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Matter 5 - Housing Land Supply and Delivery 

 

ISSUE: Whether the approach to the provision of housing is justified, positively prepared, 

effective, deliverable and consistent with national policy and the Core Strategy 

5a) Housing Supply 

3. Does the DMP take sufficient account of previously developed/brownfield land, windfall sites, 

completions and commitments in its proposed housing provision and has it fully assessed and 

maximised the use of all reasonable and realistic non Green Belt land? 

The ‘rural surrounds of Horley’, a band of countryside surrounding Horley, is the only area of non-Green 

Belt land immediately adjacent to a major settlement in the Borough. The Core Strategy identifies that 

this area has the potential to deliver up to 200 new homes with the examining Inspector recognising 

that Flood Zones 2 and 3 limits the amount of development possible in this area (paragraph 42, Core 

Strategy Inspector’s Report). 

In light of this flood risk issue whilst the proposed allocation of land at Bonehurst Road, Horley (NWH2) 

totals 5Ha the site has only been identified to deliver 40 new homes on the part of the site considered 

by the Council to fall within Flood Zone 1.  As part of our previous representations to the DMP we have 

provided up to date evidence that concludes that the extent of Flood Zone 2 across the site is 

substantially less than that considered by the Council and Environment Agency (see Appendix 4 of our 

Regulation 19 DMP representations).  Since the submission of these representations we have been in 

dialogue with the Environment Agency in order to reach agreement on the true extent of flood zones 

across the site as the EA recognises that there are some limitations with the current Burstow Stream 

model and hydrology (see letter from EA dated 2 May 2018, enclosed as Appendix A). 

In light of this detailed work and acceptance by the EA that the existing model, which has informed the 

DMP, has limitations and is in the process of being updated means that we consider that the extent of 

Flood Zones 2 and 3 are likely to change in the near future.  On this basis and in order to maximise 

housing delivery from the proposed allocated sites on non-Green Belt land surrounding Horley, policies 

NWH1 and NWH2 should have additional wording included stating that should the extent of Flood 

Zones 2 and 3 change there is potential to deliver a higher quantum of new housing. 

4. Would the DMP realistically provide for a five year housing land supply over the plan period? With 

reference to Table 14 in the Housing Trajectory Position at 30 June 2018, how have the figures for the 

annualised over/under delivery and the anticipated shortfall in supply from 2024/25 onwards been 

derived? 

The housing requirement of the DMP is based on that set out within the Core Strategy (July 2014) 

however from August 2019 the Core Strategy will be over 5 years old and so reliance on this figure 

would not be in accordance with national policy.   

Paragraph 30 of the PPG states that housing requirement figures identified in strategic policies should 

be used as the starting point for calculating the 5 year land supply figures: 

 for the first 5 years of the plan, and 

 where the strategic housing policies plans are more than 5 years old, but have been reviewed and 

are found not to need updating. 



In other circumstances, the starting point for calculating the 5 year land supply will be the standard 

housing methodology (ref: ID: 3-030-20180913). As the Council has not yet reviewed its Core Strategy, 

from August next year (i.e. in 10 months’ time) the standard methodology will be the starting point for 

determining whether the Council is able to demonstrate a 5 year housing land supply.    

In September 2017, the Government published the initial draft standard methodology which identified a 

need for 644 new homes per annum in Reigate and Banstead Borough. Although the recently published 

2016 Based Household Projections have shown a slight reduction, given the Government’s intention to 

consult on changes to the standard methodology and the reaffirming of the objective to build 300,000 

nationwide means we do not consider that there would be a material reduction in need within the 

Borough.  We have undertaken our own analysis of the Council’s current housing land supply position 

(see note attached at Appendix B).  Based on the current Core Strategy housing requirement, at this 

point in time we consider that the Council is only able to demonstrate a 5.4 year housing land supply 

(compared to that of 6.88 years supply as stated in the latest Housing Monitor Paper) which falls to 4.2 

years when applying the current standard methodology housing target to the latter 3 years of the 5 year 

period.  

It is clear that Table 14 of the Council’s Housing Trajectory Position paper is based on the Core 

Strategy housing target of 460 new homes per annum (see paragraph 4.4 of the Position paper). We do 

not consider that the Council’s housing trajectory accurately takes into account the fact that the method 

for calculating the housing land supply position for development management purposes in the Borough 

will change within the next year. Given the significant increase in housing need that is likely to occur as 

a result of the standard housing methodology  we do not believe that the Council will be able to 

demonstrate a 5 year housing land supply for the remainder of the Plan period.  

9. Is the Strategic Housing Market Assessment (SHMA) sufficiently up to date to provide an appropriate 

robust evidence base? 

The Council’s SHMA has not been updated since the Core Strategy examination and comprises of the 

East Surrey SHMA (2008) and a subsequent updated published in February 2012. The 2012 update   

however only covered Reigate & Banstead Borough and related to affordable housing only.  Both 

documents predated the publication of the 2012 NPPF and so neither of these documents can be 

considered to be prepared in compliance with guidance set out within the 2012 NPPF. This is reflected 

in the fact that within his report into the Core Strategy, the Inspector grappled with what he considered 

to represent the objectively assessed housing need (paragraphs 20-29) outside of the SHMA process 

which he himself noted was ‘somewhat dated’ even at this time (paragraph 29). 

The Inspector reached a conclusion identifying that the full housing need of the Borough ranged 

between 600-640 new homes per annum, very similar to that identified by the September 2017 

standard methodology (644 new homes per annum).  Within his report, the Inspector included a notable 

health warning on this conclusion stating that “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” (paragraph 30).  

Despite this clear ‘signpost’ on future work that should be undertaken by the Council there is no 

evidence to suggest that the Council undertook any further review of housing need in the Borough. In 

light of the above and the fact that the last comprehensive SHMA is now 10 years old it cannot be 

considered up to date nor robust. 

 


