any event.  The Council indicates in the IDP that alternative options to 
the BLP Town Park proposal are being explored and has added a footnote to 
this effect to policy CS6.  These options include a location within the Horley 

North West sector; it was stated that provision for such an eventuality is 
included in the draft section 106 agreement for that development.    

101. There is no compelling evidence that the need for a playing space/sports 
facility at Horley does not exist; in any event, the question of need should be 
revisited as part of the consideration of the size and location of the facility at 

the time a specific proposal is made.  This is a detailed matter that should 
properly be resolved through the DMP, not the Core Strategy.  The argument 

that the Council is seeking to by-pass the plan-making process by rolling 
forward a previous policy allocation is not well-founded – the authority is 
committed to a review of urban open land at DMP stage and it is reasonable to 

expect that BLP open space allocations will form part of that review.  Overall 
the approach in the RBCS to a new playing space/sports facility at Horley is 

sound. 

Implementation and monitoring 

102. The Submission RBCS provided details of the implementation framework that 
is in place to support the proposed growth and the mechanisms for working 
with a range of implementation partners.  However, it failed to back this up 

with a sufficiently robust and targeted system for monitoring delivery against 
specified objectives.  A crucial part of deliverability is regular monitoring 

against key performance indicators and an indication of the remedial action to 
be taken if targets are missed.  The Council addressed this during the 
examination with the preparation of a revised Monitoring Framework36 and an 

                                       
35 BP3 
36 BP20 
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additional policy (CP16); the latter gives a commitment to regular monitoring 
and specifies a range of management actions which may be employed to 
secure the timely delivery of development and infrastructure.  MM29 and 

MM30 modify the text and introduce new policy CP16; both are necessary to 
make the RBCS sound.   

Assessment of Legal Compliance 

103. Questions arose over the adequacy of the publicity given to the proposed 
modifications in December 2012/January 2013 – in particular, whether the 
2012 Regulations were satisfied.  Regulation 18(2)(c) requires a local planning 

authority to notify “such residents …… from which the local planning authority 
considers it appropriate to invite representations”.  The Council did not notify 

individual residents in the locality of the proposed sustainable urban 
extensions because the RBCS identifies broad areas of search rather than 
specific sites for development.  Instead, the Council issued press releases and 

notified local organisations, residents’ groups and all individuals who had 
previously made representations on the RBCS; it also issued a leaflet part way 

through the consultation period which specified the broad location of the two 
Green Belt areas of search.    

104. It is important to recognise the distinction between the consultation 

procedures for a planning application, where a site notice or neighbour 
notification are prescribed by statutory regulation, and those for a local plan 

where a planning authority has discretion.  Where only broad areas of search 
are identified I think the Council is right not to notify local residents directly, 
not least because it would have been very difficult to specify exactly who to 

notify given that the boundaries of areas of search are not precisely defined.  
However, I do believe that the Council could have taken greater care at the 

outset of the consultation process to ensure that the nature of the proposed 
modifications (specifically, the loss of Green Belt and the broad location of the 
areas of search, as stated in the leaflet) was apparent.  

105. Nevertheless it is obvious from the scale of the representations37 that a large 
number of residents became aware of the proposals and were able to respond.  

In practice the examination itself afforded a proper opportunity for the 
planning issues arising to be discussed and, furthermore, the resulting main 

modifications have now been the subject of full public consultation.  Overall I 
consider that the consultation process was not so obviously flawed as to lead 
me to conclude that the Council failed to comply with Regulation 18(2)(c).  

Turning to the related matter of whether there was compliance with the 
Statement of Community Involvement (SCI)38, this is based largely on the 

Regulations and incorporates many discretionary elements; in these 
circumstances I am satisfied that there was compliance with the SCI. 

106. My examination of the compliance of the Plan with the legal requirements is 

summarised in the table below.  I conclude that the Plan meets them all.  

                                       
37 Over 360 responses, five times as many as responded to the previous consultation, and a 1,250 
signature petition. 
38 BP4 
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LEGAL REQUIREMENTS 

Local Development 
Scheme (LDS) 

The Core Strategy is identified within the approved 
LDS (February 2012 update) which sets out an 

expected adoption date of December 2012.  The 
slippage arising from suspension of the examination 

is explained in the Council’s Annual Monitoring 
Report.    

Statement of Community 
Involvement (SCI) and 

relevant regulations 

The SCI was adopted in March 2010 and 
consultation has been compliant with the 

requirements therein, including the consultation on 
the post-submission proposed ‘main modification’ 
changes (MM).  

Sustainability Appraisal 
(SA) 

SA has been carried out and is adequate. 

Appropriate Assessment 

(AA) 

The AA stage of the Habitats Regulations 

Assessment has been carried out and is adequate.  

National Policy The Core Strategy complies with national policy 

except where indicated and modifications are 
recommended. 

Sustainable Community 
Strategy (SCS) 

Satisfactory regard has been paid to the SCS. 

2004 Act (as amended) 
and 2012 Regulations. 

The Core Strategy complies with the Act and the 
Regulations. 

 

Overall Conclusion and Recommendation 

107. The Council has requested that I recommend main modifications to make the 
Plan sound and/or legally compliant and capable of adoption.  I conclude that 

with the recommended main modifications set out in the Appendix, the 
Reigate & Banstead Core Strategy Local Plan satisfies the requirements of 

Section 20(5) of the 2004 Act and meets the criteria for soundness in the 
National Planning Policy Framework.  

 

Martin Pike 

 

INSPECTOR  
 

 

 

This report is accompanied by the Appendix containing the Main Modifications 
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Appendix – Main Modifications 

The modifications below are expressed in the conventional form of strikethrough 
for deletions and underlining for additions of text, and/or by specifying the 
modification in words in italics. 

 
The page numbers and paragraph numbering below refer to the March 2012 

Proposed Submission Document and do not take account of the deletion or addition 
of text. 
 

 

 

Ref Page 
Policy/ 

Paragraph 
Main Modification 

MM1 17 After 5.1.3 Insert new policy: 

Policy CS0: Presumption in favour of sustainable development 

1. In assessing and determining development proposals, the 

Council will apply the presumption in favour of sustainable 

development contained in the National Planning Policy 

Framework.  It will work proactively with applicants to secure 

development that improves the economic, social and 

environmental conditions in the area.  

2. Unless material considerations indicate otherwise, proposed 

development that accords with policies in the development plan 

- including this Core Strategy (and where relevant with policies 

in neighbourhood plans) - will be approved without delay, and 

proposed development that conflicts with the development plan 

will be refused. 

3. Where there are no policies relevant to the application or 

where relevant policies are out of date at the time of making 

the decision the Council will grant permission unless: 

a. The adverse impacts of doing so would significantly and 

demonstrably outweigh the benefits when assessed against 

policies in the National Planning Policy Framework as a whole; 

or 

b. Specific policies in the National Planning Policy Framework 

indicate that development should be restricted;  or 

c. Any other material considerations indicate otherwise. 

MM2 19 5.1.13 Our spatial strategy acknowledges that, in the longer term, 

beyond 2022, as development opportunities within the urban 

area become more limited, some greenfield development on 

land outside the current urban area may will be required. 

Greenfield Such development will only be acceptable in the 

most sustainable locations, and Green Belt boundaries will only 

be altered in exceptional circumstances, and through the plan-

making process: further detail about this process is provided in 

policies CS1b, CS4 and CS11. in the latter part of the plan 

period, when regeneration objectives and the two new Horley 

neighbourhoods have been delivered and other development 

opportunities within the urban area exhausted. 

MM3 21 Box 4 See replacement Box 4 at end of Schedule. 

MM4 26 Policy CS1 Re-number as policy CS1a and modify as follows: 

Policy CS1a:  

……… 

b. All other areas of countryside outside of the AONB, (and the 
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Ref Page 
Policy/ 

Paragraph 
Main Modification 

AGLV whilst it remains in force) have their own distinctive 

landscape character.  The landscape character of the 

countryside outside the current (or revised) AONB boundary  

which will be protected and enhanced through criteria based 

policies in the DMP including, if and where appropriate, new 

local landscape designations.  In those areas of countryside 

allocated for development, policies will be included in the DMP 

in relation to the design and siting of development to minimise 

the impact on landscape character. 

c. The borough’s commons will be maintained and enhanced for 

the benefits of farming, public access and biodiversity. 

dc. The Mole Gap …….. 

ed. Sites of Special Scientific Interest ……. 

fe. Urban green spaces, green corridors and site specific 

features which make a positive contribution to the green fabric 

and/or a coherent green infrastructure network and will, as far 

as practicable, be retained and enhanced. 

2. A robust and defensible Green Belt will be maintained to 

ensure that coherence of the green fabric is protected and 

future growth is accommodated in a sustainable manner. 

23. The Council will work with a range of partners ……… 

MM5 27 Section 5.3 Insert new section 5.3 and re-number existing 5.3 (and 

subsequent paragraphs) as 5.4: 

5.3 Green Belt 

5.3.1 Stretching across all three landscape areas of the 

borough is the Metropolitan Green Belt: approximately 70% of 

the borough, and most of its ‘green fabric’, is covered by Green 

Belt designation.  

5.3.2 Green Belt is a policy designation with the fundamental 

aim to prevent urban sprawl by keeping land permanently 

open.  National policy requires that the Green Belt be protected 

from inappropriate development and that once established, 

boundaries should only be altered in exceptional circumstances 

through the plan making process.  The South East Plan 

indicated (Policy SP5) that a Green Belt review may be required 

around Redhill-Reigate to meet regional development needs.  

5.3.3 In developing the Core Strategy, we have concluded (on 

the basis of existing evidence) that sustainable urban 

extensions to deliver the housing target in policy CS11 will be 

required. In exceptional circumstances limited areas of land 

may be removed from the Green Belt for this purpose and 

allocated for development through the plan making process.  

As set out in policy CS4, the exceptional circumstances test will 

include consideration of the need for development, the 

suitability and availability of sites to accommodate that 

development, and will require demonstration that removal of 

land will result in no or limited conflict with the purposes and 

integrity of the Green Belt.  

5.3.4 It is also probable – given some of the constraints to the 

provision of Gypsy, Traveller and Travelling Showpeople 

accommodation in the urban area and countryside beyond the 

Green Belt – that there will be a need to consider limited 

alterations to Green Belt boundaries to accommodate Traveller 

sites (for example to inset a site within the Green Belt). Further 
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Ref Page 
Policy/ 

Paragraph 
Main Modification 

information is provided in policy CS14. 

5.3.5 A detailed Green Belt review will be carried out to inform 

the DMP.  This review will 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. 

5.3.6 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. 

5.3.7 There are proposals in other plans that could also affect 

the Green Belt.  The Surrey Waste Plan 2008 identifies 

Copyhold Works, Redhill, and Land at Earlswood Depot and 

Sewage Treatment Works, Redhill as sites within the borough 

where development related to waste treatment/management is 

considered suitable.  It also has policies that recognise the 

possibility that other waste related development may need to 

be located in the countryside. Copyhold Works, Redhill is also 

identified as a suitable site for aggregates recycling in the 

Aggregates Recycling Joint Development Plan Document.  The 

Surrey Minerals Plan identifies Chilmead Farm, Nutfield Marsh 

as an area of search for possible future silica sand production.  

Sites identified in the Surrey Waste Plan, Surrey Minerals Plan 

and Aggregates Recycling Joint DPD will be shown on the 

Proposals Map. 

MM6  27 Section 5.3 Insert new policy after new Section 5.3 above: 

CS1b: Green Belt 

1. A robust and defensible Green Belt will be maintained to 

ensure that the coherence of the green fabric is protected and 

future growth is accommodated in a sustainable manner. 

2. Planning permission will not be granted for inappropriate 

development in the Green Belt unless very special 

circumstances clearly outweigh the potential harm to the Green 

Belt. 

3. In exceptional circumstances land may be removed from the 

Green Belt and allocated for development through the plan 

making process.  Exceptional circumstances may exist where 

both (a) and (b) apply: 

(a) There is an overriding need for the development in 

order to secure the delivery of the strategic objectives 

and policies of the Core Strategy, and either: 

(i) The development proposed cannot be accommodated 

on land within the existing urban area or on land which 

is in the countryside beyond the Green Belt; or 

(ii) The development of land within the Green Belt would 

represent a significantly more sustainable option than 

(i). 

(b) There is no or limited conflict with the purposes and 

integrity of the Green Belt. 
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Ref Page 
Policy/ 

Paragraph 
Main Modification 

4. The Council will undertake a Green Belt review to inform the 

DMP and Policies Map.  This review will include: 

(a) Consideration of the purposes of the Green Belt to 

inform the identification of land for sustainable urban 

extensions within the broad areas of search identified in 

policy CS4. 

(b) Addressing existing boundary anomalies throughout the 

borough 

(c) Reviewing washed over villages and areas of land inset 

within or currently beyond the Green Belt throughout 

the borough. 

(d) Ensuring clearly defined and readily recognisable 

boundaries which are likely to be permanent and are 

capable of enduring beyond the plan period.  

5. In accordance with (3) and (4) above and the provisions and 

considerations set out in policies CS4, CS8 and CS14, land 

required for development will be removed from the Green Belt 

and allocated through the DMP.  

6. Land may also be safeguarded through the DMP in order to 

provide options to meet development needs beyond the plan 

period. Safeguarded land will only be allocated through a 

subsequent local plan review and will be subject to Green Belt 

policy until such time. 

MM7 27 Policy CS2 Policy CS2 Valued Townscapes and the historic environment 

1e. Development will be Be designed sensitively to respect 

reflect local heritage and to protect, conserve, and enhance the 

historic environment, including heritage assets and their 

settings.  Development proposals that would provide sensitive 

restoration and re-use for heritage assets at risk will be 

particularly encouraged. 

21. Development will respect, maintain and protect the 

character of the valued townscapes in the borough, showing 

consideration for any detailed design guidance that has been 

produced by the Council for specific built-up areas of the 

borough. Pproposals will:  

a. Reflect high standards of sustainable construction .… 

MM8 31 Policy CS3 Policy CS3 Valued People and Economic Development 

1. The Council will promote and support continued sustainable 

economic prosperity and regeneration in Reigate & Banstead 

by: 

…d. Planning for Ensuring a range of types and sizes of 

employment premises to provide for future needs and cater for 

the needs of established, growing and start-up businesses; and 

ensuring sufficient flexibility to meet the their changing needs 

of existing businesses and attract new businesses. 

e. Planning for the delivery of additional employment 

floorspace to meet the forecast growth needs of the borough, 

by:  

i. Focusing on retaining and making the best use of existing 

employment land, particularly within existing town centres and 

industrial areas unless it can be demonstrated that there is no 

reasonable prospect of a site being used for that purpose over 

the life of the plan; and  

ii. Ensuring that any new employment development outside 
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these areas reflects wider policy priorities and is located in 

accordance with sustainability principles. … 

2. The Council will: 

… c. Empower, support, and actively work with local 

communities, as part of the Local Community Action Plan 

(LCAP) process and to facilitate neighbourhood planning. 

MM9 32 -

33 

6.2.3 - 

6.2.8 

Delete and replace with new paragraphs 6.2.3 - 6.2.10: 

6.2.3 The Core Strategy sets out the overall strategy for 

growth in the borough. Detailed site allocations for 

development, and policies to guide the design, phasing and 

siting of development, will be included in the DMP.  Other DPDs 

may also need to be brought forward in future years to allocate 

additional sites should they be needed. 

6.2.4 Urban areas first: Our spatial strategy is based on an 

‘urban area first’ approach.  This reflects national policy 

guidance, and the constrained nature of the borough.  The fact 

that the borough sits within the Metropolitan Green Belt means 

that the Council has to manage future land supply carefully to 

ensure that development can be delivered sustainably both 

now and in the future. 

6.2.5 The Council’s priority areas for growth and regeneration 

are Redhill town centre, Horley town centre, Preston and 

Merstham regeneration areas and the two new neighbourhoods 

in Horley.  The other town centres also offer opportunities for 

sustainably located development, and many other urban 

locations are highly accessible and well suited for future 

development.  Smaller scale development may also be 

appropriate in other urban areas.  This approach will enable the 

use of existing services and infrastructure, promote the 

efficient reuse of urban land and ensure that allocated sites are 

sustainable and consistent with the Council’s overarching 

spatial strategy.  Further information about this approach is 

provided in section 5.1. 

6.2.6 The Council has undertaken a Strategic Housing Land 

Availability Assessment (SHLAA), a review of employment land, 

a landscape character assessment and a retail and leisure 

needs assessment to support the development of the Core 

Strategy.  These, along with other technical evidence, will 

inform the identification of site allocations.  Further work will 

include an assessment of current urban designations, such as 

urban open land, and consideration of additional potential that 

might exist in these locations. 

6.2.7 Development outside the urban area: In the longer term 

(beyond 2022 based on current evidence) development 

opportunities within the urban area are likely to become more 

limited, especially in relation to housing provision.  Our spatial 

strategy therefore recognises that some development on land 

currently outside the urban area will be needed to 

accommodate sustainable urban extensions providing up to 

1,600 homes.  If identified urban opportunities fail to come 

forward, sustainable urban extensions will be required earlier in 

the plan period; conversely, if unanticipated but sustainable, 

opportunities come forward in the urban area this will mean 

that the need for development on land currently outside the 

urban area is pushed back or that the scale will be less than 
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currently estimated. 

6.2.8 Three broad areas of search have been identified for 

sustainable urban extensions to deliver housing, with indicative 

capacities for development: 

a. small scale opportunities adjoining the urban area of Horley, 

for up to 200 homes. 

b. the area to the East of Redhill and East of Merstham, with 

potential for up to 500-700 new homes 

c. the area to the South and West of Reigate with potential for 

up to 500-700 new homes.  

6.2.9 The DMP and Policies Map will allocate sites for 

development within these areas of search. Further technical 

work and testing will be undertaken.  This will include a 

detailed Green Belt boundary review, and assessment of 

sustainability (including consideration of local level constraints 

and opportunities - for example, flood risk, biodiversity, 

landscape, amenity value - and the infrastructure and service 

requirements resulting from new development).  

6.2.10 Sites identified through these studies will be further 

scrutinised against Core Strategy policies and will be subject to 

Sustainability Appraisal before choices are made about land 

allocations.  Following identification of sites in the DMP, 

masterplans may be prepared to ensure that any sustainable 

urban extensions (or other allocations) are located, planned, 

designed and delivered sustainably.  Further information in 

relation to trigger points for the release of land currently 

outside the urban area for housing is provided in policy CS11. 

MM10 34 Policy CS4 Delete and replace with new policy: 

Policy CS4 Allocation of Land for Development 

1. Development sites will be allocated in the Development 

Management Policies Document, or through other DPDs, taking 

account of sustainability considerations including environmental 

and amenity value, localised constraints and opportunities, the 

need to secure appropriate infrastructure/service provision, and 

the policies within this Core Strategy.  

2. The Council will give priority to the allocation and delivery of 

land for development in sustainable locations in the urban area, 

that is:  

 The priority locations for growth and regeneration: 

- Redhill town centre. 

  - Horley town centre. 

 - Horley North East and North West sectors. 

 - Preston regeneration area. 

 - Merstham regeneration area. 

 - Other regeneration areas as identified by the Council                                       

and its partners. 

 The built up areas of Redhill, Reigate, Horley and 

Banstead: 

 Other sustainable sites in the existing urban area. 

3. The Council will also allocate land beyond the current urban 

area for sustainable urban extensions, based on an assessment 

of the potential within the following broad areas of search (in 

order of priority): 

a. Countryside beyond the Green Belt adjoining the urban area 

of Horley 
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b. East of Redhill and east of Merstham 

c. South and south west of Reigate 

Sites beyond the current urban area will be released for 

development in accordance with policy CS11 and detailed 

phasing policies within the DMP. 

MM11 38 6.4.4 Housing in the urban area: Banstead Village is a small centre 

serving mostly local needs with moderate public transport 

accessibility.  As a result of its constrained nature and limited 

accessibility it is not identified as a strategic location for high 

growth levels or high density housing there are only a limited 

number of development opportunities in and around the 

village. Some suburban settlements, particularly in the north-

west of the area, have reasonable accessibility and provide 

opportunities for residential intensification which will come 

forward as windfall sites.  Most oOther settlements in the area 

have fewer services and lower transport accessibility than 

Banstead. These settlements and generally have low potential 

for accommodating high levels of growth.  Collectively, the 

settlements (including Banstead) will provide for at least 930 

845 residential units for the period 2012-2027 2012-2022. 

Housing will primarily …… 

MM12 39 Policy CS6 

Area 1 

Replace table at Part 1 of policy CS6 Area 1 with new table set 

out at end of Schedule. 

MM13 43 6.6.8 Delete and replace with new paragraph, re-number as 6.6.9: 

6.6.9 Future expansion potential: The area to the East of 

Redhill, and East of Merstham, has been identified as a broad 

area of search for sustainable urban extensions with capacity 

for up to 500-700 new homes.  Sites will be allocated through 

the DMP, which will also establish the scale of development and 

the phasing of individual sites.  The detailed phasing of sites 

will take account of the need to provide site-specific mitigation 

measures.  It may also be related to the delivery of strategic 

infrastructure schemes, such as:  

a. the balanced network highway scheme in Redhill  

b. the provision of sufficient school capacity (secondary and 

primary)  

c. Improvements to service provision within Merstham Estate 

Local Centre. 

MM14 44 Policy CS6 

Area 2a 

Replace table at Part 1 of policy CS6 Area 2a with new table set 

out at end of Schedule. 

MM15 47 -

48 

6.7.8 Delete and replace with new paragraph, re-number as 6.7.9: 

6.7.9 Future expansion potential: The area to the South and 

South West of Reigate has been identified as a broad area of 

search for sustainable urban extensions with capacity for up to 

500-700 new homes.  Sites will be allocated through the DMP, 

which will also establish the scale of development and the 

phasing of individual sites.  The detailed phasing of sites will 

take account of the need to provide site-specific mitigation 

measures.  It may also be related to the delivery of strategic 

infrastructure schemes. 

MM16 49 Policy CS6 Replace table at Part 1 of policy CS6 Area 2b with new table set 
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Area 2b out at end of Schedule. 

MM17 52 6.8.7 Delete and replace with new paragraph, re-number as 6.8.8: 

6.8.8 Future expansion potential: The opportunity for some 

small scale sustainable urban extensions adjoining the Horley 

urban area has been identified.  Development in this location 

will only be acceptable on sites allocated through the DMP, 

which will also establish the scale of development and phasing 

of individual sites.  The detailed phasing of sites will take 

account of the need to provide site specific mitigation 

measures. It may also be related to the delivery of strategic 

infrastructure schemes, and may need to take account of any 

reliance on infrastructure being delivered as part of the North 

East and North West sectors. 

MM18 53 Policy CS6 

Area 3 

Replace table at Part 1 of policy CS6 Area 3 with new table set 

out at end of Schedule. 

MM19 58 Policy CS8 Modify clause 7 of policy CS8: 

7. Minimise the use of natural resources, and contribute to a 

reduction in carbon emissions, by re-using existing resources, 

maximising energy efficiency and renewable energy production, 

minimising water use, and reducing the production of waste, 

including through sustainable construction methods.   

Encourage renewable energy/fuel production whilst ensuring 

that adverse impacts are addressed, including on landscape, 

wildlife, heritage assets and amenity. 

MM20 59 7.2.2 - 

7.2.3 

Delete and replace with new paragraphs 7.2.2 - 7.2.10: 

7.2.2 In order to achieve these tough demanding national and 

local carbon emissions reduction targets, new development in 

the borough needs to play its part, through meeting high 

standards of design and construction. Technological 

development and commercialisation is moving rapidly: at the 

same time national standards, through Building Regulations, 

are becoming tighter. Our policy approach therefore recognises 

that minimum requirements will increase over the plan period; 

however as a starting point it expects new housing to meet 

Code for Sustainable Homes Level 4. 

7.2.3 The Code is a national standard for the sustainable 

design and construction of new homes, which aims to reduce 

carbon emissions and create homes that are more sustainable.  

Code levels are achieved through a combination of (i) meeting 

mandatory elements and (ii) earning credits in relation to other 

‘tradeable’ sustainability elements.  

7.2.4 The Council may require through the DMP, or encourage 

through supplementary guidance, minimum standards for some 

‘tradeable’ Code elements (in certain locations or in relation to 

particular types of housing) to meet the overall Code Level 4 

requirement.  In instances where a higher number of credits on 

some tradeable elements is required to mitigate against 

identified sustainability issues, this will be balanced by an 

equivalent reduction in the number of credits expected from 

other tradeable elements. 

7.2.5 National policy requires that local authorities have a 

positive strategy to promote energy from low carbon sources 

and identify such opportunities.  It is recognised that the 
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common, least-cost approach to achieving the mandatory Code 

Level 4 emission rate standard is through the further 

improvement in fabric standard, combined with technologies 

installed at the dwelling scale.  However, the achievement of 

zero-carbon targets, when introduced in 2016, is likely to see 

biomass-based community energy strategies tending to be 

more cost effective, particularly in larger-scale, higher density 

development scenarios. 

7.2.6 The Government has stated its intention to wind down 

the Code for Sustainable Homes and replace it with nationally 

described standards and/or revised Building Regulation.  As 

appropriate, the Council may introduce national standards 

(justified by local evidence of need and viability if required) 

through the DMP or other DPD.  This would then supersede the 

requirements of Policy CS9 in relation to the Code. 

7.2.7 Policy CS9 provides a local context to national policy 

requirements by giving strategic direction to enable the 

opportunities for decentralised and renewable or low carbon 

energy to be fully investigated.  DECC’s National Heat Density 

Maps will be used to identify areas of significant heat density 

exceeding the current widely accepted industry threshold of 

3,000KW/Km2 where further investigation will be expected.  

This will inform joint working with developers and other 

partners to ensure that both cost and environmental benefits 

can be captured. 

7.2.8 For strategic development proposals (or development 

proposals which, cumulatively, contribute to strategic 

development), decentralised energy networks for cooling, 

heating and power can make a significant contribution to the 

reduction of carbon emissions, and can utilise local resources 

such as wood fuel.  The Council will expect this option to be 

explored in development proposals that will create a high level 

of demand for heat and power.  In addition, to help ensure that 

opportunities for decentralised energy networks are 

maximised, proposals for non-strategic major development 

may be required to connect to existing or future decentralised 

energy networks.  

7.2.9 Policy CS9 will be operated with sensitivity to the viability 

and feasibility of development.  If it is clearly demonstrated 

that a development would be unviable due to the application of 

this policy, the Council will negotiate a viable solution. 

7.2.10 Further guidance on how developers can achieve lower 

carbon development will be provided through the DMP and/or 

supplementary guidance.  This will include information about 

both on-site measures and off-site allowable solutions.  

MM21 59 Policy CS9 Delete and replace with new policy CS9: 

Policy CS9 Sustainable Construction 

1. The Council will expect new development to be constructed 

to the following standards (taking into account the overall 

viability of the proposed development at the time the 

application is made): 

a. New housing: to a minimum of Code for Sustainable Homes 

Level 4, or future nationally described standards (justified by 

local evidence if required).  To achieve Level 4, the Council 

may require (through the DMP) or encourage (through 
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supplementary guidance) minimum standards for some 

tradeable Code elements to be provided in particular locations 

or for particular types of housing development.  

b. Relevant non-residential development of new or replacement 

buildings, or extensions to existing structures: to a minimum of 

BREEAM ‘very good’. 

2. The Council will work with developers and other partners to 

encourage and promote the development of decentralised and 

renewable or low carbon energy (including combined heat and 

power) as a means to help future development meet zero-

carbon standards affordably.  

a. Where a major development is planned that generates, is 

within, or is adjacent to an area of significant heat density, it 

will be expected that the potential to create, or connect to, a 

district heating network is fully investigated. Such 

developments will be identified in the DMP where possible. 

b. Where a district heat network exists or is planned, or where 

there is potential to utilise waste heat, the Council may require 

– where feasible and viable - development in these areas to be 

designed to facilitate its use and connect to it. 

MM22 62 7.4.1 - 

7.4.4 

Delete and replace with new paragraphs 7.4.1 - 7.4.7: 

7.4.1 The borough is planning for the provision of a total of at 

least 6,900 homes over the plan period from 2012-2027, 

equivalent to an annual average provision of 460 homes per 

year.  

7.4.2 This figure takes into account the level of provision 

identified for the borough through the (now revoked) South 

East Plan. 

7.4.3 It is also based on an analysis of the levels of need and 

demand for housing in the borough, an assessment of housing 

land supply and consideration of the social, economic and 

environmental implications of housing growth.  There is 

considerable pressure for housing across the South East, 

including in Surrey and the Gatwick Diamond area.  At the 

same time, the borough is subject to high levels of constraint 

(including landscape and nature conservation designations, 

areas of flood risk, and the Green Belt).  This amount of 

housing recognises the need to provide homes for local people 

and to support economic growth.  It provides for internally-

generated natural change and some continuing net in-

migration to the borough which would contribute towards 

meeting unmet needs of other local authorities including those 

within the wider East Surrey and North West Sussex HMAs.  

The level of growth is broadly in line with longer term trends.  

But it also takes account of the importance of delivering 

existing priorities, ensuring that – through regeneration – our 

communities are in the best position to support future growth 

in a sustainable manner, and respecting and safeguarding 

designated areas and local character. 

7.4.4 The DMP will identify and allocate sufficient land to 

ensure that there is a continued supply of housing sites to 

deliver this figure in line with national guidance.  This process 

will reflect the order of priority set out in policy CS4.  A housing 

trajectory will be prepared annually indicating delivery against 

local policy and the planned phasing and distribution of future 
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housing provision. 

7.4.5 Housing provision will be focused within the existing 

urban area, in particular to deliver the priorities for 

regeneration and growth identified in policy CS4.  Our evidence 

indicates that we can deliver at least 5,800 homes within the 

urban area over the plan period.  Although other unanticipated 

urban opportunities may come forward, current housing land 

supply evidence indicates that it will not be possible to 

accommodate the total level of planned housing growth within 

the existing urban area. Broad areas of search for sustainable 

urban extensions to accommodate the additional housing 

required to deliver the housing target (up to 1,600 homes) 

have therefore been identified and are set out in policy CS4.  

Where these broad areas of search are within areas of Green 

Belt, land will only be removed from the Green Belt if 

exceptional circumstances can be demonstrated in accordance 

with policy CS1b. 

7.4.6 The release of sites for sustainable urban extensions will 

be triggered if the Council is unable to demonstrate a five year 

land supply, based on the residual annual housing requirement 

calculated over the plan period 2012-2027. 

7.4.7 The DMP will take account of site specific factors in 

allocating and phasing sustainable urban extension sites for 

development.  This will include: 

a. the need to provide any mitigation measures to minimise the 

impact of new development on the natural or built environment 

(for example, flood risk mitigation measures or green 

infrastructure measures). 

b. the need to provide infrastructure to support the new 

development itself (for example, local services/facilities or 

transport infrastructure improvements). 

In phasing sites for development, the Council will also ensure 

that relevant strategic infrastructure requirements (such as 

those set out in policy CS6) are in place to meet the 

requirements of the borough’s existing and new population. 

MM23 62 Policy 

CS11 

Delete and replace with new policy CS11: 

1. The Council will plan for delivery of at least 6,900 homes 

between 2012 and 2027, equating to an annual average 

provision of 460 homes per year. 

2. Housing delivery will be delivered as follows: 

a. At least 5,800 homes within existing urban areas, in 

particular the priority areas for growth and regeneration 

identified in policy CS4. 

b. The remainder to be provided in sustainable urban 

extensions in the locations set out in policy CS4.  

a. 2012-2022: within the existing urban area, in particular the 

priority regeneration areas and the Horley North East and 

North West sectors. 

b. 2022-2027: within the existing urban area, and as necessary  

through one or more sustainable urban extensions. 

3. The Council will identify and allocate in the DMP the 

necessary sites to deliver these homes in accordance with the 

policies in the Core Strategy.  

4. Sites for sustainable urban extensions within the broad areas 

of search set out in policy CS4 will be released when such 
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action is necessary to maintain a five year supply of specific 

deliverable sites (based on the residual annual housing 

requirement).  The phasing of sustainable urban extension 

sites will be set out in the DMP and will take account of 

strategic infrastructure requirements. 

MM24 65 Policy 

CS13 

Policy CS13 Affordable Housing 

……………… 

2. The mix of tenures, including rented, and a mix of sizes and 

types should reflect meet the current assessment of housing 

needs.  

3. The Council will negotiate to achieve affordable housing 

taking account of the mix of affordable units proposed and the 

overall viability of the proposed development at the time the 

application is made. 

a. New residential developments comprising 15 net dwellings or 

more net dwellings should provide 30 percent of housing as 

affordable. 

b. For residential developments of between 10 and 14 net 

dwellings, a financial contribution broadly equivalent to 

provision of 20 percent affordable housing will be sought, so 

that affordable housing can be provided elsewhere in the 

borough. 

c. For residential developments of 1-9 net dwellings, a financial 

contribution broadly equivalent to provision of 10 percent 

affordable housing will be sought, so that affordable housing 

can be provided elsewhere in the borough. 

d. In some regeneration areas an alternative level of affordable 

housing provision may be sought to achieve a more balanced 

community and deliver other regeneration initiatives. 

4. On sites being redeveloped where there is existing 

affordable housing (or sites where the most recent use has 

been affordable housing), as a minimum the same number of 

affordable homes should be re-provided, and be consistent with 

current mix and tenure requirements unless agreed otherwise 

with the Council. 

5. The Council may consider, in some regeneration areas and 

future site allocations, an alternative level of affordable 

housing, or alternative provision to achieve a more balanced 

community. 

MM25 66 7.7.1 Delete and replace with new paragraphs 7.7.1 - 7.7.6: 

7.7.1 The Council will seek to ensure that sufficient sites are 

made available to meet the accommodation needs of Gypsies, 

Travellers and Travelling Showpeople.  In identifying their 

needs, reference will be made to the latest Traveller 

Accommodation Assessment (2013).  This identifies a need for 

52 pitches for Gypsies and Travellers and 13 plots for 

Travelling Showpeople over the next 15 years.  

7.7.2 A target for pitches and plots will be included within the 

DMP.  In determining the target figure, opportunities to allocate 

sites sufficient to meet the identified need within the urban 

area and countryside beyond the Green Belt will be given 

priority. 

7.7.3 However it is probable - given the need to ensure that 

sites are suitable, affordable and deliverable, and some of the 
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environmental constraints that exist in these areas - that there 

will be a need to consider some limited alterations to Green 

Belt boundaries to accommodate Gypsy, Traveller and 

Travelling Showpeople sites.  Exceptional circumstances will 

need to be demonstrated if land is to be taken out of the Green 

Belt to accommodate sites.  

7.7.4 Whilst the Council is committed to meeting the identified 

level of need as far as possible, it is not able to conclude at this 

Core Strategy stage whether sites can be allocated to meet the 

full need without compromising the purposes or integrity of the 

Green Belt.  The final target will therefore need to be informed 

not only by capacity within urban areas and countryside 

beyond the Green Belt, but also by the findings of the detailed 

Green Belt review (see policy CS1b).  

7.7.5 As well as identifying pitch and plot targets, the DMP will 

also allocate the sites needed to provide a five year supply of 

specific and deliverable sites and broad locations for growth in 

years six to ten (based on the final targets). 

7.7.6 This Core Strategy policy sets out the criteria which will 

be used to identify sites and to determine planning applications 

relating to sites not allocated in the DMP. 

MM26 66 Policy 

CS14 

Delete and replace with new policy CS14: 

1. The DMP will identify a local target for Gypsy, Traveller and 

Travelling Showpeople sites and make provision for a five year 

supply of specific deliverable sites and broad locations for 

growth for years six to ten. Provision will be made for sites for 

Gypsies, Travellers and Travelling Showpeople to meet 

identified locally arising needs. 

2. A sequential approach will be taken to identifying suitable 

sites, with possible sites within the urban area being 

considered first, then all other countryside not within the Green 

Belt, then sites in the Green Belt.  Any site considered for 

allocation must be deliverable (including affordable to its 

intended occupiers) to ensure that needs are met.  The lack of 

any suitable, affordable and deliverable sites in the urban area 

or other countryside not covered by Green Belt cwould provide 

the very special exceptional circumstances necessary to justify 

alterations to allocate sites in the Green Belt boundaries to 

meet a specific identified need for a Traveller site. 

3. The following criteria will be used to assess the suitability of 

sites for allocation in the 

DMP and any planning applications for sites not allocated: 

a. The site can be integrated into the local area and co-exist 

with the local community. 

b. The site would have has safe access to the highway and 

have adequate parking and turning areas. 

b. c. The site would provide provides a satisfactory residential 

environment for its intended occupiers, and on-site utility 

services for the number of pitches proposed including space for 

related business activities where applicable. 

d. The site is not located in an area of high risk of flooding, 

including functional floodplains. 

c. e. There is adequate local infrastructure and access to 

appropriate healthcare and local schools on-site utility services 

for the number of pitches proposed. 
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d. f. The site would does not significantly impact on the visual 

amenity and character of the area or the amenity of 

neighbouring land uses. 

4. Existing authorised sites for Gypsies, Travellers and 

Travelling Showpeople will be safeguarded from development 

which would preclude their continued occupation by these 

groups, unless the site is no longer required to meet an 

identified need. 

MM27 67 7.8.5 Insert new sentence: 

……….and promote alternative transport choices.  In accordance 

with national policy, developments that generate significant 

amounts of movement will be required to provide travel plans 

and transport assessments.  The requirement to provide a 

travel plan will be determined with reference to guidance 

issued by the County Council and the requirement to provide a 

transport assessment will be determined in line with the 

Department for Transport’s ‘Guidance on Transport 

Assessments’ (2007).  The Council’s Green Infrastructure 

Strategy ……… 

MM28 68 Policy 

CS15 

Insert new clause 3d: 

d. Requiring the provision of travel plans and transport 

assessments for proposals which are likely to generate 

significant amounts of movement 

de. Seeking to minimise parking provision ……. 

MM29 70 Box 6 Delete Box 6 and replace with new paragraphs 8.5 - 8.9: 

8.5 In the event that regeneration priorities do not progress as 

anticipated, additional management actions to 'unlock' 

regeneration projects will be implemented, which may include 

the use of Council-owned land interests to act as a catalyst for 

the development of sites; to consider options to address any 

economic viability issues; the use of planning powers such as 

compulsory purchase orders; and the exploration of other 

funding/forward funding mechanisms.  

8.6 Employment and retail development: The effective delivery 

of employment and retail growth is an important part of our 

overall strategy for the borough.  Where monitoring indicates 

that there is a significant gap between identified targets and 

anticipated land supply over the plan period, or a significant 

shortfall in opportunities that are deliverable in the short term, 

then management and contingency actions will be 

implemented. These may include the review of allocations, 

consideration of the acceptability of enabling development 

and/or the use of planning powers such as local development 

orders.  

8.7 Housing development: Performance against the housing 

trajectory will be regularly monitored, and the Council will 

publish information about its five year land supply annually.  If 

monitoring indicates that delivery of allocated sites is not 

progressing as anticipated, then management and contingency 

actions will be implemented.  This may include the 

consideration of options to address any economic viability 

issues in relation to specific sites.  

8.8 Sustainable urban extension sites will be released for 



Reigate & Banstead Core Strategy Local Plan                                   Inspector’s Report, January 2014  

 

 43 

 

Ref Page 
Policy/ 

Paragraph 
Main Modification 

development if the Council is unable to demonstrate a five year 

land supply, based on the residual annual housing requirement 

calculated over the plan period 2012-2027. 

8.4 8.9 …The IDP will be regularly updated and reviewed to 

ensure that our understanding of infrastructure requirements 

remains relevant, responding to local circumstances, changing 

delivery mechanisms and funding regimes.  In the event that 

priority elements of infrastructure are not progressing as 

anticipated, the Council will work closely with partners and 

landowners and may jointly implement management actions 

and contingency measures.  These may include considering 

opportunities to divert financial contributions to aid delivery, or 

exploring alternative funding opportunities. 

MM30 72 After 8.9 Insert new policy CS16: 

CS16 Implementation and Monitoring 

1. Progress towards the development targets set out in the 

Core Strategy and the delivery of allocated sites will be 

regularly monitored and reviewed by the Council.  

2. To secure the timely delivery of development and 

infrastructure, a range of management actions and/or 

contingency measures will be used as part of the on-going 

monitoring and review process.  The Council will work with 

landowners and developers proactively to facilitate the delivery 

of all allocated development sites and other sustainable 

development opportunities.  Measures may include:  

 The use of Council’s land interests to act as a catalyst 

for development 

 Negotiation on particular sites to overcome specific 

economic viability issues 

 Using planning powers such as compulsory purchase 

orders or local development orders 

 Facilitating land assembly by assisting with the 

relocation of existing users 

 Preparing masterplans or development briefs 

 Exploring alternative funding mechanisms and/or the 

potential for enabling development. 

MM31 77 Appendix 2 Replace with new Housing Trajectory at end of Schedule. 

 
 

 

 

MM3:  Replacement Box 4 

 

 
Area 1: The North 

Downs 

Area 2: Wealden 

Greensand Ridge 

Area 3: The Low 

Weald 
Borough total 

Characteristic 

Small settlements 

within the Green 

Belt 

Main borough 

centres – Redhill 

& Reigate – 

conglomeration 

within Green Belt 

Horley; other 

small settlements 

within Green Belt. 

Adjacent to 

Gatwick airport 

 

Housing 

scale, 

location and 

density * 

At least 930 

homes to be 

delivered within 

the urban area 

At least 1,610 

homes to be 

delivered within 

the urban area 

At least 2,440 

homes to be 

delivered within 

the urban area, 

At least 6,900 



Reigate & Banstead Core Strategy Local Plan                                   Inspector’s Report, January 2014  

 

 44 

including through 

the Horley sectors 

At least 815 homes to be delivered through windfalls and 

other urban broad locations 

 

Up to 1,000-

1,400 homes 

through 

sustainable urban 

extensions 

Up to 200 homes 

through small 

scale sustainable 

urban extensions 

Development densities will reflect the overall character and 

context of the area, including levels of accessibility and 

surrounding densities. 

Employment 

(subject to 

regular 

monitoring of 

demand 

levels) 

Approximately 

2,000sqm 

Approximately 

20,000sqm, 

including 

approximately 

7,000sqm in 

Redhill town 

centre 

Approximately 

24,000sqm 
Approximately 

46,000sqm 

Re-use and intensification of existing employment land, 

maximising opportunities within town centres and the most 

accessible locations 

Retail # 

(subject to 

regular 

monitoring of 

demand 

levels)  

Banstead Village 

centre: At least 

1,300sqm of 

comparison 

floorspace and 

1,200sqm of 

convenience 

floorspace 

Redhill and 

Reigate town 

centres: At least 

19,350sqm of 

comparison 

floorspace and 

7020sqm of 

convenience 

floorspace 

Horley town 

centre: At least 

3,870sqm of 

comparison 

floorspace and 

2,340sqm of 

convenience 

floorspace 

At least 

25,800sqm 

comparison 

floorspace and 

at least 

11,700sqm 

convenience 

floorspace 

Regeneration 

Preston: to 

deliver social, 

economic and 

environmental 

improvements. 

Redhill town 

centre: to deliver 

economic growth 

and transport 

improvements. 

Merstham: 

centred around a 

new community 

hub. 

Horley town 

centre: 

regeneration to 

support planned 

expansion of 

town. 

Two new 

neighbourhoods 

providing 

sustainable urban 

extensions to 

Horley. 

 

* Figures suggested for each broad area of search for sustainable urban extensions are 

indicative and subject to detailed testing through the DMP. This testing will consider 

locations in the order of priority set out in policy CS4, following which detailed site capacity 

and phasing will be finalised. 

# A minimum amount of floorspace (1,290sqm comparison and 1,170sqm convenience 

floorspace up to 2027) will be shared across all local centres based on local requirements. 
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MM12:  Replacement Policy CS6 Area 1 Part 1 

1. Scale and location of development: 

Development 

type 

Location Amount Timeframe Delivery 

Housing Within the urban area* At least 930 By 2027 CS4; Saved 

BLP allocations 

and policies 

until replaced 

by the DMP 

Including: 

Preston Regeneration 

Area 

340 By 2022 

Banstead Town Centre 

(excl sites with pp) 

170 By 2022 

Employment Additional employment 

development 

predominantly through 

reuse and  

intensification of 

existing employment 

land 

Approximately 

2,000sqm 

By 2027 CS3; CS4; 

Saved BLP 

allocations and 

policies until 

replaced by the 

DMP 

Retail Banstead Village Centre At least 

1,300sqm 

comparison and 

1,200sqm 

convenience 

By 2027 CS5; Saved 

BLP allocations 

and policies 

until replaced 

by the DMP 

* Excludes contribution from windfalls and other urban broad locations. 

 

MM14:  Replacement Policy CS6 Area 2a Part 1 

1. Scale and location of development: 

Development 

type 

Location Amount Timeframe Delivery 

Housing Within the urban area* At least 1,330 By 2027 CS4; Saved 

BLP allocations 

and policies 

until replaced 

by the DMP 

Including: 

Redhill Town Centre 750 By 2022 

Merstham 50 By 2017 

Sustainable Urban 

Extensions# 

Up to 500-700 By 2027 

Employment Additional employment 

development 

predominantly through 

reuse and intensification 

of existing employment 

land, including office 

based jobs provided 

through redevelopment 

of key sites in Redhill 

town centre. 

Approximately 

20,000sqm (across 

Area 2a  and 2b) 

including 

approximately 

7,000sqm in 

Redhill Town 

Centre 

By 2027 CS3; CS4; 

Saved BLP 

allocations and 

policies until 

replaced by 

the DMP 

Retail Significant retail growth 

in Redhill will contribute 

to the town centre 

increasing its market 

share for both 

comparison and 

convenience goods. 

Comparison: at 

least 15,480sqm 

(Redhill Town 

Centre) 

Convenience 

(across Area 2a 

and 2b): at least 

7,020sqm (the 

majority in Redhill 

By 2027 CS5; Saved 

BLP allocations 

and policies 

until replaced 

by the DMP 
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town centre and a 

limited amount in 

Reigate town 

centre) 

* Excludes contribution from windfalls and other urban broad locations. 

# Figures suggested for each broad area of search for sustainable urban extensions are 

indicative and subject to detailed testing through the DMP.  This testing will consider 

locations in the order of priority set out in policy CS4, following which detailed site capacity 

and phasing will be finalised. 

 

 

 

MM16:  Replacement Policy CS6 Area 2b Part 1 

1. Scale and location of development: 

Development 

type 

Location Amount Timeframe Delivery 

Housing Within the urban area* At least 280 By 2027 CS4; Saved 

BLP allocations 

and policies 

until replaced 

by the DMP 

Sustainable urban 

extensions# 

Up to 500-700 By 2027 

Employment Additional employment 

development 

predominantly through 

reuse and intensification 

of existing employment 

land. 

Approximately 

13,000 sqm across 

Area 2a and Area 

2b (excluding 

Redhill town 

centre) 

By 2027 CS3; CS4; 

Saved BLP 

policies and 

allocations 

until replaced 

by the DMP 

Retail  Reigate town centre Comparison: at 

least 3,870sqm. 

Convenience 

(across Area 2a 

and 2b): at least 

7,020sqm (the 

majority in Redhill 

town centre and a 

limited amount in 

Reigate town 

centre) 

By 2027 CS5; Saved 

BLP policies 

and allocations 

until replaced 

by the DMP 

* Excludes contribution from windfalls and other urban broad locations. 

# Figures suggested for each broad area of search for sustainable urban extensions are 

indicative and subject to detailed testing through the DMP.  This testing will consider 

locations in the order of priority set out in policy CS4, following which detailed site capacity 

and phasing will be finalised. 

 

MM18:  Replacement Policy CS6 Area 3 Part 1 

1. Scale and location of development: 

Development 

type 

Location Amount Timeframe Delivery 

Housing Within the urban area* At least 2,440 By 2027 CS4; Saved 

BLP allocations 

and policies 
Including: 

Horley North West 1,570 By 2027 
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Sustainable urban 

extensions# 

Up to 200  until replaced 

by the DMP 

Employment Additional employment 

development 

predominantly through 

reuse and intensification 

of existing employment 

land. 

Approximately 

24,000sqm 

By 2027 CS3:Valued 

People 

Saved BLP 

policies and 

allocations until 

replaced by the 

DMP 

Retail Horley Town Centre Comparison: At 

least 3,870sqm. 

Convenience: At 

least 2,340sqm 

 

By 2027 CS5: Town and 

Local Centres 

Saved BLP 

policies and 

allocations until 

replaced by the 

DMP 

* Excludes contribution from windfalls and other urban broad locations. 

# Figures suggested for each broad area of search for sustainable urban extensions are 

indicative and subject to detailed testing through the DMP.  This testing will consider 

locations in the order of priority set out in policy CS4, following which detailed site capacity 

and phasing will be finalised. 

 

MM31:  Appendix 2: Replacement Housing Trajectory 

 

(see following page)



 

 

 

 

Core Strategy Housing Trajectory:   April 2013 trajectory updated to reflect later information on phasing 

 

 

Trajectory TOTAL 

2012
/13 

2013
/14 

2014
/15 

2015
/16 

2016
/17 

2017
/18 

2018
/19 

2019
/20 

2020
/21 

2021
/22 

2022
/23 

2023
/24 

2024
/25 

2025
/26 

2026
/27 

2012- 
2027 

A
re

a
 1

: 
T

h
e

 N
o

rt
h

 
D

o
w

n
s

 

Sites with 
Planning 
Permission 

Large Permissions/Completions 75 71 31 28 4 2                   211 

Small Permissions/Completions 37 78 43 17 13 3                   191 

SHLAA Sites 
Preston Regeneration Area   0 16 55 85 80 40 30 30 0 0 0 0 0 0 336 

Rest of Area   0 14 0 0 0 0 0 10 25 0 0 0 0 0 49 

Broad 
Locations 

Banstead Town Centre   0 0 0 0  42 42 43 43 0 0 0 0 0 170 

TOTAL Area 1 (The North Downs) 112 149 104 100 102 85 82 72 83 68 0 0 0 0 0 957 

A
re

a
 2

(a
):

 W
e
a
ld

e
n

 
G

re
e
n

s
a
n

d
 R

id
g

e
 Sites with 

Planning 
Permission 

Large Permissions/Completions 104 77 41 36 10 5                   273 

Small Permissions/Completions 32 34 21 11 9 2                   109 

SHLAA Sites 

Redhill Regeneration Area   0 0 90 71 50 76 45 105 125  0 0 0 0 562 

Merstham Regeneration Area   0 0 31  0 0 20 0 0 0 0 0 0 0 51 

Rest of Area   0 10 0 30 35 25 65 30 45   0 0 0 240 

Broad 
Locations 

Redhill Town Centre            50 50 50 50           200 

TOTAL Area 2(a) (Redhill) 136 111 72 168 120 92 151 180 185 220 0 0 0 0 0 1,435 

A
re

a
 2

(b
):

 
W

e
a
ld

e
n

 
G

re
e
n

s
a
n

d
 R

id
g

e
 Sites with 

Planning 
Permission 

Large Permissions/Completions 51 17 13 11 5 2                   99 

Small Permissions/Completions 23 48 29 15 12 3                   130 

SHLAA Sites     0 0 18 30  10 0  0 0 0 0 0 0 58 

TOTAL Area 2(b) (Reigate and remainder) 74 65 42 44 47 5 10 0 0 0 0 0 0 0 0 287 

A
re

a
 3

: 
L

o
w

 
W

e
a
ld

 

Sites with 
Planning 
Permission 

Large Permissions/Completions 141 95 111 101 86 63                   597 

Small Permissions/Completions 6 36 21 9 7 2                   81 

SHLAA Sites     0 20 33 50 0 45 60 75    0 0 0 283 

Allocated 
Sites 

Horley North West     0 100 150 150 150 160 165 150 160 150 150 76 0 1,561 

TOTAL Area 3 (Low Weald)  147 131 152 243 293 215 195 220 240 150 160 150 150 76 0 2,522 

Borough-wide Broad Locations            16 16 16 17 320 320 320 320 320 1,665 

Windfalls   50 50 50 50 50 50 50 50 50 50 50 50 50 50 700 

GRAND TOTAL DELIVERY: POSITION AT 31 MARCH 2013 469 507 421 604 612 447 504 538 574 505 530 520 520 446 370 7,567 
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Appendix 
Table A: Sites with Planning Permission Excluded from 5 Year Land Supply 

Application Reference Site Address Ward Total Net Capacity 

14/00846/F Former Liquid & Envy Nightclub, Redhill Redhill East 76 

14/01075/OUT Mysydd House, 17 The Close, Horley Horley East 46 

14/00967/OUT Acacia House, Reigate Hill, Reigate Reigate Hill 13 

15/00556/F Redstone Hall, 10 Redstone Hill, Redhill, Surrey Redhill East 13 

15/00528/OUT Site of the former De Burgh School, Chetwode Road, Tadworth Preston 6 

Total Undeliverable 154 
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Table B: Large Sites (5+ Units) with Planning Permission in the Five Year Supply (Excl. NW Sector) 

Application 
Reference 

Site Address Ward Implementation 
Status @ 1 
April 2017 

Gross 
Dwellings 
Permitted 

Net 
Dwellings 
Permitted 

Units 
completed 

@ 31 
March 
2017 

Total net 
remaining 
@ 1 April 

2017 

Net Deliverable by 
31 March 2022 

13/01729/OUT 
Recreation Ground, Merland Rise, Tadworth, 
KT20 5JG Preston Under 

Construction 130 130 61 69 69 

14/02562/F 
RNIB Soundscape, Philanthropic Road, Redhill Earlswood & 

Whitebushes 
Under 

Construction 102 102 0 102 102 

15/00500/F 
Land Parcel at 71 Victoria Road, Horley, Surrey 

Horley Central Under 
Construction 62 62 0 62 62 

14/00317/F 
Saxley Court, 121-129 Victoria Road, Horley, 
RH6 7AS Horley Central Under 

Construction 43 43 0 43 43 

14/02124/F 
Landens Buildings, Meath Green Lane, Horley, 
Surrey, RH6 8HZ Horley West Under 

Construction 38 34 0 38 38 

14/02647/PP 
Consort House, Consort Way, Horley, RH6 7AF 

Horley Central Under 
Construction 38 38 35 3 3 

15/02755/F 
Chichester Caravans, 18 Brighton Road, 
Salfords, Surrey 

Salfords & 
Sidlow 

Under 
Construction 20 20 0 20 20 

15/00914/PJP 
Fintrax House, 13 Station Road North, 
Merstham, Surrey, RH1 3ED Merstham Under 

Construction 11 11 0 11 11 

14/02551/PJP 
Rawlinson House, 7-9 London Road, Redhill, 
Surrey, RH1 1LY Redhill West Under 

Construction 8 8 6 2 2 

15/02148/PAP 
First & Second Floors, 39-41 High Street & 2 
Lumley Road, Horley, Surrey, RH6 7BN Horley Central Under 

Construction 8 8 0 8 8 

14/00498/F 
Reigate Heath Garage, 10 & 11 Flanchford 
Road, Reigate Heath, Reigate, RH2 8AB Reigate Central Under 

Construction 6 4 3 3 3 

14/01007/F 
Burghside, Brighton Road, Banstead, SM7 1BB Banstead 

Village 
Under 

Construction 6 6 0 6 6 

15/01255/F 
89-91 West Street, Reigate, Surrey, RH2 9DA 

Reigate Central Under 
Construction 6 4 0 6 6 

15/01275/p 
Dartel House, 2 Lumley Road, Horley, Surrey, 
RH6 7JL Horley Central Under 

Construction 6 6 0 6 6 

13/02073/PJ 
South Lodge Court, Ironsbottom, Sidlow, RH2 
8QG 

Salfords & 
Sidlow 

Under 
Construction 5 5 0 5 5 

14/01527/F 
4 Sutton Lane, Banstead, Surrey, SM7 3QP Banstead 

Village 
Under 

Construction 5 4 0 5 5 
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16/01066/F 

Marketfield Public Car Park, Marketfield Road, 
Redhill 
Surrey 
RH1 1RH 

Redhill East Not Started 153 153 0 153 153 

13/02289/OUT 
Portland Drive, Merstham, RH1 3HY 

Merstham Not Started 48 6 0 48 48 

14/01494/F 
Frith Park, Sturts Lane, Walton on the Hill, 
Surrey, KT20 7NQ 

Tadworth & 
Walton Not Started 37 33 0 37 37 

15/01798/F 
126 London Road, 2-10 Claremont Road & 1-11 
Ranmore Close, Redhill Redhill East Not Started 34 17 0 34 34 

16/00043/F 
2 Fonthill, 58 Reigate Road, Reigate, Surrey, 
RH2 0QN Reigate Central Not Started 29 29 0 29 29 

16/01324/P 
Millennium House, 99 Bell Street, Reigate, 
Surrey, RH2 7AN Reigate Central Not Started 16 16 0 16 16 

14/00763/CU 
26-28 Station Road, Redhill, RH1 1PD 

Redhill East Not Started 14 14 0 14 14 

16/01069/P 
77-83 Bell Street, Reigate, Surrey, RH2 7AN 

Reigate Central Not Started 13 13 0 13 13 

16/02884/PAP 
Bourne House, 17 Lesbourne Road, Reigate, 
Surrey RH2 7JS 

Meadvale & St 
Johns Not Started 13 13 0 13 13 

15/00252/F 
NRT Electical & Mechanical, Castle House, Park 
Road, banstead 

Banstead 
Village Not Started 10 10 0 10 10 

16/00428/F 
4-10 Church Street, Reigate 

Reigate Central Not Started 10 6 0 10 10 

15/02780/F 

88 Epsom Lane North And To The Rear Of 86 & 
90 Epsom Lane North 
Epsom Downs 
Surrey 
KT18 5QA 

Tattenhams Not Started 9 8 0 9 9 

16/00612/F 
Horley Place, 17 Bonehurst Road, Horley, 
Surrey, RH6 8PP 

Salfords & 
Sidlow Not Started 9 8 0 9 9 

16/01013/F 
Courtlands Farm, Park Road,Banstead,Surrey, 
SM7 3EF 

Chipstead, 
Hooley & 

Woodmansterne 
Not Started 9 9 0 9 9 

16/02111/F 

5 Claremount Gardens & Land 
To Rear Of 1 ,3 ,7, 7A ,9, 11, 13 & 15 
Claremount Gardens, Epsom Downs, Surrey 
KT18 5XF 

Nork Not Started 9 9 0 9 9 

16/02517/F 
Former Kings Barn, Waterhouse Lane, 
Kingswood 
Surrey 

Kingswood with 
Burgh Heath Not Started 9 8 0 9 9 



 

24 

15/01543/F 
Group House, 2A Albion Road, Reigate, Surrey, 
RH2 7JY 

Meadvale & St 
Johns Not Started 8 8 0 8 8 

15/02681/F 
Sangers House, Horley 

Horley Central Not Started 8 8 0 8 8 

15/02853/F 
Exchange House, 229 London Road North, 
Merstham Merstham Not Started 8 6 0 8 8 

15/02914/F 
Land to the North of Merrywood Park, Reigate, 
Surrey Reigate Hill Not Started 8 8 0 8 8 

16/02374/F 
Former Denoras Rest, Meath Green Lane, 
Horley, Surrey Horley West Not Started 8 7 0 8 8 

16/00688/F 
Garage Blocks Arbutus Road Redhill Meadvale & St 

Johns Not Started 7 7 0 7 7 

16/01161/F 
Former Knights & Sons, 8-10 Bell Street, 
Reigate Reigate Central Not Started 7 7 0 7 7 

16/01639/F 

Hengest Farm 
21A Woodmansterne Lane 
Woodmansterne 
Surrey 
SM7 3EY 

Banstead 
Village Not Started 7 7 0 7 7 

15/02752/F 
Stanton Lodge & To The Rear Of 1-7 Shelvers 
Way, Shelvers Way, Tadworth, Surrey 
KT20 5QJ 

Tadworth & 
Walton Not Started 6 5 0 6 6 

16/02905/OUT 
Units 1 & 2 & Land To Rear Of 8-13 
Maple Works, 14A Maple Road, Redhill 

Earlswood & 
Whitebushes Not Started 6 6 0 6 6 

16/01550/P 
23-27 Endsleigh Road, Merstham 

Merstham Not Started 6 6 0 6 6 

16/01758/F 
43-49 High Street,Horley, Surrey 
RH6 7BN Horley Central Not Started 6 6 0 6 6 

12/00355/OUT 
Downs Mower Services, 1 Tattenham Grove 

Tattenhams Not Started 5 5 0 5 5 

14/01615/F 
2 & 3 Hitherwood Close, Reigate, Surrey, RH2 
0JJ Redhill West Not Started 5 3 0 5 5 

14/02542/F 
1 Yattendon Road, Horley, Surrey, RH6 7BS 

Horley Central Not Started 5 3 0 5 5 

15/01372/PAP 
City Space Filestores, Chapel Warehouse, 23a 
Lesbourne Road, Reigate, Surrey, RH2 7JS 

Meadvale & St 
Johns Not Started 5 5 0 5 5 

15/02288/OUT 
1 Claremount Road, Redhill 

Redhill East Not Started 5 4 0 5 5 
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15/02725/F 
8 Brighton Road, Hooley, Surrey, CR5 3EB Chipstead, 

Hooley & 
Woodmansterne 

Not Started 5 4 0 5 5 

16/00007/F 
Don Ruffles, 138 Victoria Road, Horley 

Horley Central Not Started 5 5 0 5 5 

16/02235/F 
34 Limes Avenue, Horley, SurreyRH6 9DG 

Horley Central Not Started 5 5 0 5 5 

16/02801/F 
31 Blackborough Road, Reigate, Surrey, RH2 
7BS Reigate Central Not Started 5 5 0 5 5 

Total Net Deliverable on Large Sites (More than 5 Units) with Planning Permission in the Five year Supply (Excl. NW Sector) 941 

04/02120/OUT Horley North West Sector, Meath Green, Horley HW Under 
construction 1,510 1,510 0 1,510 780 

Total Net Deliverable on the Horley North West Sector in the Five Year Supply 780 
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Table C: Summary of Small Sites (Less than 5 Units) with Planning Permission in the Five Year Supply 

Implementation 
Status 

Borough Area 
Gross Dwellings 

Permitted 
Net Dwellings 

Permitted 
Net Remaining @ 1 April 2017 

Net Deliverable by 31 March 
2022 

Under Construction 

Area 1 – Banstead 58 40 28 28 

Area 2a – Redhill 16 12 10 10 

Area 2b- Reigate 19 13 10 10 

Area 3 – Horley 20 16 11 11 

Not Implemented 

Area 1 – Banstead 87 51 51 51 

Area 2a – Redhill 44 32 32 32 

Area 2b- Reigate 62 50 50 50 

Area 3 – Horley 52 42 42 42 

Total Net Deliverable on Small Sites (Less than 5 Units) with Planning Permission in the Five Year Supply 234 
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Table D: Sites without Planning Permission in the Five Year Supply 

Site Address Ward Total Net Capacity Net Deliverable in five year supply 

Former Liquid & Envy Nightclub, Redhill Redhill East 133 133 

Hockley Business Centre Earlswood & Whitebushes 50 50 

High Street Car Park Horley Central 45 45 

Horley Library Horley Central 36 36 

Cromwell Road Redhill West 24 24 

Former Oakley Centre Merstham 22 22 

Kingswood Station Kingswood & Burgh Heath 18 18 

Royal Mail Delivery Office Reigate Reigate Central 12 12 

Church of the Epiphany Merstham 10 10 

 Total Net Deliverable on Sites without Planning Permission in the Five Year Supply 350 
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Table B: Large Sites (5+ Units) with Planning Permission in the Five Year Supply (Excl. NW Sector)
Category

Application Reference Site Address Ward Implementation Status @ 1 April 2017 Gross Dwellings Permitted Net Dwellings Permitted Units Completed @ 31 March 2017 Total net remaining @ 1 April 2017 Net Deliverable by 31 March 2022 (RBBC) Net Deliverable by 31 March 2022 (WSPA)
1 13/01729/OUT Recreation Ground, Merland Rise, Tadworth, KT20 5JG Preston Under Construction 130 130 61 69 69 69
2 14/02562/F RNIB Soundscape, Philanthropic Road, Redhill Earlswood & Whitebushes Under Construction 102 102 0 102 102 102
3 15/00500/F Land Parcel at 71 Victoria Road, Horley, Surrey Horley Central Under Construction 62 62 0 62 62 62
4 14/00317/F Saxley Court, 121-129 Victoria Road, Horley, RH6 7AS Horley Central Under Construction 43 43 0 43 43 43
5 14/02124/F Landens Buildings, Meath Green Lane, Horley, Surrey, RH6 8HZ Horley West Under Construction 38 34 0 38 38 34
6 14/02647/PP Consort House, Consort Way, Horley, RH6 7AF Horley Central Under Construction 38 38 35 3 3 3
7 15/02755/F Chichester Caravans, 18 Brighton Road, Salfords, Surrey Salfords & Sidlow Under Construction 20 20 0 20 20 20
8 15/00914/PJP Fintrax House, 13 Station Road North, Merstham, Surrey, RH1 3ED Merstham Under Construction 11 11 0 11 11 11
9 14/02551/PJP Rawlinson House, 7-9 London Road, Redhill, Surrey, RH1 1LY Redhill West Under Construction 8 8 6 2 2 2

10 15/02148/PAP First & Second Floors, 39-41 High Street & 2 Lumley Road, Horley, Surrey, RH6 7BN Horley Central Under Construction 8 8 0 8 8 8
11 14/00498/PAP Reigate Heath Garage, 10 & 11 Flanchford Road, Reigate Heath, Reigate, RH2 8AB Reigate Central Under Construction 6 4 3 3 3 1
12 14/01007/F Burghside, Brighton Road, Banstead, SM7 1BB Banstead Village Under Construction 6 6 0 6 6 6
13 15/01255/F 89-91 West Street, Reigate, Surrey, RH2 9DA Reigate Central Under Construction 6 4 0 6 6 4
14 15/01275/p Dartel House, 2 Lumley Road, Horley, Surrey, RH6 7JL Horley Central Under Construction 6 6 0 6 6 6
15 13/02073/PJ South Lodge Court, Ironsbottom, Sidlow, RH2 8QG Salfords & Sidlow Under Construction 5 5 0 5 5 5
16 14/01527/F 4 Sutton Lane, Banstead, Surrey, SM7 3QP Banstead Village Under Construction 5 4 0 5 5 4
17 16/01066/F Marketfield Public Car Park, Marketfield Road, Redhill, Surrey RH1 1RH Redhill East Not Started 153 153 0 153 153 0
18 13/02289/OUT Portland Drive, Merstham, RH1 3HY Merstham Not Started 48 6 0 48 48 6
19 14/01494/F Frith Park, Sturts Lane. Walton on the Hill, Surrey, KT20 7NQ Tadworth & Walton Not Started 37 33 0 37 37 33
20 15/01798/F 126 London Road, 2-10 Claremont Road & 1-11 Ranmore Close, Redhill Redhill East Not Started 34 17 0 34 34 17
21 16/00043/F 2 Fonthill, 58 Reigate Road, Reigate, Surrey, RH2 0QN Reigate Central Not Started 29 29 0 29 29 0
22 16/01324/P Millennium House, 99 Bell Street, Reigate, Surrey, RH2 7AN Reigate Central Not Started 16 16 0 16 16 16
23 14/00763/CU 26-28 Station Road, Redhill, RH1 1PD Redhill East Not Started 14 14 0 14 14 14
24 16/01069/P 77-83 Bell Street, Reigate, Surrey, RH2 7AN Reigate Central Not Started 13 13 0 13 13 13
25 16/02884/PAP Bourne House, 17 Lesbourne Road, Reigate, Surrey RH2 7JS Meadvale & St Johns Not Started 13 13 0 13 13 13
26 15/00252/F NRT Electical & Mechanical, Castle House, Park Road, banstead Banstead Village Not Started 10 10 0 10 10 10
27 16/00428/F 4-10 Church Street, Reigate Reigate Central Not Started 10 6 0 10 10 6
28 15/02780/F 88 Epsom Lane North And To The Rear Of 86 & 90 Epsom Lane North Epsom Downs Surrey KT18 5QA Tattenhams Not Started 9 8 0 9 9 8
29 16/00612/F Horley Place, 17 Bonehurst Road, Horley, Surrey, RH6 8PP Salfords & Sidlow Not Started 9 8 0 9 9 8
30 16/01013/F Courtlands Farm, Park Road,Banstead,Surrey, SM7 3EF Chipstead, Hooley & Woodmansterne Not Started 9 9 0 9 9 9
31 16/02111/F 5 Claremount Gardens & Land To Rear Of 1 ,3 ,7, 7A ,9, 11, 13 & 15 Claremount Gardens, Epsom Downs, Surrey KT18 5XF Nork Not Started 9 9 0 9 9 8
32 16/02517/F Former Kings Barn, Waterhouse Lane, Kingswood Surrey Kingswood with Burgh Heath Not Started 9 8 0 9 9 8
33 15/01543/F Group House, 2A Albion Road, Reigate, Surrey, RH2 7JY Meadvale & St Johns Not Started 8 8 0 8 8 8
34 15/02681/F Sangers House, Horley Horley Central Not Started 8 8 0 8 8 8
35 15/02853/F Exchange House, 229 London Road North, Merstham Merstham Not Started 8 6 0 8 8 6
36 15/02914/F Land to the North of Merrywood Park, Reigate, Surrey Reigate Hill Not Started 8 8 0 8 8 8
37 16/02374/F Former Denoras Rest, Meath Green Lane, Horley, Surrey Horley West Not Started 8 7 0 8 8 7
38 16/00688/F Garage Blocks Arbutus Road Redhill Meadvale & St Johns Not Started 7 7 0 7 7 7
39 16/01161/F Former Knights & Sons, 8-10 Bell Street, Reigate Reigate Central Not Started 7 7 0 7 7 7
40 16/01639/F Hengest Farm, 21A Woodmansterne Lane, Woodmansterne, Surrey SM7 3EY Banstead Village Not Started 7 7 0 7 7 7
41 15/02752/F Stanton Lodge & To The Rear Of 1-7 Shelvers Way, Shelvers Way, Tadworth, Surrey KT20 5QJ Tadworth & Walton Not Started 6 5 0 6 6 5
42 16/02905/OUT Units 1 & 2 & Land To Rear Of 8-13 Maple Works, 14A Maple Road, Redhill Earlswood & Whitebushes Not Started 6 6 0 6 6 6
43 16/01550/P 23-27 Endsleigh Road, Merstham Merstham Not Started 6 6 0 6 6 6
44 16/01758/F 43-49 High Street,Horley, Surrey RH6 7BN Horley Central Not Started 6 6 0 6 6 6
45 12/00355/OUT Downs Mower Services, 1 Tattenham Grove Tattenhams Not Started 5 5 0 5 5 5
46 14/01615/F 2 & 3 Hitherwood Close, Reigate, Surrey, RH2 0JJ Redhill West Not Started 5 3 0 5 5 3
47 14/02542/F 1 Yattendon Road, Horley, Surrey, RH6 7BS Horley Central Not Started 5 3 0 5 5 3
48 15/01372/PAP City Space Filestores, Chapel Warehouse, 23a Lesbourne Road, Reigate, Surrey, RH2 7JS Meadvale & St Johns Not Started 5 5 0 5 5 5
49 15/02288/OUT 1 Claremount Road, Redhill Redhill East Not Started 5 4 0 5 5 4
50 15/02725/F 8 Brighton Road, Hooley, Surrey, CR5 3EB Chipstead, Hooley & Woodmansterne Not Started 5 4 0 5 5 4
51 16/00007/F Don Ruffles, 138 Victoria Road, Horley Horley Central Not Started 5 5 0 5 5 5
52 16/02235/F 34 Limes Avenue, Horley, SurreyRH6 9DG Horley Central Not Started 5 5 0 5 5 5
53 16/02801/F 31 Blackborough Road, Reigate, Surrey, RH2 7BS Reigate Central Not Started 5 5 0 5 5 5

Total Net Deliverable on Large Sites (More than 5 Units) with Planning Permission in the Five Year Supply (Excl. NW Sector) 941 669
1 04/02120/OUT Horley North West Sector, Meath Green, Horley HW Under Construction 1,510 1,510 0 1,510 780 780

Total Net Deliverable on the Horley North West Sector in the Five Year Supply 780 780
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Application Number Borough Area Status Gross increase Net increase Net Remaining Net Deliverable by 31 March 2022

05/00269/F Area 1 - Banstead Under Cons 4 3 1 1

05/01828/F Area 1 - Banstead 

Under 
Constructi
on 4 3 1 1

08/01921/F Area 1 - Banstead Under Cons 1 0 0 0

10/00333/F Area 1 - Banstead Under Cons 1 0 0 0

10/00527/F Area 1 - Banstead Under Cons 1 0 0 0

11/02088/F Area 1 - Banstead Under Cons 1 1 1 1

11/02113/F Area 1 - Banstead 

Under 
Constructi
on 4 4 2 2

12/00710/F Area 1 - Banstead Under Cons 1 0 0 0
12/01149/F Area 1 - Banstead Under Cons 1 1 1 1
12/01399/OUT Area 1 - Banstead Under Cons 1 1 1 1
12/01732/F Area 1 - Banstead Under Cons 2 1 0 0
13/00037/F Area 1 - Banstead Under Cons 1 1 1 1
13/00351/F Area 1 - Banstead Under Cons 1 1 1 1
13/00694/F Area 1 - Banstead Under Cons 1 1 1 1
13/00761/F Area 1 - Banstead Under Cons 1 1 1 1
13/01329/F Area 1 - Banstead Under Cons 1 0 0 0
14/00041/F Area 1 - Banstead Under Cons 1 1 1 1
14/00524/F Area 1 - Banstead Under Cons 4 4 1 1
14/00946/F Area 1 - Banstead Under Cons 1 0 0 0
14/01347/F Area 1 - Banstead Under Cons 1 1 1 1
14/02074/F Area 1 - Banstead Under Cons 1 1 1 1
14/02217/F Area 1 - Banstead Under Cons 1 0 0 0
14/02348/F Area 1 - Banstead Under Cons 1 0 0 0
14/02488/F Area 1 - Banstead Under Cons 3 2 1 1
15/00046/F Area 1 - Banstead Under Cons 2 1 0 0
15/00341/F Area 1 - Banstead Under Cons 1 1 1 1
15/00408/F Area 1 - Banstead Under Cons 1 1 1 1
15/00833/F Area 1 - Banstead Under Cons 3 3 3 3
15/01088/F Area 1 - Banstead Under Cons 2 1 1 1
15/01723/F Area 1 - Banstead Under Cons 1 1 1 1
15/02133/F Area 1 - Banstead Under Cons 1 1 1 1
15/02277/F Area 1 - Banstead Under Cons 1 0 0 0
15/02542/F Area 1 - Banstead Under Cons 1 0 0 0
16/00126/F Area 1 - Banstead Under Cons 2 2 2 2
16/00364/F Area 1 - Banstead Under Cons 1 1 1 1
16/01026/F Area 1 - Banstead Under Cons 1 0 0 0
16/02663/F Area 1 - Banstead Under Cons 2 1 1 1
11/01151/F Area 2a - Redhill Under Cons 2 2 2 2
12/01064/F Area 2a - Redhill Under Cons 1 1 1 1
13/00317/F Area 2a - Redhill Under Cons 2 1 1 1

13/00493/F Area 2a - Redhill

Under 
Constructi
on 1 1 1 1

13/00635/F Area 2a - Redhill Under Cons 1 0 0 0
13/02366/F Area 2a - Redhill Under Cons 3 2 0 0
14/00215/F Area 2a - Redhill Under Cons 2 2 2 2
14/02509/F Area 2a - Redhill Under Cons 1 1 1 1
15/00350/CU Area 2a - Redhill Under Cons 0 -1 -1 -1
15/00649/F Area 2a - Redhill Under Cons 3 3 3 3
08/01593/OUT Area 2b - Reigate Under Cons 3 3 1 1
10/01911/F Area 2b - Reigate Under Cons 1 1 1 1

12/01529/F Area 2b - Reigate

Under 
Constructi
on 2 1 1 1

13/00539/F Area 2b - Reigate Under Cons 2 2 1 1
14/01029/F Area 2b - Reigate Under Cons 2 1 1 1
14/01149/F Area 2b - Reigate Under Cons 1 1 1 1
14/01327/F Area 2b - Reigate Under Cons 4 4 4 4
14/01460/F Area 2b - Reigate Under Cons 1 -1 -1 -1



15/00590/F Area 2b - Reigate Under Cons 2 0 0 0
16/01913/F Area 2b - Reigate Under Cons 1 1 1 1
10/01808/F Area 3- Horley Under Cons 1 1 1 1
11/00750/CU Area 3- Horley Under Cons 2 2 2 2

11/01512/F Area 3- Horley

Under 
Constructi
on 4 4 1 1

12/00716/F Area 3- Horley Under Cons 1 0 0 0
12/02177/F Area 3- Horley Under Cons 1 0 0 0
13/01038/F Area 3- Horley Under Cons 1 1 1 1
13/01352/F Area 3- Horley Under Cons 1 1 1 1
13/02164/F Area 3- Horley Under Cons 1 1 1 1
13/02193/F Area 3- Horley Under Cons 4 4 4 4
14/01043/F Area 3- Horley Under Cons 3 1 -1 -1
15/02038/OUT Area 3- Horley Under Cons 1 1 1 1
13/01141/OUT Area 1 - Banstead Not Started 1 1 1 1
13/01196/OUT Area 1 - Banstead Not Started 1 0 0 0
13/01846/F Area 1 - Banstead Not Started 2 1 1 1
14/00274/F Area 1 - Banstead Not Started 1 0 0 0
14/00334/F Area 1 - Banstead Not Started 1 0 0 0
14/00463/F Area 1 - Banstead Not Started 2 1 1 1
14/00505/F Area 1 - Banstead Not Started 2 1 1 1
14/00541/F Area 1 - Banstead Not Started 3 3 3 3
14/00569/F Area 1 - Banstead Not Started 1 0 0 0
14/00586/F Area 1 - Banstead Not Started 1 0 0 0
14/00775/F Area 1 - Banstead Not Started 1 0 0 0
14/00843/PJP Area 1 - Banstead Not Started 1 1 1 1
14/00993/F Area 1 - Banstead Not Started 1 0 0 0
14/01110/F Area 1 - Banstead Not Started 1 0 0 0
14/01170/F Area 1 - Banstead Not Started 1 0 0 0
14/01171/F Area 1 - Banstead Not Started 1 0 0 0
14/01180/F Area 1 - Banstead Not Started 2 1 1 1
14/01228/F Area 1 - Banstead Not Started 1 0 0 0
14/01244/F Area 1 - Banstead Not Started 3 2 2 2
14/01789/PJP Area 1 - Banstead Not Started 1 1 1 1
14/01966/PJP Area 1 - Banstead Not Started 2 2 2 2
14/02152/F Area 1 - Banstead Not Started 1 1 1 1
14/02306/F Area 1 - Banstead Not Started 1 0 0 0
14/02443/F Area 1 - Banstead Not Started 1 1 1 1
14/02469/F Area 1 - Banstead Not Started 1 1 1 1
14/02687/F Area 1 - Banstead Not Started 1 1 1 1
14/02699/F Area 1 - Banstead Not Started 1 1 1 1
15/00438/F Area 1 - Banstead Not Started 1 1 1 1
15/00487/F Area 1 - Banstead Not Started 3 2 2 2
15/00496/F Area 1 - Banstead Not Started 1 1 1 1
15/00868/F Area 1 - Banstead Not Started 1 0 0 0
15/01273/P Area 1 - Banstead Not Started 1 1 1 1
15/01677/CU Area 1 - Banstead Not Started 1 1 1 1
15/01795/F Area 1 - Banstead Not Started 1 1 1 1
15/01874/PAP Area 1 - Banstead Not Started 2 2 2 2
15/02099/PAP Area 1 - Banstead Not Started 1 1 1 1
15/02223/F Area 1 - Banstead Not Started 1 1 1 1
15/02272/F Area 1 - Banstead Not Started 1 0 0 0
15/02279/F Area 1 - Banstead Not Started 1 1 1 1
15/02282/F Area 1 - Banstead Not Started 1 0 0 0
15/02379/F Area 1 - Banstead Not Started 2 1 1 1
15/02395/F Area 1 - Banstead Not Started 2 1 1 1
15/02511/F Area 1 - Banstead Not Started 1 1 1 1
15/02682/OUT Area 1 - Banstead Not Started 1 1 1 1
15/02687/F Area 1 - Banstead Not Started 2 1 1 1
15/02708/F Area 1 - Banstead Not Started 1 0 0 0
15/02905/F Area 1 - Banstead Not Started 2 1 1 1
16/00075/F Area 1 - Banstead Not Started 1 1 1 1
16/00145/F Area 1 - Banstead Not Started 1 1 1 1
16/00205/F Area 1 - Banstead Not Started 1 0 0 0
16/00518/F Area 1 - Banstead Not Started 1 0 0 0
16/00780/OUT Area 1 - Banstead Not Started 1 0 0 0
16/00818/F Area 1 - Banstead Not Started 1 0 0 0
16/00889/F Area 1 - Banstead Not Started 3 3 3 3
16/01286/F Area 1 - Banstead Not Started 2 1 1 1
16/01409/F Area 1 - Banstead Not Started 1 1 1 1
16/01415/F Area 1 - Banstead Not Started 1 0 0 0
16/01691/F Area 1 - Banstead Not Started 2 1 1 1
16/01788/F Area 1 - Banstead Not Started 1 0 0 0



16/01850/F Area 1 - Banstead Not Started 1 0 0 0
16/01936/F Area 1 - Banstead Not Started 1 1 1 1
16/02064/F Area 1 - Banstead Not Started 1 1 1 1
16/02441/PAP Area 1 - Banstead Not Started 1 1 1 1
16/02493/F Area 1 - Banstead Not Started 1 1 1 1
16/02887/F Area 1 - Banstead Not Started 1 1 1 1
16/02980/F Area 1 - Banstead Not Started 2 1 1 1
14/00589/CU Area 2a - Redhill Not Started 1 0 0 0
14/00759/F Area 2a - Redhill Not Started 1 0 0 0
14/01041/PJP Area 2a - Redhill Not Started 1 1 1 1
14/01322/F Area 2a - Redhill Not Started 2 2 2 2
14/01572/F Area 2a - Redhill Not Started 2 1 1 1
15/00081/F Area 2a - Redhill Not Started 4 4 4 4
15/01782/P Area 2a - Redhill Not Started 2 2 2 2
15/01862/PAP Area 2a - Redhill Not Started 3 3 3 3
15/02137/F Area 2a - Redhill Not Started 2 1 1 1
15/02294/F Area 2a - Redhill Not Started 1 1 1 1
15/02354/PAP Area 2a - Redhill Not Started 4 4 4 4
16/00244/F Area 2a - Redhill Not Started 1 1 1 1
16/00319/P Area 2a - Redhill Not Started 1 1 1 1
16/00340/PAP Area 2a - Redhill Not Started 1 1 1 1
16/01248/F Area 2a - Redhill Not Started 1 1 1 1
16/01937/F Area 2a - Redhill Not Started 1 0 0 0
16/01961/F Area 2a - Redhill Not Started 2 2 2 2
16/02057/F Area 2a - Redhill Not Started 3 3 3 3
16/02331/F Area 2a - Redhill Not Started 4 4 4 4
16/02367/F Area 2a - Redhill Not Started 2 1 1 1
16/02622/F Area 2a - Redhill Not Started 2 1 1 1
16/02717/F Area 2a - Redhill Not Started 1 1 1 1
16/02742/F Area 2a - Redhill Not Started 2 -3 -3 -3
13/02105/F Area 2b - Reigate Not Started 1 0 0 0
14/00332/F Area 2b - Reigate Not Started 1 1 1 1
14/00473/F Area 2b - Reigate Not Started 1 1 1 1
14/00570/CU Area 2b - Reigate Not Started 1 -1 -1 -1
14/00754/F Area 2b - Reigate Not Started 1 0 0 0
14/00980/F Area 2b - Reigate Not Started 2 1 1 1
14/01357/OUT Area 2b - Reigate Not Started 2 1 1 1
14/01407/F Area 2b - Reigate Not Started 1 1 1 1
14/01781/F Area 2b - Reigate Not Started 2 1 1 1
14/01864/F Area 2b - Reigate Not Started 1 0 0 0
14/02284/CU Area 2b - Reigate Not Started 1 1 1 1
15/00271/F Area 2b - Reigate Not Started 1 1 1 1
15/00595/F Area 2b - Reigate Not Started 2 2 2 2
15/01089/F Area 2b - Reigate Not Started 3 3 3 3
15/01121/F Area 2b - Reigate Not Started 1 0 0 0
15/01144/F Area 2b - Reigate Not Started 1 1 1 1
15/01162/F Area 2b - Reigate Not Started 3 3 3 3
15/01531/F Area 2b - Reigate Not Started 1 1 1 1
15/01777/F Area 2b - Reigate Not Started 3 3 3 3
15/01841/F Area 2b - Reigate Not Started 1 1 1 1
15/01924/P Area 2b - Reigate Not Started 1 1 1 1
15/02700/F Area 2b - Reigate Not Started 1 1 1 1
15/02830/F Area 2b - Reigate Not Started 1 1 1 1
15/02864/F Area 2b - Reigate Not Started 1 1 1 1
16/00078/F Area 2b - Reigate Not Started 2 2 2 2
16/00167/F Area 2b - Reigate Not Started 1 1 1 1
16/00182/F Area 2b - Reigate Not Started 1 1 1 1
16/00225/F Area 2b - Reigate Not Started 1 1 1 1
16/00286/F Area 2b - Reigate Not Started 2 1 1 1
16/00314/F Area 2b - Reigate Not Started 1 1 1 1
16/00544/F Area 2b - Reigate Not Started 2 2 2 2
16/01135/F Area 2b - Reigate Not Started 1 1 1 1
16/01314/F Area 2b - Reigate Not Started 1 1 1 1
16/01560/F Area 2b - Reigate Not Started 2 2 2 2
16/01596/F Area 2b - Reigate Not Started 2 1 1 1
16/01799/F Area 2b - Reigate Not Started 1 1 1 1
16/02138/P Area 2b - Reigate Not Started 1 1 1 1
16/02497/PAP Area 2b - Reigate Not Started 4 4 4 4
16/02498/PAP Area 2b - Reigate Not Started 3 3 3 3
16/02872/F Area 2b - Reigate Not Started 1 1 1 1
16/02964/F Area 2b - Reigate Not Started 1 0 0 0
17/00096/F Area 2b - Reigate Not Started 1 1 1 1
13/01981/F Area 3- Horley Not Started 1 1 1 1
13/02344/F Area 3- Horley Not Started 2 0 0 0



14/00913/PJP Area 3- Horley Not Started 3 3 3 3
14/01442/F Area 3- Horley Not Started 1 0 0 0
15/00110/F Area 3- Horley Not Started 1 0 0 0
15/00216/F Area 3- Horley Not Started 2 2 2 2
15/00492/PIP Area 3- Horley Not Started 1 1 1 1
15/01691/F Area 3- Horley Not Started 3 3 3 3
15/01793/F Area 3- Horley Not Started 1 0 0 0
15/02215/PAP Area 3- Horley Not Started 1 1 1 1
15/02730/F Area 3- Horley Not Started 4 3 3 3
16/00096/PAP Area 3- Horley Not Started 2 2 2 2
16/00192/F Area 3- Horley Not Started 2 2 2 2
16/00503/F Area 3- Horley Not Started 1 1 1 1
16/00585/F Area 3- Horley Not Started 1 0 0 0
16/00696/P Area 3- Horley Not Started 1 1 1 1
16/00697/P Area 3- Horley Not Started 1 1 1 1
16/00698/P Area 3- Horley Not Started 1 1 1 1
16/00699/P Area 3- Horley Not Started 2 2 2 2
16/00700/P Area 3- Horley Not Started 1 1 1 1
16/00807/P Area 3- Horley Not Started 3 3 3 3
16/00870/F Area 3- Horley Not Started 4 4 4 4
16/02106/F Area 3- Horley Not Started 1 0 0 0
16/02351/CU Area 3- Horley Not Started 1 1 1 1
16/02467/F Area 3- Horley Not Started 2 1 1 1
16/02621/F Area 3- Horley Not Started 4 4 4 4
16/02722/F Area 3- Horley Not Started 1 1 1 1
17/00146/F Area 3- Horley Not Started 2 1 1 1
17/00156/F Area 3- Horley Not Started 2 2 2 2



Implement
ation 
Status

Borough 
Area

Gross 
Dwellings 
Permitted

Net 
Dwellings 
Permitted

Net 
Remaining 
@ 1 April 

2017

Net 
Deliverable 

by 31 
March 
2022

Area 1 – 
Banstead 58 40 28 28

Area 2a – 
Redhill 16 12 10 10

Area 2b- 
Reigate 19 13 10 10

Area 3 – 
Horley 20 16 11 11

Area 1 – 
Banstead 87 51 51 51

Area 2a – 
Redhill 44 32 32 32

Area 2b- 
Reigate 62 50 50 50

Area 3 – 
Horley 52 42 42 42

234Total Net Deliverable on Small Sites (Less than 5 
Units) with Planning Permission in the Five Year 

Under 
Constructio
n

Not 
Implemente
d
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Table C: Summary of Small Sites (Less than 5 Units) with Planning Permission in the Five Year Supply

WSPA TRAJECTORY 2017-2022
Implementation Status Borough Area Gross Dwellings Permitted Net Dwellings Permitted Net Remaining @ 1 April 2017 Net Deliverable by 31 March 2022 (RBBC) Net Deliverable by 31 March 2022 (WSPA)
Under Construction Area 1 - Banstead 58 40 28 28 12

Area 2a - Redhill 16 12 10 10 2
Area 2b - Reigate 19 13 10 10 1
Area 3 - Horley 20 16 11 11 1

Not Implemented Area 1 - Banstead 87 51 51 51 32
Area 2a - Redhill 44 32 32 32 28
Area 2b - Reigate 62 50 50 50 44
Area 3 - Horley 52 42 42 42 38

Total Net Deliverable on Small Sites (Less than 5 Units) with Planning Permission in the Five Year Supply 234 158

RBBC POSITION 2017-2022
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Table D: Sites without Planning Permission in the Five Year Supply
Category WSPA TRAJECTORY 2017-2022

Site Address Ward Total Net Capacity Net Deliverable in five year supply Net Deliverable in five year supply (WSPA)
1 Former Liquid & Envy Nightclub, Redhill Redhill East 133 133 76
2 Hockley Business Centre Earlswood & Whitebushes 50 50 30
3 High Street Car Park Horley Central 45 45 30
4 Horley Library Horley Central 36 36 35
5 Cromwell Road Redhill West 24 24 0
6 Former Oakley Centre Merstham 22 22 0
7 Kingswood Station Kingswood & Burgh Heath 18 18 30
8 Royal Mail Delivery Office Reigate Reigate Central 12 12 0
9 Church of the Epiphany Merstham 10 10 0

Total Net Deliverable on Sites without Planning Permission in the Five Year Supply 350 201

RBBC POSITION 2017-2022
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