
 
 

Reigate and Banstead – 5 Year Housing 

Land Supply Analysis, September 2018 

 

Introduction 

1. This briefing note has been prepared by Boyer (Development Economics) for Linden Homes.  The 

purpose of this note is to review Reigate and Banstead Borough Council’s (“RBBC” or “Council”) latest 

5 year housing land supply position.   

2. Policy CS13 of the Council’s Core Strategy plans for at least 6,900 dwellings to be delivered between 

April 2012 and March 2027, equating to an average annual provision of 460 dwellings per year.  

3. In the latest Housing Delivery Monitor (position at end March 2018)  the Council states that since April 

2012 a total of 2,927 dwellings were completed within the Borough up to March 2018, reflecting an 

average annual delivery rate of 488 and an outstanding delivery target of 3,973 to the end of the 

development plan period. 

4. With regard to the Council’s five year land supply, the March 2018 based Housing Delivery Monitor 

(HDM 2018)  states its delivery target to be 2,300 dwellings (460 x 5), disregarding any requirement for 

a buffer.   

5. With regard to past delivery performance, the Council states: 

“Since the beginning of the plan period (1 April 2012): average annual delivery of 488 units, with a 

cumulative oversupply of 167 units. This period includes two years of under delivery (6% and 6%) and 

four years of over delivery (3%, 21%, 12% and 11%)”. 

6. On this basis, the Council does not considered itself to have a record of persistent under delivery and 

applies a 5% buffer to the five year supply calculation.    

7. The Council states in its latest HDM 2018 the overall five year requirement is 2,300 units with an 

additional buffer of 115 units minus the oversupply of 167 units which has occurred to date in the plan 

period. This equates to a total 5 year requirement of 2,248 units, equivalent to an annual requirement 

of 450 units.  

8. These figures have been used by the Council to determine whether a five year supply can be 

demonstrated. Having considered sites with and without planning permission; sites that are allocated 

for residential development, plus a windfall allowance of 375 units, the Council estimates it will deliver 

a total of 3,098 dwellings over the next five years, reflecting a land supply of 6.88 years.    

9. The purpose of this report is to review the 5 year housing land supply assessment to ascertain whether 

the Council’s estimation of delivery is realistic, achievable and robustly compiled in accordance with 

national policy. 

     



 
 
 
 

 

The Housing Target  

Annual Housing Need Target  

10. NPG advises that housing requirement figures identified in strategic policies should be used as the 

starting point for calculating the 5 year land supply figure for the first 5 years of the plan period; 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 local housing need using the standard method. 

11. The RBBC bases its assessment of five year land supply on figures provided in the Core Strategy.  

The Core Strategy was formally adopted on 3 July 2014 and is therefore considered to be within the 

five year period.  Core Strategy Policy CS13 plans for an additional 6,900 dwellings to be completed in 

the borough between 2012 and 2027, the equivalent of 460 dwellings per annum. On this basis, the 

Council considers that the five year requirement, with no account for past delivery or the NPPF buffer 

is 2,300 (460 x 5) dwellings.    

12. We consider below what the housing need target could be based upon the standard method and 

consider later in this note what the standard method derived housing need figure when introduced in 

2020/2021 would mean for the RBC’s 5 year housing supply position.     

Past Delivery (the Buffer) 

13. The NPPF states that Local Planning Authorities should; 

“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% (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;” 

14. RBBC state that they have a good record of housing delivery since the adoption of its Core Strategy 

covering the period from April 2012 and therefore there is no record of persistent under-delivery.  Since 

20012 RBBC have met their target in 4 of the past 6 years and in total have over-supplied by 167 units 

according to their calculations.  This is their justification for the use of the 5% buffer.     

15. The National Planning Practice Guidance (NPPG) states that 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. 

16. It also states that 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.   

17. On the basis of completions compared to annual target over the six years from 2012 RBBC have 

delivered consistently around target levels with a small cumulative surplus arising of 167 dwellings 

which is equivalent to 28 units per year (averaged across 6 years).      



 
 
 
 

 

Under and Over-Supply 

18. RBBC have taken account of the oversupply surplus in the five year need period by reducing the 

overall need target by 167 dwellings.  We do not consider this an appropriate or acceptable approach.  

A key objective of Government is to increase housing delivery across the UK and housing targets 

should be regarded as a minimum to be achieved.  By taking account of an oversupply above target in 

future years, the Council are effectively depressing future delivery.   

19. We have re-calculated the Council’s 5 year target by adding back in the previous oversupply that 

RBBC had removed.  The table below shows the re-calculation. 

Table 1  - 5 Year Housing Supply Target  

 RBBC Boyer 

Core Strategy Requirement 2012-207 6,900 6,900 

Annualised Requirement 460 460 

5 Year Requirement  2,300 2,300 

5% buffer  115 115 

5 Year Requirement with Buffer 2,415 2,415 

Annualised Requirement  483 483 

Oversupply to date 167  

Adjusted Annualised Supply (less oversupply)  450  

 

20. We consider that the annual housing target for RBBC should be 483 units per annum and not the 450 

units that has been applied by the Council.    

NPPF and Standard Methodology Housing Need 

21. The NPPF 2018 sets out the Government’s objective of significantly boosting the supply of homes.  

The NPPF advises that local housing need assessments should be based upon the standard 

methodology set out in the National Planning Guidance (NPG).  Paragraph 60 of the NPPF states: 

To determine the minimum number of homes needed, strategic policies should be informed by a 

local housing need assessment, conducted using the standard method in national planning guidance 

– unless exceptional circumstances justify an alternative approach which also reflects current and 

future demographic trends and market signals. In addition to the local housing need figure, any 

needs that cannot be met within neighbouring areas should also be taken into account in 

establishing the amount of housing to be planned for. 

22. As RBBC have a Core Strategy which is less than 5 years old, they can continue to use their 

SEPlan/SHMA based housing target for 5 years at which point, they will need to switch to the new 

methodology.  It is instructive to consider the impact that the standard method to calculate housing 

need would have upon RBBC’s annual requirement.   

23. For RBBC, the proposed methodology when originally introduced set a target of 644 this was a 

preliminary number and used 2014 based household projections and affordability ratio data.  Adopting 

the latest available published household projections and affordability information the RBBC annual 



 
 
 
 

 

housing target based on the standard method remains at 644 with the full target of 795/pa being 

reduced due to capping and current local plan progress.    

24. The standard method requirement of 644 units per annum is 184 units more per year than the current 

target of 460. However, both 644 and 460 exclude the application of a buffer of up to 20% which is 

expected to be applied based upon historic delivery.   

25. The appropriate buffer for RBBC under the new NPPF would be an addition of 10% on the standard 

method base need figure.  This increases the annual target to 708 dwellings per annum.  Whereas 

currently RBBC apply a 5% buffer on the basis that they have consistently delivered at a level close to 

target need.   

26. The difference between the current target being used by RBBC and the standard method calculation 

(plus buffer) is 258 dwellings per annum.  Over a five year period that additional need equates to an 

extra 1,190 dwellings.   

Housing Target Summary 

27. Having reviewed the housing target calculations, we consider that the ‘netting off’ of past oversupply 

from the future housing need target is not appropriate as the target should be viewed as a minimum to 

be exceeded where possible and allowing oversupply to constrict the next 5 years housing target 

would be contrary to the Government’s objective to increase housing supply.     

28. The annualised target for RBBC should be to deliver a minimum of 483 dwellings.  As a target, this is 

substantially below the level that is calculated using the standard method introduced by the NPPF 

2018.  This indicates an annual housing target for the Borough of 708 units (with appropriate buffer) 

and this is 258 units per annum more that the Council’s current target (450).   

29. Over the 5 year period, the standard method housing target would be 3,540 units which is 1,390 higher 

than the target the Council are currently working to.   

30. Taking a hybrid approach where the Core Strategy based target is applied for 5 years from July 2014 

to July 2019 (year April 2019/March 2020) and then the standard method requirement is taken forward 

from 2020 the total housing requirement over 5 years would be 3,090 units [2 years @ 483 plus 3 

years @ 708].    

The Supply 

31. The HDM 2018 states that RBBC have a 5 year supply of 3,098 dwellings.  It is broken down into the 

following components: 

 

 

 

 



 
 
 
 

 

Table 2 – 5 Year Supply Breakdown (extracted from 2018 AMR) 

Site Type Dwellings in 5 Year Supply 

Large sites with permission (Excl. NW sector) 1,285 

Horley NW sector 900 

Small sites with planning permission 329 

Sites without permission 209 

Windfall Sites 375 

Total Completions 3,098 

 

32. The HDM 2018 includes a brief overview of the sources of supply that make up the Council’s five year 

pipeline together with tables provided as an appendix which include: 

 Table A: Sites with Planning Permission Excluded from 5 Year Land.  

 Table B: Large Sites (5+ Units) with Planning Permission in the Five Year Supply (Excl. NW 

Sector) 

 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 

33. We have focused our analysis upon the applications/sites listed in Tables B and D and reviewed these 

on the basis of the reality of the sites being delivered within the 5 year period up to 2023. 

34. It should be noted that the HDM 2018 was prepared prior to the publication of the NPPF 2018 and the 

updated national policy places greater emphasis upon LPA’s demonstrating that sites within their 5 

year supply are deliverable and that they have engaged with developers to confirm sites can and will 

be delivered.         

35. The Glossary definition of `Deliverable’ in Annex 2 states:   

To be considered deliverable, sites for housing 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. Sites that are not major development, and sites with detailed planning 

permission, should be considered deliverable until permission expires, unless there is clear 

evidence that homes will not be delivered within five years (e.g. they are no longer viable, there is 

no longer a demand for the type of units or sites have long term phasing plans). Sites with outline 

planning permission, permission in principle, allocated in the development plan or identified on a 

brownfield register should only be considered deliverable where there is clear evidence that 

housing completions will begin on site within five years. 

36. The NPPF Glossary definition of Annual position statement is:   

A document setting out the 5 year housing land supply position on 1st April each year, prepared by 

the local planning authority in consultation with developers and others who have an impact on 

delivery. 

37. Compared to the previous version of the NPPF, the requirement on Council’s to demonstrate that sites 

included within their five year supply are deliverable has been significantly strengthened and there is 



 
 
 
 

 

the expectation that there will have been consultation and engagement with site owners/developers.  

The greater rigour required to be taken in compiling five year supply is demonstrated in the recent 

(September 2018) appeal decision [APP/W3520/W/18/3194926 - Land on East Side of Green Road, 

Woolpit, Suffolk IP30 9RF].  In particular on the requirement of LPA’s to undertake consultation with 

those responsible for delivering housing; the Inspector in this appeal decision found that:   

The up-dated PPG on Housing and economic land availability assessment sets out guidance on 

what constitutes `deliverable sites’ and covers the evidence that a site with outline planning 

permission is expected to have in support of its inclusion in the supply. The PPG places great 

weight on the adequacy and sufficiency of consultation with those responsible for delivering 

dwellings. It is noteworthy that in this case, the Council has failed to adequately demonstrate it has 

done so. An assessment of the Council’s AMR against the updated PPG reveals that the AMR falls 

substantially short of producing the evidence that a LPA is expected to produce.  [Paragraph 69]  

38. Specifically, the PPG advice on what constitutes a ‘deliverable site’ in the context of housing policy is:   

Annex 2 of the National Planning Policy Framework defines a deliverable site in terms of an 

assessment of the timescale for delivery and the planning status of the site. For sites with outline 

planning permission, permission in principle, allocated in a development plan or identified on a 

brownfield register, where clear evidence is required to demonstrate that housing completions will 

begin on site within 5 years, this evidence may include: 

 any progress being made towards the submission of an application; 

 any progress with site assessment work; and 

 any relevant information about site viability, ownership constraints or infrastructure 

provision. 

39. In terms of engagement, PPG advises that local planning authorities will need to engage with 

stakeholders who have an impact on the delivery of sites. The aim is to provide robust challenge and 

ultimately seek as much agreement as possible, so that the authority can reach a reasoned conclusion 

on the potential delivery on sites which contribute to the 5 year land supply. Those authorities who are 

seeking to demonstrate a confirmed 5 year land supply will need to produce an engagement statement 

and submit this to the Planning Inspectorate.   

40. In the context of the latest NPPF requirements to demonstrate delivery and engagement we do not  

consider that RBBC’s HDM 2018 has sufficient detail of progress made on sites in the 5 year supply 

and there is not any concrete evidence of engagement with developers/stakeholders to establish 

whether sites will be developed and their timescale for delivery.  In responding to pre-examination 

Inspectors Questions for the forthcoming Development Management Plan Examination, RBBC have 

provided an interim update to the Housing Trajectory Position (August 2108) and whilst this provides 

more detail on sites included in the pipeline, it still in our view falls short of the delivery analysis and 

engagement expected in the NPPF 2018.      

41. Notwithstanding our reservations relating to the lack of evidence that RBBC have engaged with the 

parties who will deliver housing which effectively calls into question the principle of the Council’s claim 

to have a 5 year supply of housing; we have review the component elements of the 5 year supply 

below.  



 
 
 
 

 

Large Sites with planning permission 

42. We have reviewed the sites listed in Table B: Large Sites (5+ Units) with Planning Permission in the 

Five Year Supply (Excl. NW Sector),  our analysis including anticipated delivery rates year on year are 

provided in the table at Annex A of this note.   

43. In the absence of detail provided by the Council, we have undertaken our own review which has 

considered the recent planning history of the sites (through checking RBBC’s online planning 

application portal), internet searches of developer websites and checking on property databases 

including EGi and Costar (particularly in relation to office to residential prior approvals).  We have also 

had regard to the likely build out rate per year on larger sites based upon our experience and 

published research.   

44. Of the sites we examined, we have either reduced delivery or removed completely the following sites 

from the 5 year supply: 

 Furness House, 53 Brighton Road, Redhill – Office to residential conversion with existing leases 

not due to expire until end of 2021.  Therefore rather than deliver 72 units we have reduced 

completions to 50 units by the end of the 5 year period (net reduction of 27). 

 Hockley Industrial Centre, Hooley Lane, Redhill - Outline planning permission but site is subject 

to further outline application not yet determined.  No certainty of delivery within 5 year period.  

Fully excluded.  (Reduction of 50 units). 

 The Gables, Massetts Road, Horley – Office to residential conversion with existing leases in 

building not due to expire until 2022.  Not likely to be delivered in 5 year period. Fully excluded.  

(Reduction of 25 units). 

 Millennium House, Bell Street, Reigate – Office to residential conversion with existing leases 

running to 2021.  Not considered likely to be delivered within 5 year period.  Fully excluded 

(reduction of 16 units). 

 Castle House,  Park Road, Banstead -  Permission close to expiry and no discharge of 

conditions.  Not considered likely to be delivered within 5 year period.   Fully excluded (reduction 

of 10 units). 

45. Overall the adjustments to supply have removed 128 units from the supply. 

46. We have also considered the delivery of units at Horley North West Sector, Meath Green which the 

Council have assumed will deliver 900 units over the 5 year period which equates to 180 units per 

annum.  Generally, a build out rate of 50 dwellings per year is considered to be realistic for a large 

scale developer on a greenfield site.  Whilst this is a consortium development led by Taylor Wimpey 

we do not expect the site to deliver in excess of 150 dwellings per annum over the five years.  We 

have therefore reduced the supply from this site by 30 units per year or 150 units overall.   

47. Therefore from the Large Sites with Planning Permission, we have removed 278 units from the 5 year 

supply to reflect our analysis of deliverability.   

Small Sites Estimate and Windfall 

48. A windfall allowance of 375 dwellings has been included in the 5 year supply (75 per year).  The NPPF 

states that windfall can be included however there must be compelling evidence.   



 
 
 
 

 

49. The HDM 2018 explanation for the windfall rate is that 250 units was accepted previously by the Core 

Strategy Inspector (five years ago) and this is also topped up to include an additional 125 units through 

prior approval office to residential conversions.  There is not enough detailed evidence provided by the 

Council to fully interrogate this windfall position.  We have concerns and consider that the supply likely 

to be provided through office conversions will diminish rather than stay stable as available office stock 

declines and the supply demand balance in the local office market makes office rental income and 

capital appreciation more attractive relative to residential sales values.   

50. With regard to small sites (less than 5 units) the Councils summary table (Table C) has a 5 year 

delivery estimate of 329 dwellings.  We consider that there may be potential overlap between these 

small sites and the windfall allowance.  

51. We have however not made adjustment to either the small sites or windfall allowance as we cannot 

fully interrogate the position as insufficient data and explanation has been provided.     

Sites without Planning Permission 

52. The 5 year supply includes 209 units that do not have planning permission - Table D: Sites without 

Planning Permission in the Five Year Supply.  Again very little detail is given to explain why these sites 

have been included. 

53. The period of time that a site can take to get through the design and planning process, site preparation 

and constraints be dealt with, development commence and dwellings be completed can often extend 

well beyond 5 years.  In the absence of any clear evidence that these sites can be delivered in the 5 

year period, we do not consider that they should be accounted for in the 5 year supply calculation.   

54. This would reduce the supply by 209 dwellings. 

Lapse/Non Implementation Rate 

55. A lapse /non-implementation rate of between 10-20% is often used to reflect the fact that not all sites 

planning permission will actually be built.  It is often used by local authorities for smaller sites (less than 

10 dwellings) where it is not possible to determine individual site deliverability.   

56. It can also be applied to larger sites although this has not always been supported by Inspectors in 

appeals.  However, we have known it to be supported in instances where the Council have not 

undertaken a thorough assessment of deliverability or provided adequate evidence (i.e. providing proof 

of meaningful contact with developers to establish phasing, build and sales rates etc).   

57. Given that RBBC do not appear to have undertaken a thorough review of deliverability (if they have 

they have not published this evidence), it could be argued that a lapse rate should be applied.  

However, as RBBC do not separate their large and small planning permissions (over 5 units) and as 

we are already proposing to adjust some of the large sites, we have not applied a lapse rate for the 

purposes of this analysis. 

Supply Summary 

58. We have reviewed the list of sites included in RBBC’s 5 year housing land supply and have identified a 

number of potential issues which are summarised in the table below. 



 
 
 
 

 

Table 3 – 5 Year Supply Breakdown  

Site Type 

RBBC 5 

Year 

Supply 

Boyer 

Revisions 
Notes 

Sites with permission + 5 

units RBBC Table B 
1,285 1,157 

Some changes made to reflect sites 

note expected to deliver in 5 year 

period -  Boyer reduction of 128 

units.   

Horley North West Sector 900 750 
Revised delivery to 150 units per 

annum.   

Small Sites less than 5 

units RBBC Table C 
329 329 

No detail to be able to assess this 

element of supply.   

Sites without Planning 

Permission RBBC Table D 
209 0 

No Permission, won’t be delivered in 

5 years.   

Windfall 375 375 
No detail to be able to assess this 

element of supply.   

Total  3,098 2,611 487 units removed from supply 

59. Using the revised 5 year delivery above, we provide our estimate of the five year land supply position 

below. 

  Revised Five Year Land Supply Position  

60. Based upon the foregoing analysis and adjustments to both the housing target and housing supply we 

have recalculated the housing supply position in RBBC on two basis.   

61. The first adopts the Core Strategy based housing target and is set out below. 

Table 4 – Revised 5 Year Supply Position Based on Core Strategy Target 

   Dwellings 

A 5 Year Requirement (5 x 460) 2,300 

B 5% buffer 115 

C 5 Year Requirement plus Buffer (A+B) 2,415 

D 5 Year Supply (Boyer figure) 2,611 

E Supply compared to Requirement (D-C) +196 

F Number of Years Supply  5.4  

G % Supply 108% 

62. The second comprises a hybrid housing target where the Core Strategy requirement is used for the 

first 2 years and the standard method based target is applied to the final 3 years. This is tabulated 

below.   



 
 
 
 

 

Table 5– Revised 5 Year Supply Position Based on Hybrid Target of Core Strategy and Standard Method 

   Dwellings 

A 5 Year Requirement (2 years @ 483 plus 3 years @ 708) 3,090 

B 5 Year Supply (Boyer figure) 2,611 

E Supply compared to Requirement (B-A) -479 

F Number of Years Supply  4.2  

G % Supply 84% 

 

Conclusion 

63. We have reviewed the RBBC HDM 2018 and have highlighted weaknesses with both the methodology 

used for calculating the requirement and the components of the supply.   

64. Whilst the HDM advises it has a housing supply of 6.88 years, our analysis of the target and 

deliverability of sites shows a housing supply of 5.4 years based upon Core Strategy housing target 

and 4.2 years when the standard methodology housing target is applied to the latter 3 years of the 5 

year period.   

65. Adopting RBBC’s supply (ie ignoring our adjustments) once the standard method is factored into the 

housing target, the Council are only just able to demonstrate a 5 years supply of housing – target of 

3,090 against their supply of 3,098.   



 
 
 
 

 

Annex A – Boyer Analysis of Supply   



Reigate & Banstead Borough Council

Large Sites with Planning Permission (Selected)
1 2 3 4 5

Site Name Application Ref
Date of 

Permission
No. of dwellings Comments Council Delivery date

Boyer build out rate Per 
Annum

2018/2019 2019/2020 2020/2021 2021/2022 2022/2023
Total Delivery Over Five 

Years

Site Of Former De Burgh School, 
Chetwode Road, Tadworth, 
Surrey

16/02949/F 19/12/2016 229 Permission includes pre-commencement conditions relating to ground levels, CMP, 
ecology, archaelogy, access and arboriculture.  

Applications to discharge such conditions submitted and most now approved. Recorded as 
Under Construction.

31/03/2023 50 50 50 50 50 29 229

Marketfield Public Car Park,
Marketfield Road, Redhill, Surrey

16/01066/F 20/01/2017 153 Dwellings part of a mixed-use redevelopment. Permission includes pre-commencement 
conditions relating to ground levels, SuDS, contamination, training and employment 

strategy, arboriculture. 
No applications for discharge of conditions identified at current time. Non material 

amendments granted July 2018.  No evidence of engagement with developer/site owner 
regarding delivery. 

31/03/2023 50 0 0 50 50 53 153

Former Liquid And Envy, Station
Road, Redhill, Surrey

16/02680/F 18/08/2017 133 Permission includes pre-commencement conditions relating to materials, landscaping, 
drainage, SuDS, public realm and parking, CMP.  

Applications to discharge such conditions submitted and most now approved. Recorded as 
Under Construction.

31/03/2023 50 0 50 50 33 0 133

Furness House, 53 Brighton 
Road, Redhill, Surrey

17/01825PAP 28/09/2017 72 Determined that prior approval was not required. We note that a new planning 
application/PAP has been submitted in September 2018 for 71 units. Suggests current 
scheme not going to be delivered. Costar records lease expiry in 2021No evidence of 

engagement with developer/site owner regarding delivery. 

31/03/2023 50 0 0 0 0 50 50

Hockley Industrial Centre, Hooley 
Lane, Redhill, Surrey, RH1 6ET

15/01008/OUT 08/05/2017 50 Permission granted via Appeal.  
A new Outline planning application was submitted in May 2018 for 64 units.  Awaiting 

determination. Suggests consented scheme not preferred or deliverable option. No 
evidence of engagement with developer/site owner regarding delivery. 

31/03/2023 25 0 0 0 0 0 0

Saxley Court, 121-129 Victoria
Road, Horley, RH6 7AS

14/00317/F 04/08/2014 43 While Permission was granted in 2014, the scheme appears to have been subject to 
various S73 modifications, the latest being appropved in August 2018.  Recorded as 

Under construction.

31/03/2023 50 0 0 0 0 43 43

Frith Park, Sturts Lane, Walton 
on the Hill, Surrey, KT20 7NQ

14/01494/F 24/03/2016 33 Review of planning website indicates developer is seeking discharge of planning conditions 
and looking to proceed.  Recorded as Under Construction. 

31/03/2023 50 0 0 33 0 0 33

The Gables, 17 Massetts Road, 
Horley, Surrey, RH6 7TG

17/00943/PAP 12/06/2017 25 Determined that prior approval was not required. Recorded as Not Started Costar notes 
lease expiry in 2022 - No evidence of engagement with developer/site owner regarding 

delivery.  

31/03/2023 25 0 0 0 0 0 0

96-100 Victoria Road, Horley,
Surrey, RH6 7AB

17/00693/F 06/02/2018 19 No sign of any condition discharges so far. No evidence of engagement with developer/site 
owner regarding delivery. 

31/03/2023 25 0 0 0 19 0 19

Station Yard, Waterhouse Lane, 
Kingswood, Surrey, KT20 6EN

16/01777/F 24/05/2017 18 Review of planning website indicates developer is seeking discharge of planning conditions 
and looking to proceed.  Recorded as Not Started. No evidence of engagement with 

developer/site owner regarding delivery. 

31/03/2023 25 0 0 18 0 0 18

St Johns Court, 51 St Johns 
Road, Redhill, Surrey, RH1 6DS

17/02486/PAP 12/12/2017 18 Determined that prior approval was not required. Recorded as Not Started.  Costar reports 
a corporate owner/occupier.  No evidence of engagement with developer/site owner 

regarding delivery. 

31/03/2023 50 0 0 0 0 18 18

77 - 83 Bell Street, Reigate, 
Surrey, RH2 7AN

17/00847/PAP 22/05/2017 16 Determined that prior approval was not required. Recorded as Under Construction 31/03/2023 50 0 16 0 0 0 16

Millennium House, 99 Bell Street, 
Reigate, Surrey, RH2 7AN

17/02405/PAP 11/12/2017 16 Determined that prior approval was not required. Recorded as Not Started.  Costar notes 
laease expiry in 2021. No evidence of engagement with developer/site owner regarding 

delivery. 

31/03/2023 50 0 0 0 0 0 0

Bourne House, 17 Lesbourne
Road, Reigate, Surrey RH2 7JS

16/02884/PAP 25/01/2017 13 Determined that prior approval was not required. Recorded as Not Started.  No evidence of 
engagement with developer/site owner regarding delivery.  

31/03/2023 50 0 0 13 0 0 13

NRT Electical & Mechanical, 
Castle House, Park Road, 
Banstead

15/00252/F 19/11/2015 10 Recorded as Not Started - Nearing Expiry.  No evidence of engagement with developer/site 
owner regarding delivery. 

31/03/2023 25 0 0 0 0 0 0

4-10 Church Street, Reigate 16/00428/F 10/08/2016 6 No sign that developer is seeking to discharge pre-commencement conditions. No 
evidence of engagement with developer/site owner regarding delivery. 

31/03/2023 25 0 0 0 6 0 6

Patteson Court, Nutfield Road,
Redhill, Surrey, RH1 4ED

17/00785/PAP 24/05/2017 10 Determined that prior approval was not required. Recorded as Not Started.  No Costar data 
on occupation.  No evidence of engagement with developer/site owner regarding delivery. 

31/03/2023 50 0 0 0 10 0 10

105 - 125 Ashurst Road, 
Tadworth, Surrey KT20 5PX

17/01584/F 30/11/2017 10 No sign that developer is seeking to discharge pre-commencement conditions. No 
evidence of engagement with developer/site owner regarding delivery. 

31/03/2023 25 0 0 0 0 10 10

88 Epsom Lane North And To 
The Rear Of 86 & 90 Epsom 
Lane Norh Epsom Downs, 
Surrey, KT18 5QA

15/02780/F 20/01/2017* 8 Granted at Appeal. Some evidence of certain conditions having been discharged. 
Recorded as Under Construction

31/03/2023 25 0 0 8 0 0 8

Horley Place, 17 Bonehurst 
Road, Horley, Surrey, RH6 8PP

16/00612/F 21/02/2017 8 Review of planning website indicates developer has sought to discharge some planning 
conditions (July 2017). Recorded as Not Started. No evidence of engagement with 

developer/site owner regarding delivery. 

31/03/2023 25 0 0 8 0 0 8

Courtlands Farm, Park 
Road,Banstead,Surrey, SM7 3EF

16/01013/F 20/01/2017 9 Review of planning website indicates developer has sought to discharge some planning 
conditions (March 2018). Recorded as Not Started. No evidence of engagement with 

developer/site owner regarding delivery. 

31/03/2023 25 0 0 9 0 0 9

5 Claremount Gardens & Land To 
Rear Of 1 ,3 ,7, 7A ,9, 11, 13 & 
15 Claremount Gardens, Epsom 
Downs, Surrey KT18 5XF

16/02111/F 19/12/2016 9 Some evidence of certain conditions having been discharged. Shanly Homes Website 
refers to 11 plots.  Recorded as Under Construction

31/03/2023 25 0 9 0 0 0 9

Former Kings Barn, Waterhouse 
Lane, Kingswood, Surrey

16/02517/F 20/02/2017 8 Some evidence of certain conditions having been discharged. Recorded as Under 
Construction

31/03/2023 25 0 8 0 0 0 8



Prospect Housing Association, 5 
Gloucester Road, Redhill, Surrey 
RH1 1BP

17/01161/F 08/09/2017 9 Review of planning website indicates developer has sought to discharge some planning 
conditions (April-June 2018). Recorded as Not Started.  No evidence of engagement with 

developer/site owner regarding delivery. 

31/03/2023 25 0 0 9 0 0 9

Exchange House, 229 London 
Road North, Merstham, Surrey, 
RH1 3BN

17/02549/F 26/01/2018 9 Review of planning website indicates developer has sought to discharge some planning 
conditions (March 2018). Recorded as Not Started.  No evidence of engagement with 

developer/site owner regarding delivery. 

31/03/2023 25 0 0 0 9 0 9

Group House, 2A Albion Road, 
Reigate, Surrey, RH2 7JY

15/01543/F 02/03/16* 8 Granted at appeal.  Conditions 3,4&11 submitted for discharge.  Recorded as Not 
Started.Recorded as Not Started.  No evidence of engagement with developer/site owner 

regarding delivery. 

31/03/2023 25 0 0 8 0 0 8

First & Second Floors, 39-41 
High Street & 2 Lumley Road, 
Horley, Surrey, RH6 7BN

15/02148/PAP 24/11/2015 8 Determined that prior approval was not required. Recorded as Under Construction 31/03/2023 25 0 8 0 0 0 8

Land to the North of Merrywood 
Park, Reigate, Surrey

15/02914/F 11/05/2016 8 Some evidence of certain conditions having been discharged. Recorded as Under 
Construction

31/03/2023 25 0 8 0 0 0 8

118 Nork Way, Banstead, Surrey, 
SM7 1HP

16/00976/F 28/05/17* 7 Granted at Appeal. Some evidence of certain conditions having been discharged. 
Recorded as Under Construction

31/03/2023 25 0 7 0 0 0 7

Former Denoras Rest, Meath 
Green Lane, Horley, Surrey

16/02374/F 20/01/2017 7 No sign that developer is seeking to discharge pre-commencement conditions. Recorded 
as Not Started.  No evidence of engagement with developer/site owner regarding delivery. 

31/03/2023 25 0 0 7 0 0 7

Kerriemuir And Wheatridge, 
Langshott, Horley, Surrey, RH6 
9LJ

17/01839/F 03/11/2017 8 No sign that developer is seeking to discharge pre-commencement conditions. Recorded 
as Not Started.  No evidence of engagement with developer/site owner regarding delivery. 

31/03/2023 25 0 0 0 8 0 8

Barclays Bank Plc, 24 Station 
Approach, Tadworth, Surrey

17/02433/F 22/02/2018 8 Only 1 of 3 pre-commencement conditions have been discharged. Recorded as Not 
Started.  No evidence of engagement with developer/site owner regarding delivery. 

31/03/2023 25 0 0 8 0 0 8

Garage Blocks Arbutus Road, 
Redhill

16/00688/F 27/10/2016 7 Review of planning website indicates developer has sought to discharge some planning 
conditions (September 2017 to May 2018). Recorded as Not Started. No evidence of 

engagement with developer/site owner regarding delivery. 

31/03/2023 25 0 0 7 0 0 7

Hengest Farm, 21A,
Woodmansterne Lane, 
Woodmansterne, Surrey SM7 
3EY

17/01914/F 15/11/2017 7 Review of planning website indicates developer has sought to discharge some planning 
conditions (March to August 2018). Recorded as Not Started. No evidence of engagement 

with developer/site owner regarding delivery. 

31/03/2023 25 0 0 7 0 0 7

19 Church Road And Rear Of 17-
23 Church Road, Horley, Surrey 
RH6 7EY

17/02261/F 21/12/2017 7 No sign that developer is seeking to discharge pre-commencement conditions. Recorded 
as Not Started.  No evidence of engagement with developer/site owner regarding delivery. 

31/03/2023 25 0 0 0 7 0 7

St Georges House, 6 Yattendon, 
Road, Horley, Surrey RH6 7BS

16/01349/F 01/08/2017 6 No sign that developer is seeking to discharge pre-commencement conditions. Recorded 
as Not Started.No evidence of engagement with developer/site owner regarding delivery. 

31/03/2023 25 0 0 0 6 0 6

43-49 High Street,Horley, Surrey 
RH6 7BN

16/01758/F 24/01/2017 6 No sign that developer has sought to discharge the two pre-commencement conditions. 
Recorded as Not Started. No evidence of engagement with developer/site owner regarding 

delivery. 

31/03/2023 25 0 0 0 6 0 6

Former Knights & Sons, 8-10 Bell 
Street, Reigate

16/01161/F 09/09/2016 7 Some evidence of certain conditions having been discharged. Recorded as Under 
Construction

31/03/2023 25 0 7 0 0 0 7

Stanton Lodge & To The Rear Of 
1-7 Shelvers Way, Shelvers Way, 
Tadworth, Surrey KT20 5QJ

15/02752/F 14/11/2016 5 Granted at Appeal. No evidence of conditions having been discharged. 
Recorded as Under Construction

31/03/2023 25 0 0 5 0 0 5

Units 1 & 2 & Land To Rear Of 8-
13, Maple Works, 14A Maple 
Road, Redhill, Surrey, RH1 5HE

16/02905/OUT 16/03/2017 6 Some evidence of certain conditions having been discharged. Recorded as Under 
Construction

31/03/2023 25 0 0 6 0 0 6

49 Ladbroke Road , Redhill, 
Surrey, RH1 1JU

16/02928/F 22/06/2017 6 Permission granted with reference to later amendments. Permission must be implemented 
by 16th June 2020.  Recorded as Not Started. No evidence of engagement with 

developer/site owner regarding delivery. 

31/03/2023 25 0 0 6 0 0 6

Don Ruffles, 138 Victoria Road, 
Horley, Surrey

18/00058/F 09/03/2018 6 No sign that developer has sought to discharge the single pre-commencement conditions. 
Recorded as Not Started.  No evidence of engagement with developer/site owner regarding 

delivery. 

31/03/2023 25 0 0 0 6 0 6

8 Brighton Road, Hooley, Surrey, 
CR5 3EB

15/02725/F 24/03/2016 4 No pre-commencement conditions but nearing expiry. Recorded as Not Started.  No 
evidence of engagement with developer/site owner regarding delivery. 

31/03/2023 25 0 0 0 0 0 0

Oakdene House, Oakdene Road, 
Redhill, Surrey

16/01760/F 30/11/2016 5 No sign that developer has sought to discharge the two pre-commencement conditions. 
Recorded as Not Started.No evidence of engagement with developer/site owner regarding 

delivery. 

31/03/2023 25 0 0 0 0 0 0

Kimberley, 1A Castle Drive, 
Reigate, Surrey, RH2 8DQ

17/00276/F 30/01/2018 5 No sign that developer has sought to discharge the three pre-commencement conditions. 
Recorded as Not Started.No evidence of engagement with developer/site owner regarding 

delivery. 

31/03/2023 25 0 0 0 0 0 0

Swaylands, 1 Ringley Avenue, 
Horley, Surrey, RH6 7EZ

17/00661/F 20/06/2017 5 No sign that developer has sought to discharge the two pre-commencement conditions. 
Recorded as Not Started.No evidence of engagement with developer/site owner regarding 

delivery. 

31/03/2023 25 0 0 0 0 0 0

Land To Rear, 9-17 Shelvers 
Way, Tadworth, Surrey KT20 
5QJ

17/02097/F 21/12/2017 5 No sign that developer has sought to discharge any pre-commencement conditions. 
Recorded as Not Started.No evidence of engagement with developer/site owner regarding 

delivery. 

31/03/2023 25 0 0 0 0 0 0

40 Fir Tree Road, Banstead, 
Surrey, SM7 1NG

17/02787/F 22/02/2018 5 Evidence developer has sought to discharge all pre-commencement conditions. Recorded 
as Not Started.No evidence of engagement with developer/site owner regarding delivery. 

31/03/2023 25 0 5 0 0 0 5

31 Blackborough Road, Reigate, 
Surrey, RH2 7BS

17/02942/F 23/03/2018 5 No sign that developer has sought to discharge any of the eight pre-commencement 
conditions. Recorded as Not Started.No evidence of engagement with developer/site owner 

regarding delivery. 

31/03/2023 25 0 0 0 5 0 5

Copperwood, 3 Russells 
Crescent, Horley, Surrey, RH6 
7DJ

17/02019/F 18/10/2017 6 Review of planning website indicates developer has sought to discharge two of the three 
pre-commencement planning conditions (December 2017). Recorded as Not Started. No 

evidence of engagement with developer/site owner regarding delivery. 

31/03/2023 25 0 6 0 0 0 6

Horley North West Sector, Meath 
Green, Horley

04/02120/OUT 02/12/2014 1510 "Taylor Wimpey is working within a consortium of house builders to deliver an exciting new 
destination on the edge of Horley". 256 units reported to be delivered so far.  Proposed to 
deliver 900 by 31/03/23. Significant evidence of discharge of conditions, reserved matters 

etc, No evidence of engagement with developer/site owner regarding delivery. 

31/03/2023 150 150 150 150 150 150 750



Reigate & Banstead Borough Council

Large Sites with planning permission - Office to Residential Analysis

Site Name Application Ref Date of Permission No. of dwellings Comments
Furness House, 53 Brighton 
Road, Redhill, Surrey

17/01825PAP 28/09/2017 72 No details on Costar as to progress - does record a 
sale in July 2017 for £5.2m. Part of 1st floor was let 
to Kingsbridge Local Ltd in 2016 with expiry in April 

2021.
The Gables, 17 Massetts Road, 
Horley, Surrey, RH6 7TG

17/00943/PAP 12/06/2017 25 Costar reports lettings of part to NHS until 
June/July 2019. Letting to Prospect Housing 

expires Jan 2022.
St Johns Court, 51 St Johns 
Road, Redhill, Surrey, RH1 6DS

17/02486/PAP 12/12/2017 18 Costar reports as corporate owner/user. No 
indication of progress.

77 - 83 Bell Street, Reigate, 
Surrey, RH2 7AN

17/00847/PAP 22/05/2017 16 Costar reports 77-81 has no longterm leases. 83 
indicates no longterm leases.

Millennium House, 99 Bell Street, 
Reigate, Surrey, RH2 7AN

17/02405/PAP 11/12/2017 16 Costar reports part of 1st floor let to Just 
Retirement with expiry in April 2021.

Bourne House, 17 Lesbourne 
Road, Reigate, Surrey RH2 7JS

16/02884/PAP 25/01/2017 13 Costar has no occupancy details.  Suggestion 
building demolished. No rating valuation. 

Patteson Court, Nutfield Road, 
Redhill, Surrey, RH1 4ED

17/00785/PAP 24/05/2017 10 No conclusive data on current occupation.

First & Second Floors, 39-41 
High Street & 2 Lumley Road, 
Horley, Surrey, RH6 7BN

15/02148/PAP 24/11/2015 8 No info on Costar

City Space Filestores, Chapel, 
Warehouse, 23a Lesbourne 
Road, Reigate, Surrey, RH2 7JS

15/01372/PAP 5 No info on Costar
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