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1.

Introduction & Executive Summary

1.1.

The Crown Estate is an independent commercial business, established by an Act of Parliament, with a
diverse portfolio of assets, including central London, regional retail, energy, minerals and infrastructure, as
well as major rural landholdings. Across their rural portfolio, one of The Crown Estate’s activities involves
promoting development opportunities to help meet local housing needs. Importantly, 100% of The Crown
Estate’s profit is returned to the Treasury for the benefit of the nation.

1.2.

The Elmbridge Borough Council (EBC) Regulation 18 version Local Plan consults on five options for the
Borough. Savills write these representations on behalf of The Crown Estate (TCE), in support of Options 3
and 5, with a preference for Option 5. In stating this, the next draft (Regulation 19) Local Plan may well be
a fusion of all the consulted Options, which need not be mutually exclusive. Thus, EBC should adopt a
fresh approach to the previous Regulation 18 consultation, which sought to only focus on the Key Strategic
Areas (KSA) as this is unlikely to deliver development at the speed required or provide for a balanced mix
of housing.

1.3.

TCE wishes to respond positively to the EBC consultation, and identification of land controlled by TCE
within Options 3 and 5. EBC urgently requires an up to date local plan to achieve:
§

§
§
§
§

1.4.

The Housing required (OAN/ standard method) and ensure the balanced housing mix required in the
Borough and to achieve the National policy objective for EBC to meet its housing needs, notably in
the context of adjacent Authorities not being able to meet that need;
Allowing the release of Green Belt sites, which have demonstrated they are suitable, available and
deliverable and lack absolute constraints;
Developing appropriate parts of the urban area to a density that is not going to harm the character of
Elmbridge;
Proposing an appropriate density to ensure land use is maximised whilst in keeping with the existing
streetscapes/ character of the Borough;
Which meets the Exceptional Circumstances criteria to release land from the Green Belt. These criteria
are all present in EBC.

TCE own four parcels of land at the villages of Claygate and Oxshott which may be suitable for housing
allocations. A summary of the sites is as follows:
Land at South of Hare Lane, Claygate
·
·

Capable of delivering circa 110 residential units.
Situated in a highly sustainable location, adjacent to Claygate train station and in very close
proximity to the village centre.
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Land at Horringdon Farm, Claygate
·
·
·

Capable of delivering circa 120 residential units.
A large site that is capable of delivering community facilities such as large areas of public open
space.
Situated in a sustainable location adjacent to existing residential development.

Land East of Blundel Lane, Oxshott
·
·

Capable of delivering circa 160 residential units.
Situated in a sustainable location adjacent to existing residential development.

Land South East of Danes Way, Oxshott
·
·
·

Capable of delivering circa 90 residential units.
Situated in a sustainable location adjacent to existing residential development.
Well screened by the existing landscape, any proposals will seek to enhance the surrounding
landscape and mitigate harm.

1.5.

Technical masterplanning, landscape and highways reports are appended to this representation (see
Appendices X, 1-5). These provide the further technical basis and reasoning for the allocations in the next
draft local plan and respond positively to EBC’s proposition that these sites could be brought forward for
development.

1.6.

TCE owns an additional parcel of land in Claygate which they are not actively promoting, this is land South
East of Coverts Road in Claygate, which is not available for development at this time. TCE consider that
the planning merits of the other four sites are greater and thus does not want Coverts Road to be considered
further in the plan making process.

1.7.

EBC has produced or commissioned a variety of evidence base documents in order to inform their local
plan. We have reviewed the relevant evidence base within this representation and where necessary
provided a brief critique. Of note, we support the production of the Green Belt Review (2018-19), prepared
by Arup, which includes assessments of sub areas within the Borough. We support that TCE’s sites have
been recommended for further consideration for release from the Green Belt within this review. TCE sites
are not all noted within the most recent Land Availability Assessment (2018), prepared by EBC, but we
would like to confirm that all four of the TCE sites are available for development now. Should this document
be updated, we would wish for TCE’s sites to be included.

1.8.

Exceptional Circumstances to release Green Belt land has been identified across the country in precedent
Local Plan Inspector’s Reports. A number of core themes are all common to EBC for example:
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1.9.

·

The inability for Unmet Need to be accommodated elsewhere in the Borough (or in neighbouring
Authorities);

·

The absence of sufficient alternative Brownfield sites or non-green belt land;

·

The presence of number of sustainable alternative sites, which are environmentally unconstrained
and perform a limited contribution to the Green Belt (based on evidence);

·

Recent Under-delivery of Housing and wider economic needs for housing to support jobs;

This representation provides commentary on the five options EBC have published. In summary:
Option 1
Option 1 should be disregarded. Whilst we acknowledge that effective use of land and density optimisation
on sites is preferable, TCE believes this Option takes this too far and is likely to harm the character of
Elmbridge. We question some of the ways the Urban Capacity study (2018) is proposing to increase the
density and think many of the suggestions are not feasible. Instead we suggest a more moderate density
is proposed for the borough and believe that an option without Green Belt release is not realistic. This will
maintain the character of the settlements within the Borough.
Option 2
Option 2 should be disregarded. It is not a feasible option as it relies on the Duty to Cooperate, in which
both EBC and Savills’ research confirms it is unlikely that EBC will be able to ‘export’ any of its unmet
housing needs. In addition, this option relies on the 3 Key Strategic Areas (KSA), which have serious
challenges with delivery owing to the number of environmental constraints and landownership complexities.
The local plan must be deliverable, and to achieve this a much wider range of sites will be required.
Option 3
Option 3 is feasible and TCE supports this. In addition, TCE supports the inclusion of their four sites within
this option. We support the concept of developing the urban areas where possible and also including the
release of land from the Green Belt. We do believe that the housing number suggested is higher than would
be achieved in reality as we believe some of the land in the urban areas will not deliver the amount of
homes EBC is suggesting. Through planning for greater than need, Option 3 is the only consulted option
which is likely to provide the necessary Local Plan contingency and flexibility. It may also lead to a
contribution toward meeting adjacent Authorities unmet needs.
We believe there is a strong case of Exceptional Circumstances for the release of land presently in the
Green Belt in EBC. In association with this, it accords with the NPPF in regard to locating development in
sustainable locations and where the land is available, suitable and deliverable.
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Option 4
Option 4 should be disregarded. It fails to plan for all the homes in the Borough and also relies on the Duty
to Cooperate (it seems clear that adjacent Local Authorities will not be able to accommodate any of EBC’s
unmet needs). Considering EBC have come up with options that meet the housing need, it can be
concluded it is possible to meet the need and thus EBC should be doing all they can develop the option
that enables this.
Option 5
Option 5 is feasible and TCE supports this. In addition, TCE supports the inclusion of their four sites within
this option. This option meets the housing need in full, but without releasing land unnecessarily from the
Green Belt and it also includes more realistic expectations in regard to the urban capacity.
EBC clearly accepts that Green Belt release is inevitable to meet its housing target. We believe there is a
strong case of Exceptional Circumstances for release of land presently in the Green Belt in EBC.
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2.

Commentary on the Elmbridge Local Plan Options

2.1.

Elmbridge Borough Council’s (EBC) draft Options Consultation document focuses predominantly on
housing. It is understood that at this stage no specific sites are being allocated for development. The
Standard Methodology, introduced in July 2018, outlines a calculation of housing needs for Elmbridge at
623 new homes per year. Thus, this is the number new homes per year that EBC needs to plan for. Overall,
this equates to 9,345 new homes over the proposed plan period (15-years). The NPPF is clear, that every
effort must be made to meet development needs, including economic and housing. The NPPF, and PPG
are also clear that a robust analysis of development options must be taken, including via sustainability
appraisal in site selection.

2.2.

EBC has commissioned the production of various evidence base documents that they are using to inform
the local plan preparation. The key studies that we have reviewed as a part of this representation are:
·
·
·
·
·

Density Study (2019), prepared by EBC
Urban Capacity Study (2019), prepared by Troy Planning and Design
Landscape Sensitivity Study (2019), prepared by Arup
Green Belt Review (2018-19), prepared by Arup
Land Availability Assessment (2018), prepared by EBC

2.3.

We have used our analysis of these key evidence base documents when assessing the appropriateness
of the options EBC have proposed. We do not repeat the evidence base in this representation.

2.4.

TCE supports the proposition to consider for allocation four sites in Options 3 and 5. These Options include:
·
·
·
·

2.5.

Land at South of Hare Lane, Claygate
Land at Horringdon Farm, Claygate
Land East of Blundel Lane, Oxshott
Land South East of Danes Way, Oxshott

Although Options 3 and 5 are favoured by TCE, the final version of Plan could end up as a fusion of these
Options. These are not mutually exclusive. For example, to meet the identified development needs and
respond positively, recognising the absence of an ability for adjacent Local Authorities to accommodate
any unmet housing needs, it appears likely that EBC cannot simply rely on non-Green Belt land, and the
three KSAs.
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Strategic Option 1
2.6.

Strategic Option 1 seeks to deliver circa 9,345 new homes by significantly increasing densities on all sites
across the urban area. This means that there will be no unmet housing need.

2.7.

This Option states that it will seek to achieve this by identifying open spaces, such as allotments and playing
fields for redevelopment and relocating these uses within the existing Green Belt. It also requires housing
sites to be delivered at “very high densities of over 85 dwellings per hectare [dph]”. This option would result
in densities that are over double the current average and would lead to taller buildings than currently in the
urban area.

2.8.

On the basis of the EBC commissioned a Density Study (2019), TCE questions how all development
needs can realistically be accommodated in the urban areas without compromising the character of the
Borough. The principles of the Design and Character Supplementary Planning Document (SPD) (2012) will
likely be placed at risk through the over development of land, at inappropriate densities. It is plain from the
evidence that the present average gross densities of the urban areas are substantially lower than that
needed.

2.9.

The report concludes that existing densities across Elmbridge are low and none of the eight settlements
has an existing density of over 30dph. There are only three high rise tower blocks in the Borough located
in Walton-on-Thames. Overall, high-rise development is not characteristic, instead the Borough is
characterised by low density and low-rise developments.

2.10.

The higher density schemes being built include: - conversions, subdivisions and flats above shops which
are usually smaller and thus, have higher densities. High densities do not necessarily result in higher
numbers of housing units being built. Thus, this will not assist in meeting the Local Plan housing target/
need, unless higher numbers of units are consented than the precedents suggest. In the suburban areas,
the densities are varied, some exceed minimums, but many still being granted have densities under 30dph.

2.11.

The Urban Capacity Study (2018) assesses the potential to accommodate new housing development
within the defined urban areas across the Borough. This study concludes the potential to accommodate
approximately 5,454 new dwellings in the existing built-up areas across the Borough over the next fifteen
years. This sits well below the housing necessary in Option 1.

2.12.

The Urban Capacity Study goes through a variety of options for maximising the space in the urban areas
of Elmbridge. Whilst, plainly some of these opportunities may be realised, they are not without complexity,
for example:

2.13.

‘Land swaps’ involves identifying sites within the existing built-up area for relocation into areas of Green
Belt, thus freeing up land within the built-up area, including sports clubs and associated facilities. To achieve
these objectives will of course require multiple land parties, and relocation of facilities.

2.14.

‘Reconsidering employment land’, involves redevelopment of employment land within the Borough, which
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will have potential economic consequences.
2.15.

‘Rationalising car parking’, includes an assessment of car park utilisation to see if any can be released for
housing. This will have transport and economic implications.

2.16.

‘Making the most of public sector assets’, which includes social and community uses, such as health
centres, community and youth centres, which could potentially be amalgamated to bring benefits in terms
of shared facilities and parking. The availability of public sector land and bringing it into better use is clearly
a laudable objective, but not without its complexity with respect of procurement and delivery.

2.17.

The option that includes ‘further exploring potential through design’, involves fully assessing sites through
site-specific assessments, including design analysis. Design analysis would allow the particular
characteristics and site context to be investigated and may demonstrate the potential for higher density
development that is appropriate to location, reflecting local character, scale and type of development. This
is of course possible; but would need to be undertaken on a site-specific basis against the relevant design
guidance on character and context.

2.18.

The option for ‘unblocking the potential’, includes sites which might not be deliverable in the short-term, but
which do offer longer-term potential subject to other factors, such as reviewing policy designations and
current use types. There is a high level of uncertainty associated with option and said land would not meet
the pressing need for development and risks the delivery of the local plan.

2.19.

‘Area-wide masterplan approach to areas of opportunity’, includes identifying locations where there are
multiple land owners and active uses. It is openly expressed that the viability of this option is difficult to
assess and that there are a lot of complex landownerships involved.

2.20.

The Urban Capacity study concludes that they estimate there is the potential to accommodate
approximately 5,454 new dwellings in the existing built-up areas across the Borough over the next fifteen
years. TCE believes that this would result in over development in the urban areas of Elmbridge, which
would impact on their character, loss of facilities and open spaces. Alongside the Density Study, it is plain
that to achieve anywhere near 5,454 dwellings will be a challenge. The NPPF requires that development
allocations are robustly justified as being available, achievable and deliverable over the plan period, and
advises against over reliance on windfall sites.

2.21.

Whilst we acknowledge that effective use of previously developed land is preferable, the local plan
cannot place undue reliance on this, otherwise it will be undeliverable and is likely to harm the
character of Elmbridge. Option 1 is therefore unlikely to be sound and meet the requirements of the
NPPF.
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Strategic Option 2
2.22.

Strategic Option 2 seeks to deliver circa 6,800 new homes by optimising densities and utilising land across
the urban area. EBC state that this option includes:
1. Creating areas for new homes by removing land from the Green Belt where;
a) it is weakly performing the purpose(s) of Green Belt policy;
b) it is in a sustainable location for new homes; and
c) it is not, or only partially, affected by absolute constraints which prevent development
coming forward
2. Using the Duty to Co-operate to see if other authorities’ can meet some of our need.

2.23.

This Option means there would be an unmet need of circa 2,500 homes.

Key Strategic Areas (KSA)
2.24.

This Option also relies on the three Key Strategic Areas (KSA). In total these equate to 188 hectares
(approximately 3% of the Green Belt in the Borough). The KSAs have been identified based on the Green
Belt review only, with no evidence to date of suitability, availability and achievability being provided by EBC.
As such, it is not possible to ascertain what capacity these sites have to deliver housing during the plan
period.

2.25.

This Option acknowledges that not all of the land contained within the KSA is suitable or available for
development. In total, this Option accounts for the KSA delivering approximately 1,400 homes. TCE
question if this is still too many homes in these three areas.

2.26.

The inclusion of these sites appears to have been carried over from the draft Local Plan consultation in
2016. TCE supports the fact it has been acknowledged these KSA are not able to meet the borough’s
housing need almost in their entirety. It is more deliverable and robust to spread the delivery of new homes
across the borough.

2.27.

These KSA appear flawed in terms of their potential to come forward for development, and EBC would
benefit from a fresh approach to their local plan which draws on the evidence available and suggests
allocations which are more likely to be delivered.

Green Belt Review & Technical Commentary on the KSAs
2.28.

In 2016, EBC commissioned a Green Belt Boundary Review (GBBR). In light of the consultation responses
received from the Strategic Option Consultation in 2016, changes to the NPPF and PPG and the findings
from additional technical work EBC decided to review and re-evaluate the options regarding the Green Belt.
A key comment from the 2016 consultation was that the KSA were too large and further work should be
undertaken to identify smaller areas of Green Belt that may be suitable for release. TCE agrees with this
approach.
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2.29.

The GBBR (2016) assessed 78 ‘Local Areas’ and two non-Green Belt Areas identified on the basis of the
presence of permanent and defensible boundaries. In total, 12 Local Areas were identified as weakly
performing in Green Belt terms. The three KSA were also identified as sites with potential for large scale
development (Local Areas 14, 20 and 58). Specifically, the Green Belt Review (2019) did not review the
three Key Strategic Areas identified in the Council’s Strategic Options Consultation 2016.

2.30.

In the 2017 TCE representations on the previous Regulation 18 local plan TCE highlighted that land north
of the A309 comprises (Local Area 58) was assessed as scoring weakly on Purpose 2 in the EBC Green
Belt Boundary Review (2016). Whilst it does indeed make ‘only a very limited contribution to the overall gap
between Long Ditton and Claygate’ (para 6.1.8), it represents the only gap between Long Ditton and
Hinchley Wood. It therefore should be scored 3, for which the criterion is ‘a “wider gap” between non-Green
Belt settlements where there may be scope for some development, but where the overall openness and
the scale of the gap is important to restricting merging.’ The Green Belt Boundary Review – Assessment of
Weakly Performing Local Areas document (2019) does not address this issue we raised. This is one of a
number of questions TCE has on the Green Belt release credentials of parts of the KSAs.

2.31.

It is accepted that the site at Chippings Farm, Cobham (also referred to as Local Area 20) is likely to be
available based on the history of the site and its ownership. In addition, it is accepted that the site provides
little benefit to the purposes of the Green Belt, due to its location between the A3 Esher By-Pass and
existing residential development at Cobham. As such, no criticism of this area being selected to date is
given.

2.32.

However, there are significant concerns as to the ability for the sites at Land North of Blundel Lane (Local
Area 14) and Land North of A309, Long Ditton (Local Area 58). Notably, with respect of Blundel Lane: ·

·

·

·

·

The Crown Estate

Part of the Knowle Hill site is also covered in Ancient Woodland and the development of the
wider land parcel would result in the loss of the Knowle Hill Parkland that surrounds this existing
building, thereby reducing its suitability for development were it to become available at any point.
The northernmost section of the KSA is also heavily constrained by ancient woodland, as well
as by an area of village green/ common, a pond and a National Nature Reserve, making the
majority of the site unsuitable and unachievable.
There is a small field which is relevantly unconstrained but which is located in the centre of the
wider KSA, therefore requiring land at Knowle Hill House/ Park to become available to achieve
access.
The south-eastern section of the site is also heavily constrained by areas of mature trees and
woodland, as well as containing a War Memorial and a Scout Camp. Areas of open land are
limited in this location and access would be heavily restricted by the presence of trees and the
shared boundary with the railway line to the south. Therefore, both the availability and suitability
of the site is questioned, with no evidence provided by EBC to support the proposed allocation.
Due to the various access constraints, access to local facilities would need to be taken via the
west of the site. This moves both pedestrian and vehicular traffic further away from the closest
local facilities, which are situated to the east of the site in Oxshott.
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2.33.

In addition, our key concerns with Land North of A309, Long Ditton include:
·

·

·

·

The north-western section of the site is occupied by a number of small land parcels, with existing
uses including a Pavilion, Sports Ground, Hockey Club, Allotments and Cricket Ground. There
is also a large area designated as a Local Nature Reserve to the south of these land parcels,
isolating them from the wider allocation.
The central northern section of the site comprises an existing private school and grounds, a
Cemetery and a Manor House, used as a business premises. In the centre of the site sits the
Squire’s Garden Centre. No details of availability are provided for these land parcels and are not
considered suitable, given the wide range of important existing uses which would need to be
found elsewhere within the Borough if these were to be lost. In the Land Availability Assessment
(LAA) (2018) it makes it clear that it is unknown if Land North of A309 is available.
The easternmost section of the site falls outside of the EBC administrative boundary, instead
being located within the Royal Borough of Kingston Upon Thames. This site would require cooperation with the neighbouring Borough to come forward. In addition, the site is made up of
playing fields associated with the nearby Southbrook High School, also located in the
neighbouring Borough. Whilst the availability of the site is unknown, any development would
have to replace these fields elsewhere, within close proximity to the school.
There are also a variety of ecological constraint such as woodland.

2.34.

Neither site is considered to be without a significant amount of absolute constraints, both have complex
landownership issues, thus both are therefore considered unsuitable for Local Plan allocation.

2.35.

EBC should be looking to adopt a fresh approach, thus we suggest the removal of reference to the KSA
and all sites should be considered on a ‘level playing field’ so that the most appropriate sites are delivered.

Urban Capacity/ Density
2.36.

This Option highlights that densities will be optimised. TCE has outlined concerns with respect of the ability
to achieve this in commentary on Option 1.

Duty to Cooperate
2.37.

Option 2 acknowledges that ‘other authorities already indicated they cannot take our need’. Therefore, we
believe this option should be excluded as it has already been concluded that it does not work. Savills have
conducted a review of the surrounding authorities to EBC in order to confirm this view that the surrounding
authorities are unable to take on some of EBC’s unmet need, (see conclusions in Table 2.1). We agree
with EBC’s conclusions and do not believe that this is a feasible solution as we are unable to see an
authority that has the ability to assist.
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Table 2.1: Neighbouring Authorities to EBC
A
Local
Authority
Guildford
Borough
Council

Woking
Borough
Council

Planned
Period

Housing

&

B

C

Plan Status

Up to date
DifferenceComments
OAN

Local
10,678 over 19 year period.
adopted
562dpa
2019.

D

562
Plan (Guildford
April Local Plan, 0
2019)

409
Producing a Site
(MHCLG
4964 net additional dwellings Allocations
Standard
in 17 year period. 292dpa
Development
Method,
Plan Document.
2014)

Mole Valley
441
District
3,760 net additional dwellings In
the
early (MHCLG
Council
in 20 year period.
stages of local Standard
188dpa
plan production. Method,
2014)

-225

-253

Kingston
Borough
Council

6,434 over 10 year period.
634dpa.

The Crown Estate

1,527
Regulation
18
(MHCLG
consultation
Standard
May-July 2019.
Method,
2014)

-839

Housing number is
fixed, therefore will not
be taking on any unmet
need from neighbouring
authorities.
Housing Delivery Test
Measure
(HDT)
measure: 75% (buffer)
Unable to meet their
housing need, other
authorities taking some
of their unmet need.
Thus, they will be
unable to take on any
other authorities unmet
need.
HDT measure: 153%
Constrained by Green
Belt and AONB.
HDT measure: 77%
(buffer)
Draft new London Plan
proposes the target of
1,364 homes per year in
Kingston. KBC object to
this. The targets in the
London
Plan
is
consistently,
significantly increasing.
Unlikely they will be
able to take on any
other authorities unmet
need,
particularly
outside of the London
Boroughs.
HDT measure: 75%
(buffer)
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Richmond
Borough
Council

Runnymede
Borough
Council

3150 over 10 year period.
315dpa

Local
adopted
2018.

1,709
Plan (MHCLG
July Standard
Method,
2014)

-1,394

Local Plan at
examination, two
557
stages
of
(MHCLG
466-535dpa over 20 year hearings taken
Standard
period
place and the
Method,
third stage due to
2014)
commence
November 2019.

Housing number is
fixed, therefore will not
be taking on any unmet
need.
HDT measure: 114%

The plan is near
adoption,
housing
number is near fixed
thus they are unlikely to
-91 /\ -22
take on any additional
unmet
need
from
nearby authorities.
HDT measure: 116%

Spelthorne
590
Borough
3,320
dwellings
to
be Regulation
18
(Five Year
Council
provided in the period 2006- consultation took
Supply
2026
place in May
Statement,
166dpa
2018.
April 2019)

Constrained by areas of
flood risk, Green Belt
and
environmental
-424
designations.
HDT measure: 63%
(buffer)

Source: Various Local Planning Authorities websites. (Note this is based on Savills analysis).
2.38.

Many of the surrounding authorities are highly constrained so are struggling to meet their own needs and
maintain a Five-Year Housing Supply (5YHLS). This includes the substantial unmet needs of the relevant
Greater London Authorities. There are also a few authorities that have recently adopted local plans, thus
only Guildford has a truly up to date plan, noting that Runnymede is still at Examination. It can be concluded
that there is not a single surrounding authority which is able to assist EBC with meeting their need, given
the level of shortfall of housing provision against needs, and given the stages of plan production in London
and Surrey.

2.39.

Overall, Option 2 is not a feasible option. It relies on the Duty to Cooperate, in which both EBC and
Savills’ research suggests it is unlikely to deliver the desired outcome. Therefore, it is certain EBC
will be unable to meet its local plan housing target through this option. This is contrary to Paragraph
11 of the NPPF which says that ‘plans should positively seek opportunities to meet the development
needs of their area’. Paragraph 35a of the NPPF states that in order for a plan to be positively
prepared it should be ‘providing a strategy which, as a minimum, seeks to meet the area’s
objectively assessed needs’. It also relies on the 3 KSAs, two of which TCE questions with respect
of the available evidence base re: technical justification and deliverability.
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Strategic Option 3
2.40.

Strategic Option 3 seeks to deliver circa 16,300 new homes. This option delivers all of the new homes in
the Borough and also helps other boroughs and districts meet their housing need. EBC state they will do
this by:
1. Optimising densities and ensuring effective use of land across the urban area.
2. Removing land from the Green Belt where:
- it is weakly performing, or it is not essential for the Green Belt policy to work properly,
- it is being put forward for development by the landowner regardless of strength or
importance; and
- it is not, or only partially, affected by absolute constraints which prevent development
coming forward.

2.41.

This means that there will be no unmet housing need and EBC may well be able to accommodate some of
the evident (and expected) unmet needs of adjacent authorities.

2.42.

This Option delivers all of the new homes in the borough and also helps other boroughs and districts meet
their housing need. Although this Option goes beyond the Standard Methodology figure for EBC, it should
be stressed that this figure is provided as a minimum (NPPF Paragraph 11). In addition, in order to meet
the tests of soundness in Paragraph 35 of the NPPF (2019) and be considered ‘positively prepared’ it is
stressed authorities should see to meet their objectively assessed needs (OAN) as a minimum and unmet
need from neighbouring areas is accommodated where it is practical to do so. As demonstrated in Table
2.1 surrounding authorities are highly constrained and some are struggling to maintain a 5YHLS. Thus, it
is highly likely that there are other surrounding authorities with unmet needs that EBC can assist with.

Urban Capacity and Density
2.43.

This Option highlights that densities will also be optimised. TCE has outlined concerns with respect of the
ability to achieve this in commentary on Option 1.

Key Strategic Areas (KSA)
2.44.

TCE has outlined concerns that two of the KSAs can be delivered at the pace required, along with further
technical concerns, in our comments on Option 2.

Green Belt
2.45.

This Option includes the release of land from the Green Belt where it is weakly performing. TCE support
this approach. All of the four sites TCE is promoting are recommended sites for further consideration, save
part of Land at Horringdon Farm – the evidence base which TCE question. See more detailed commentary
on the Green Belt Review in relation to the four Crown Estate sites in Appendix X, 1-5. TCE supports the
release of this land from the Green Belt for residential development. We do not believe that any of the TCE
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sites meets the Green Belt purposes strongly, they are well screened with defensible boundaries from the
rest of the Green Belt beyond and all of the sites are in sustainable locations adjacent to existing
settlements.
2.46.

With regard to the Green Belt release part of this option, it suggests allocating sites which have been
promoted by a landowner or developer for development, regardless of strength or importance. Although it
is positive that EBC is suggesting a more proactive method of aiming to meet its housing need, we feel that
it should be stressed that it is most sustainable to first consider sites that are being promoted and are
available, but also score more weakly in the Green Belt assessment.

Exceptional Circumstances to Review the Green Belt
2.47.

It is acknowledged that there is no formal definition to demonstrate Exceptional Circumstances, albeit the
NPPF does refer to three criteria which must be met which enables planning authorities to ensure other
reasonable options have been considered to meet its identified need for development before Exceptional
Circumstances exist. EBC should take comfort in national precedents supporting Green Belt release, which
demonstrate significant parallels to situation in EBC. This should be conveyed in an Exceptional
Circumstances report which should be drafted by EBC to support the Regulation 19 local plan.

2.48.

Paragraphs of the NPPF which guide an evaluation of Exceptional Circumstances are as below [emphasis
added].
·

“136. Once established, Green Belt boundaries should only be altered where Exceptional
Circumstances are fully evidenced and justified, through the preparation or updating of
plans. Strategic policies should establish the need for any changes to Green Belt boundaries,
having regard to their intended permanence in the long term, so they can endure beyond the
plan period. Where a need for changes to Green Belt boundaries has been established through
strategic policies, detailed amendments to those boundaries may be made through non-strategic
policies, including neighbourhood plans.

·

137. Before concluding that Exceptional Circumstances exist to justify changes to Green Belt
boundaries, the strategic policy-making authority should be able to demonstrate that it has
examined fully all other reasonable options for meeting its identified need for development.
This will be assessed through the examination of its strategic policies, which will take into account
the preceding paragraph, and whether the strategy:
a) makes as much use as possible of suitable brownfield sites and underutilised land;
b) optimises the density of development in line with the policies in chapter 11 of this Framework,
including whether policies promote a significant uplift in minimum density standards in town and city
centres and other locations well served by public transport; and;
c) has been informed by discussions with neighbouring authorities about whether they could
accommodate some of the identified need for development, as demonstrated through the
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statement of common ground.
·

138. When drawing up or reviewing Green Belt boundaries, the need to promote sustainable
patterns of development should be taken into account. Strategic policymaking authorities should
consider the consequences for sustainable development of channelling development towards urban
areas inside the Green Belt boundary, towards towns and villages inset within the Green Belt or
towards locations beyond the outer Green Belt boundary. Where it has been concluded that it is
necessary to release Green Belt land for development, plans should give first consideration to
land which has been previously-developed and/or is well-served by public transport. They
should also set out ways in which the impact of removing land from the Green Belt can be
offset through compensatory improvements to the environmental quality and accessibility
of remaining Green Belt land.”

2.49.

As above, Exceptional Circumstances must be fully evidenced and justified via the Local Plan process. If
a), b) and c) in Paragraph 137 have been carried out and development needs still cannot be met,
Exceptional Circumstances exist.

2.50.

Policies altering the Green Belt must have ‘regard to their intended permanence in the long term, so that
they can endure beyond the plan period’. Therefore, a long-term strategy should comprehensively address
housing need; the stage the Council is at now is the most appropriate plan-making stage to address
Exceptional Circumstances, rather than during revisions of the plan as required at least every 5 years.

2.51.

The local plan must first make best possible use of brownfield and underutilised land, density, and
cooperation with neighbouring authorities. This is an area that EBC have considered, although as
demonstrated there is limited scope for this in the Borough (see TCE’s comments with respect of Option
1).

2.52.

Offsetting Green Belt removal through compensatory improvements to the environmental quality and
accessibility of remaining Green Belt land is an additional consideration for Green Belt sites. The PPG
provides details of these compensatory improvements which can include: new and enhanced green
infrastructure, woodland planting, landscape and visual enhancements, improvements to biodiversity,
habitat connectivity and natural capital, new or enhanced walking and cycle routes and improved access
to new, enhanced or existing recreational and playing field provision (Ref ID: 64-002020190722).
Paragraph 3 of the PPG lists how these improvements can be secured, identifying the appropriate use of
conditions, Section 106 obligations and the Community Infrastructure Levy (CIL). There is scope to include
this within proposals for development on TCE’s land.

2.53.

The PPG also now includes guidance relating to matters of openness, including spatial and visual aspects
of openness, duration and how development can be remediated, and hence the degree of (development)
activity likely to be generated (Ref ID: 64-001-20190722). Whilst this is new in terms of the PPG, this
amendment to the PPG does not alter the existence of Exceptional Circumstances.

2.54.

There is no formal definition to demonstrate Exceptional Circumstances, albeit the inclusion to paragraph
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137 sets out the criteria that must been considered at any Local Plan Examination ahead of Exceptional
Circumstances being demonstrated. Notably, there has been an increasing amount of case law, and
examples of local planning authorities altering the boundaries of their Green Belt through their Local Plans.
2.55.

There have been a number of Local Plan proposals found sound at Examination which propose the
alteration of Green Belt boundaries that do not have district or borough-wide Green Belt constraints, like
Waverley and Guildford in Surrey. Owing to the availability of land alongside a number of other factors
discussed, Local Authorities are having to positively grapple the issue, for example in:
§
§
§
§
§
§
§

2.56.

Gloucester City Council, Cheltenham Borough Council, and Tewkesbury Borough Council, Joint
Core Strategy;
Waverley Borough Council, Local Plan Part 1;
Guildford Borough Council Local Plan: strategy and sites (2015 - 2034);
Vale of White Horse, Local Plan Part 1;
London Borough of Redbridge, Local Plan 2015-2030, Inspector’s Report (January 2018);
City of Bradford Metropolitan District Council Core Strategy;
Birmingham City Council (Birmingham Development Plan 2031) Inspector’s Report – March 2016.

The key Exceptional Circumstances identified in the Inspectors’ Reports are:
§

Local Authority Wide Considerations:
o
o
o
o
o
o
o

§

Site Specific Considerations:
o
o
o
o
o
o

2.57.

Ability for Unmet Need to be accommodated elsewhere in the Borough;
Alternative Sites – Brownfield;
Alternative Sites – Greenfield Non Green Belt;
Overall Scale of Under-provision if only non-Green Belt Land utilised;
Other Landscape Constraints e.g. AONB;
Recent Under-delivery of Housing;
Employment need.

Contribution to Green Belt Purposes;
Character of Site;
Location of the Site;
Sustainable Development;
Defensible Boundary;
Benefits of development.

Many, if not all, of these circumstances apply in EBC. Therefore, we strongly believe that EBC has a strong
rationale for removing sensible land from the Green Belt which has been well informed by the evidence
base produced and the information obtained from promoters on the availability of land.
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2.58.

Overall, TCE supports this Option and the inclusion of their four sites within this Option.
Exceptional Circumstances exist. Although, not all of TCE’s ownership at Land at Horringdon Farm
is included in this Option, we believe that all of this land is suitable for allocation within the
Regulation 19 version of the plan on the basis of the Masterplan options outlined in Appendix 2. All
of the four sites are available now. Any proposals on the sites will be landscape led, and there is
the opportunity to create areas of public open space on the land deemed most sensitive. This will
offer a host of benefits to new and existing residents.

2.59.

This Option delivers all of the new homes in the borough and goes beyond the minimum target. The
Options allows for the optimisation of previously developed land, alongside the delivery of suitable
Greenfield sites, all more likely to achieve the delivery of a balanced mix of housing. The four sites
TCE are promoting all offer the ability to make compensatory improvements to the Green Belt, and
open inaccessible private land for public use.

2.60.

Following our conclusions on the feasibility of the urban area accommodating the number of
dwellings suggested and our concerns expressed in relation to the KSA, we do not believe that this
Option will deliver as many as 16,300 new homes over the plan period. With the release of some of
the most weakly performing Green Belt sites, located in sustainable locations (such as the four
sites being promoted by TCE) and some urban brownfield land should still allow EBC to achieve its
housing need with some contingency. It will be important for the sustainability appraisal and site
selection process to consider over and above the baseline housing requirement. This will be a
robust analysis of reasonable alternatives and spatial development options. It might well be the
case that through this Option EBC is able to meet some of the adjacent Authorities unmet neds,
though the priority will clearly be to ensure robust and positively prepared plan. This will be
achieved through planning for more than simply the base needs.

Strategic Option 4
2.61.

Strategic option 4 seeks to deliver approximately 5,300 new homes through ‘optimising densities and
ensuring effective use of land across the urban area’. This Option maintains the existing Green Belt
boundaries. It relies on the Duty to Cooperate to address an unmet housing need of approximately 4,000
homes.

Urban Capacity and Density
2.62.

This Option highlights that densities will also be optimised. TCE has outlined concerns with respect of the
ability to achieve this in commentary on Option 1. Should Option 4 be pursued, owing to concerns over the
capability of delivery, and over reliance on windfall sites, this Option would likely fail to deliver even 5,300
homes. It could lead to a local plan with an uncertain trajectory.

Duty to Cooperate
2.63.

As outlined in Table 2.1 both EBC and Savills’ research confirms that this is not possible to rely on the Duty
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to Cooperate as none of the surrounding authorities have the ability to take EBC’s need. Therefore, this
option should be excluded.
2.64.

Crucially, this Option fails to plan for all of the homes needed in the Borough. Option 4 is therefore
contrary to the NPPF, notably in the context that EBC is consulting on Options which can meet that
need on suitable and sustainable sites.

Strategic Option 5
2.65.

Strategic Option 5 aims to deliver approximately 9,400 new homes. EBC state they will do this by:
1. Optimises densities and ensuring effective use of urban land.
2. Removing smaller sub-divided parcels of land from the Green Belt where:
- it is weakly performing, or it is not essential for the Green Belt policy to work properly; and
- it is not, or only partially, affected by absolute constraints which prevent development
coming forward.

2.66.

This means that there will be no unmet housing need.

Urban Capacity and Density
2.67.

This Option highlights that densities will also be optimised. TCE has outlined concerns with respect of the
ability to achieve this in commentary on Option 1. This indicates that the local plan should include sufficient
plan contingency and avoid over-reliance on windfall sites.

Key Strategic Areas (KSA)
2.68.

TCE has outlined concerns that two of the KSAs can be delivered at the pace required, along with further
technical concerns in our comments on Option 2.

Green Belt
2.69.

This Option includes the release of land from the Green Belt where it is weakly performing. TCE support
this approach. As outlined in TCE’s response to Option 3, all of the four sites TCE is promoting are
recommended sites for further consideration, save part of Land at Horringdon Farm – the evidence base
which TCE question. See more detailed commentary on the Green Belt Review in relation to the four Crown
Estate sites in Appendices X, 1-5. TCE supports the release of this land from the Green Belt for residential
development.

Exceptional Circumstances
2.70.

TCE has outlined commentary with respect of the Exceptional Circumstances justification in EBC in the
comments on Option 3.
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2.71.

The reasons to support Option 5 are the same as Option 3. Though, it is noted that this option may
not provide the additional plan contingency or flexibility to ensure it is robust and effective.

2.72.

TCE supports this Option and the inclusion of their four sites within this Option as potential
development allocations for the reasons outlined in the response to Option 3.
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3.

Conclusions & Recommendations

3.1.

The Crown Estate (TCE) is in support of Options 3 and 5 only, with a preference for Option 5. In stating
this, the Regulation 19 Local Plan may well be a fusion of all the consulted Options, which need not be
mutually exclusive. Thus, EBC should adapt a fresh approach to the previous Regulation 18 consultation,
which sought to only focus on the Key Strategic Areas (KSA). This is unlikely to deliver development at the
speed required or provide for a balanced mix of housing.

3.2.

EBC urgently requires an up to date local plan to achieve:
§

§
§
§
§

The Housing required (OAN/ standard method) and ensure the balanced housing mix required in the
Borough and to achieve the National policy objective for EBC to meet its housing needs, notably in
the context of adjacent Authorities not being able to meet that need;
Allowing the release of Green Belt sites, which have demonstrated they are suitable, available and
deliverable and lack absolute constraints;
Developing appropriate parts of the urban area to a density that is not going to harm the character of
Elmbridge;
Proposing an appropriate density to ensure land use is maximised whilst in keeping with the existing
streetscapes/ character of the Borough;
Which meets the Exceptional Circumstances criteria to release land from the Green Belt. These criteria
are all present in EBC.

3.3.

This can be achieved via a combination of Options 3 and 5 as these are the options which meet housing
needs. Option 3, by seeking to plan positively for more housing, would provide additional plan flexibility and
contingency, which will aid its effectiveness, and enable a broad range of strategic spatial options to be
tested in the sustainability appraisal. This would support analysis of clear reasonable alternatives and
enable those sites which perform poorly in Green Belt terms, and well against sustainable development
objectives to be allocated.

3.4.

TCE owns four parcels of land at the villages of Claygate and Oxshott which may be suitable for housing
allocations. Technical masterplanning, landscape and highways reports are appended to this
representation (see Appendices X, 1-5). These provide the further technical basis and reasoning for the
allocations in the next draft Local Plan and respond positively to EBC’s proposition that these sites could
be brought forward for development. In total, the land promoted by TCE equates to a potential residential
capacity of circa 500 dwellings. All four parcels of land feature in Options 3 and 5. The sites will all enable
suitable mitigation for loss of Green Belt and are all well located adjacent to existing settlements.

3.5.

Exceptional Circumstances to release Green Belt land have been identified across the country in precedent
Inspector’s Reports. A number of core themes are all common to EBC for example:
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3.6.

·

The inability for Unmet Need to be accommodated elsewhere in the Borough (or in neighbouring
Authorities);

·

The absence of sufficient alternative Brownfield sites or non-green belt land;

·

The presence of number of sustainable alternative sites, which are environmentally unconstrained
and perform a limited contribution to the Green Belt (based on evidence);

·

Recent Under-delivery of Housing and wider economic needs for housing to support jobs;

TCE is happy to meet EBC to discuss this submission and the potential site allocations in further detail.
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1.

Introduction & Executive Summary

1.1.

The Crown Estate is an independent commercial business, established by an Act of Parliament, with a
diverse portfolio of assets, including central London, regional retail, energy, minerals and infrastructure, as
well as major rural landholdings. Across their rural portfolio, one of The Crown Estate’s activities involves
promoting development opportunities to help meet local housing needs. Importantly, 100% of The Crown
Estate’s profit is returned to the Treasury for the benefit of the nation.

1.2.

The Elmbridge Borough Council (EBC) Regulation 18 version Local Plan consults on five options for the
Borough. Savills write these representations on behalf of The Crown Estate (TCE), in support of Options 3
and 5, with a preference for Option 5. In stating this, the next draft (Regulation 19) Local Plan may well be
a fusion of all the consulted Options, which need not be mutually exclusive. Thus, EBC should adopt a
fresh approach to the previous Regulation 18 consultation, which sought to only focus on the Key Strategic
Areas (KSA) as this is unlikely to deliver development at the speed required or provide for a balanced mix
of housing.

1.3.

TCE wishes to respond positively to the EBC consultation, and identification of land controlled by TCE
within Options 3 and 5. EBC urgently requires an up to date local plan to achieve:
§

§
§
§
§

1.4.

The Housing required (OAN/ standard method) and ensure the balanced housing mix required in the
Borough and to achieve the National policy objective for EBC to meet its housing needs, notably in
the context of adjacent Authorities not being able to meet that need;
Allowing the release of Green Belt sites, which have demonstrated they are suitable, available and
deliverable and lack absolute constraints;
Developing appropriate parts of the urban area to a density that is not going to harm the character of
Elmbridge;
Proposing an appropriate density to ensure land use is maximised whilst in keeping with the existing
streetscapes/ character of the Borough;
Which meets the Exceptional Circumstances criteria to release land from the Green Belt. These criteria
are all present in EBC.

TCE own four parcels of land at the villages of Claygate and Oxshott which may be suitable for housing
allocations. A summary of the sites is as follows:
Land at South of Hare Lane, Claygate
·
·

Capable of delivering circa 110 residential units.
Situated in a highly sustainable location, adjacent to Claygate train station and in very close
proximity to the village centre.
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Land at Horringdon Farm, Claygate
·
·
·

Capable of delivering circa 120 residential units.
A large site that is capable of delivering community facilities such as large areas of public open
space.
Situated in a sustainable location adjacent to existing residential development.

Land East of Blundel Lane, Oxshott
·
·

Capable of delivering circa 160 residential units.
Situated in a sustainable location adjacent to existing residential development.

Land South East of Danes Way, Oxshott
·
·
·

Capable of delivering circa 90 residential units.
Situated in a sustainable location adjacent to existing residential development.
Well screened by the existing landscape, any proposals will seek to enhance the surrounding
landscape and mitigate harm.

1.5.

Technical masterplanning, landscape and highways reports are appended to this representation (see
Appendices X, 1-5). These provide the further technical basis and reasoning for the allocations in the next
draft local plan and respond positively to EBC’s proposition that these sites could be brought forward for
development.

1.6.

TCE owns an additional parcel of land in Claygate which they are not actively promoting, this is land South
East of Coverts Road in Claygate, which is not available for development at this time. TCE consider that
the planning merits of the other four sites are greater and thus does not want Coverts Road to be considered
further in the plan making process.

1.7.

EBC has produced or commissioned a variety of evidence base documents in order to inform their local
plan. We have reviewed the relevant evidence base within this representation and where necessary
provided a brief critique. Of note, we support the production of the Green Belt Review (2018-19), prepared
by Arup, which includes assessments of sub areas within the Borough. We support that TCE’s sites have
been recommended for further consideration for release from the Green Belt within this review. TCE sites
are not all noted within the most recent Land Availability Assessment (2018), prepared by EBC, but we
would like to confirm that all four of the TCE sites are available for development now. Should this document
be updated, we would wish for TCE’s sites to be included.

1.8.

Exceptional Circumstances to release Green Belt land has been identified across the country in precedent
Local Plan Inspector’s Reports. A number of core themes are all common to EBC for example:
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1.9.

·

The inability for Unmet Need to be accommodated elsewhere in the Borough (or in neighbouring
Authorities);

·

The absence of sufficient alternative Brownfield sites or non-green belt land;

·

The presence of number of sustainable alternative sites, which are environmentally unconstrained
and perform a limited contribution to the Green Belt (based on evidence);

·

Recent Under-delivery of Housing and wider economic needs for housing to support jobs;

This representation provides commentary on the five options EBC have published. In summary:
Option 1
Option 1 should be disregarded. Whilst we acknowledge that effective use of land and density optimisation
on sites is preferable, TCE believes this Option takes this too far and is likely to harm the character of
Elmbridge. We question some of the ways the Urban Capacity study (2018) is proposing to increase the
density and think many of the suggestions are not feasible. Instead we suggest a more moderate density
is proposed for the borough and believe that an option without Green Belt release is not realistic. This will
maintain the character of the settlements within the Borough.
Option 2
Option 2 should be disregarded. It is not a feasible option as it relies on the Duty to Cooperate, in which
both EBC and Savills’ research confirms it is unlikely that EBC will be able to ‘export’ any of its unmet
housing needs. In addition, this option relies on the 3 Key Strategic Areas (KSA), which have serious
challenges with delivery owing to the number of environmental constraints and landownership complexities.
The local plan must be deliverable, and to achieve this a much wider range of sites will be required.
Option 3
Option 3 is feasible and TCE supports this. In addition, TCE supports the inclusion of their four sites within
this option. We support the concept of developing the urban areas where possible and also including the
release of land from the Green Belt. We do believe that the housing number suggested is higher than would
be achieved in reality as we believe some of the land in the urban areas will not deliver the amount of
homes EBC is suggesting. Through planning for greater than need, Option 3 is the only consulted option
which is likely to provide the necessary Local Plan contingency and flexibility. It may also lead to a
contribution toward meeting adjacent Authorities unmet needs.
We believe there is a strong case of Exceptional Circumstances for the release of land presently in the
Green Belt in EBC. In association with this, it accords with the NPPF in regard to locating development in
sustainable locations and where the land is available, suitable and deliverable.
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Option 4
Option 4 should be disregarded. It fails to plan for all the homes in the Borough and also relies on the Duty
to Cooperate (it seems clear that adjacent Local Authorities will not be able to accommodate any of EBC’s
unmet needs). Considering EBC have come up with options that meet the housing need, it can be
concluded it is possible to meet the need and thus EBC should be doing all they can develop the option
that enables this.
Option 5
Option 5 is feasible and TCE supports this. In addition, TCE supports the inclusion of their four sites within
this option. This option meets the housing need in full, but without releasing land unnecessarily from the
Green Belt and it also includes more realistic expectations in regard to the urban capacity.
EBC clearly accepts that Green Belt release is inevitable to meet its housing target. We believe there is a
strong case of Exceptional Circumstances for release of land presently in the Green Belt in EBC.
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2.

Commentary on the Elmbridge Local Plan Options

2.1.

Elmbridge Borough Council’s (EBC) draft Options Consultation document focuses predominantly on
housing. It is understood that at this stage no specific sites are being allocated for development. The
Standard Methodology, introduced in July 2018, outlines a calculation of housing needs for Elmbridge at
623 new homes per year. Thus, this is the number new homes per year that EBC needs to plan for. Overall,
this equates to 9,345 new homes over the proposed plan period (15-years). The NPPF is clear, that every
effort must be made to meet development needs, including economic and housing. The NPPF, and PPG
are also clear that a robust analysis of development options must be taken, including via sustainability
appraisal in site selection.

2.2.

EBC has commissioned the production of various evidence base documents that they are using to inform
the local plan preparation. The key studies that we have reviewed as a part of this representation are:
·
·
·
·
·

Density Study (2019), prepared by EBC
Urban Capacity Study (2019), prepared by Troy Planning and Design
Landscape Sensitivity Study (2019), prepared by Arup
Green Belt Review (2018-19), prepared by Arup
Land Availability Assessment (2018), prepared by EBC

2.3.

We have used our analysis of these key evidence base documents when assessing the appropriateness
of the options EBC have proposed. We do not repeat the evidence base in this representation.

2.4.

TCE supports the proposition to consider for allocation four sites in Options 3 and 5. These Options include:
·
·
·
·

2.5.

Land at South of Hare Lane, Claygate
Land at Horringdon Farm, Claygate
Land East of Blundel Lane, Oxshott
Land South East of Danes Way, Oxshott

Although Options 3 and 5 are favoured by TCE, the final version of Plan could end up as a fusion of these
Options. These are not mutually exclusive. For example, to meet the identified development needs and
respond positively, recognising the absence of an ability for adjacent Local Authorities to accommodate
any unmet housing needs, it appears likely that EBC cannot simply rely on non-Green Belt land, and the
three KSAs.
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Strategic Option 1
2.6.

Strategic Option 1 seeks to deliver circa 9,345 new homes by significantly increasing densities on all sites
across the urban area. This means that there will be no unmet housing need.

2.7.

This Option states that it will seek to achieve this by identifying open spaces, such as allotments and playing
fields for redevelopment and relocating these uses within the existing Green Belt. It also requires housing
sites to be delivered at “very high densities of over 85 dwellings per hectare [dph]”. This option would result
in densities that are over double the current average and would lead to taller buildings than currently in the
urban area.

2.8.

On the basis of the EBC commissioned a Density Study (2019), TCE questions how all development
needs can realistically be accommodated in the urban areas without compromising the character of the
Borough. The principles of the Design and Character Supplementary Planning Document (SPD) (2012) will
likely be placed at risk through the over development of land, at inappropriate densities. It is plain from the
evidence that the present average gross densities of the urban areas are substantially lower than that
needed.

2.9.

The report concludes that existing densities across Elmbridge are low and none of the eight settlements
has an existing density of over 30dph. There are only three high rise tower blocks in the Borough located
in Walton-on-Thames. Overall, high-rise development is not characteristic, instead the Borough is
characterised by low density and low-rise developments.

2.10.

The higher density schemes being built include: - conversions, subdivisions and flats above shops which
are usually smaller and thus, have higher densities. High densities do not necessarily result in higher
numbers of housing units being built. Thus, this will not assist in meeting the Local Plan housing target/
need, unless higher numbers of units are consented than the precedents suggest. In the suburban areas,
the densities are varied, some exceed minimums, but many still being granted have densities under 30dph.

2.11.

The Urban Capacity Study (2018) assesses the potential to accommodate new housing development
within the defined urban areas across the Borough. This study concludes the potential to accommodate
approximately 5,454 new dwellings in the existing built-up areas across the Borough over the next fifteen
years. This sits well below the housing necessary in Option 1.

2.12.

The Urban Capacity Study goes through a variety of options for maximising the space in the urban areas
of Elmbridge. Whilst, plainly some of these opportunities may be realised, they are not without complexity,
for example:

2.13.

‘Land swaps’ involves identifying sites within the existing built-up area for relocation into areas of Green
Belt, thus freeing up land within the built-up area, including sports clubs and associated facilities. To achieve
these objectives will of course require multiple land parties, and relocation of facilities.

2.14.

‘Reconsidering employment land’, involves redevelopment of employment land within the Borough, which
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will have potential economic consequences.
2.15.

‘Rationalising car parking’, includes an assessment of car park utilisation to see if any can be released for
housing. This will have transport and economic implications.

2.16.

‘Making the most of public sector assets’, which includes social and community uses, such as health
centres, community and youth centres, which could potentially be amalgamated to bring benefits in terms
of shared facilities and parking. The availability of public sector land and bringing it into better use is clearly
a laudable objective, but not without its complexity with respect of procurement and delivery.

2.17.

The option that includes ‘further exploring potential through design’, involves fully assessing sites through
site-specific assessments, including design analysis. Design analysis would allow the particular
characteristics and site context to be investigated and may demonstrate the potential for higher density
development that is appropriate to location, reflecting local character, scale and type of development. This
is of course possible; but would need to be undertaken on a site-specific basis against the relevant design
guidance on character and context.

2.18.

The option for ‘unblocking the potential’, includes sites which might not be deliverable in the short-term, but
which do offer longer-term potential subject to other factors, such as reviewing policy designations and
current use types. There is a high level of uncertainty associated with option and said land would not meet
the pressing need for development and risks the delivery of the local plan.

2.19.

‘Area-wide masterplan approach to areas of opportunity’, includes identifying locations where there are
multiple land owners and active uses. It is openly expressed that the viability of this option is difficult to
assess and that there are a lot of complex landownerships involved.

2.20.

The Urban Capacity study concludes that they estimate there is the potential to accommodate
approximately 5,454 new dwellings in the existing built-up areas across the Borough over the next fifteen
years. TCE believes that this would result in over development in the urban areas of Elmbridge, which
would impact on their character, loss of facilities and open spaces. Alongside the Density Study, it is plain
that to achieve anywhere near 5,454 dwellings will be a challenge. The NPPF requires that development
allocations are robustly justified as being available, achievable and deliverable over the plan period, and
advises against over reliance on windfall sites.

2.21.

Whilst we acknowledge that effective use of previously developed land is preferable, the local plan
cannot place undue reliance on this, otherwise it will be undeliverable and is likely to harm the
character of Elmbridge. Option 1 is therefore unlikely to be sound and meet the requirements of the
NPPF.
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Strategic Option 2
2.22.

Strategic Option 2 seeks to deliver circa 6,800 new homes by optimising densities and utilising land across
the urban area. EBC state that this option includes:
1. Creating areas for new homes by removing land from the Green Belt where;
a) it is weakly performing the purpose(s) of Green Belt policy;
b) it is in a sustainable location for new homes; and
c) it is not, or only partially, affected by absolute constraints which prevent development
coming forward
2. Using the Duty to Co-operate to see if other authorities’ can meet some of our need.

2.23.

This Option means there would be an unmet need of circa 2,500 homes.

Key Strategic Areas (KSA)
2.24.

This Option also relies on the three Key Strategic Areas (KSA). In total these equate to 188 hectares
(approximately 3% of the Green Belt in the Borough). The KSAs have been identified based on the Green
Belt review only, with no evidence to date of suitability, availability and achievability being provided by EBC.
As such, it is not possible to ascertain what capacity these sites have to deliver housing during the plan
period.

2.25.

This Option acknowledges that not all of the land contained within the KSA is suitable or available for
development. In total, this Option accounts for the KSA delivering approximately 1,400 homes. TCE
question if this is still too many homes in these three areas.

2.26.

The inclusion of these sites appears to have been carried over from the draft Local Plan consultation in
2016. TCE supports the fact it has been acknowledged these KSA are not able to meet the borough’s
housing need almost in their entirety. It is more deliverable and robust to spread the delivery of new homes
across the borough.

2.27.

These KSA appear flawed in terms of their potential to come forward for development, and EBC would
benefit from a fresh approach to their local plan which draws on the evidence available and suggests
allocations which are more likely to be delivered.

Green Belt Review & Technical Commentary on the KSAs
2.28.

In 2016, EBC commissioned a Green Belt Boundary Review (GBBR). In light of the consultation responses
received from the Strategic Option Consultation in 2016, changes to the NPPF and PPG and the findings
from additional technical work EBC decided to review and re-evaluate the options regarding the Green Belt.
A key comment from the 2016 consultation was that the KSA were too large and further work should be
undertaken to identify smaller areas of Green Belt that may be suitable for release. TCE agrees with this
approach.
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2.29.

The GBBR (2016) assessed 78 ‘Local Areas’ and two non-Green Belt Areas identified on the basis of the
presence of permanent and defensible boundaries. In total, 12 Local Areas were identified as weakly
performing in Green Belt terms. The three KSA were also identified as sites with potential for large scale
development (Local Areas 14, 20 and 58). Specifically, the Green Belt Review (2019) did not review the
three Key Strategic Areas identified in the Council’s Strategic Options Consultation 2016.

2.30.

In the 2017 TCE representations on the previous Regulation 18 local plan TCE highlighted that land north
of the A309 comprises (Local Area 58) was assessed as scoring weakly on Purpose 2 in the EBC Green
Belt Boundary Review (2016). Whilst it does indeed make ‘only a very limited contribution to the overall gap
between Long Ditton and Claygate’ (para 6.1.8), it represents the only gap between Long Ditton and
Hinchley Wood. It therefore should be scored 3, for which the criterion is ‘a “wider gap” between non-Green
Belt settlements where there may be scope for some development, but where the overall openness and
the scale of the gap is important to restricting merging.’ The Green Belt Boundary Review – Assessment of
Weakly Performing Local Areas document (2019) does not address this issue we raised. This is one of a
number of questions TCE has on the Green Belt release credentials of parts of the KSAs.

2.31.

It is accepted that the site at Chippings Farm, Cobham (also referred to as Local Area 20) is likely to be
available based on the history of the site and its ownership. In addition, it is accepted that the site provides
little benefit to the purposes of the Green Belt, due to its location between the A3 Esher By-Pass and
existing residential development at Cobham. As such, no criticism of this area being selected to date is
given.

2.32.

However, there are significant concerns as to the ability for the sites at Land North of Blundel Lane (Local
Area 14) and Land North of A309, Long Ditton (Local Area 58). Notably, with respect of Blundel Lane: ·

·

·

·

·

The Crown Estate

Part of the Knowle Hill site is also covered in Ancient Woodland and the development of the
wider land parcel would result in the loss of the Knowle Hill Parkland that surrounds this existing
building, thereby reducing its suitability for development were it to become available at any point.
The northernmost section of the KSA is also heavily constrained by ancient woodland, as well
as by an area of village green/ common, a pond and a National Nature Reserve, making the
majority of the site unsuitable and unachievable.
There is a small field which is relevantly unconstrained but which is located in the centre of the
wider KSA, therefore requiring land at Knowle Hill House/ Park to become available to achieve
access.
The south-eastern section of the site is also heavily constrained by areas of mature trees and
woodland, as well as containing a War Memorial and a Scout Camp. Areas of open land are
limited in this location and access would be heavily restricted by the presence of trees and the
shared boundary with the railway line to the south. Therefore, both the availability and suitability
of the site is questioned, with no evidence provided by EBC to support the proposed allocation.
Due to the various access constraints, access to local facilities would need to be taken via the
west of the site. This moves both pedestrian and vehicular traffic further away from the closest
local facilities, which are situated to the east of the site in Oxshott.
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2.33.

In addition, our key concerns with Land North of A309, Long Ditton include:
·

·

·

·

The north-western section of the site is occupied by a number of small land parcels, with existing
uses including a Pavilion, Sports Ground, Hockey Club, Allotments and Cricket Ground. There
is also a large area designated as a Local Nature Reserve to the south of these land parcels,
isolating them from the wider allocation.
The central northern section of the site comprises an existing private school and grounds, a
Cemetery and a Manor House, used as a business premises. In the centre of the site sits the
Squire’s Garden Centre. No details of availability are provided for these land parcels and are not
considered suitable, given the wide range of important existing uses which would need to be
found elsewhere within the Borough if these were to be lost. In the Land Availability Assessment
(LAA) (2018) it makes it clear that it is unknown if Land North of A309 is available.
The easternmost section of the site falls outside of the EBC administrative boundary, instead
being located within the Royal Borough of Kingston Upon Thames. This site would require cooperation with the neighbouring Borough to come forward. In addition, the site is made up of
playing fields associated with the nearby Southbrook High School, also located in the
neighbouring Borough. Whilst the availability of the site is unknown, any development would
have to replace these fields elsewhere, within close proximity to the school.
There are also a variety of ecological constraint such as woodland.

2.34.

Neither site is considered to be without a significant amount of absolute constraints, both have complex
landownership issues, thus both are therefore considered unsuitable for Local Plan allocation.

2.35.

EBC should be looking to adopt a fresh approach, thus we suggest the removal of reference to the KSA
and all sites should be considered on a ‘level playing field’ so that the most appropriate sites are delivered.

Urban Capacity/ Density
2.36.

This Option highlights that densities will be optimised. TCE has outlined concerns with respect of the ability
to achieve this in commentary on Option 1.

Duty to Cooperate
2.37.

Option 2 acknowledges that ‘other authorities already indicated they cannot take our need’. Therefore, we
believe this option should be excluded as it has already been concluded that it does not work. Savills have
conducted a review of the surrounding authorities to EBC in order to confirm this view that the surrounding
authorities are unable to take on some of EBC’s unmet need, (see conclusions in Table 2.1). We agree
with EBC’s conclusions and do not believe that this is a feasible solution as we are unable to see an
authority that has the ability to assist.
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Table 2.1: Neighbouring Authorities to EBC
A
Local
Authority
Guildford
Borough
Council

Woking
Borough
Council

Planned
Period

Housing

&

B

C

Plan Status

Up to date
DifferenceComments
OAN

Local
10,678 over 19 year period.
adopted
562dpa
2019.

D

562
Plan (Guildford
April Local Plan, 0
2019)

409
Producing a Site
(MHCLG
4964 net additional dwellings Allocations
Standard
in 17 year period. 292dpa
Development
Method,
Plan Document.
2014)

Mole Valley
441
District
3,760 net additional dwellings In
the
early (MHCLG
Council
in 20 year period.
stages of local Standard
188dpa
plan production. Method,
2014)

-225

-253

Kingston
Borough
Council

6,434 over 10 year period.
634dpa.

The Crown Estate

1,527
Regulation
18
(MHCLG
consultation
Standard
May-July 2019.
Method,
2014)

-839

Housing number is
fixed, therefore will not
be taking on any unmet
need from neighbouring
authorities.
Housing Delivery Test
Measure
(HDT)
measure: 75% (buffer)
Unable to meet their
housing need, other
authorities taking some
of their unmet need.
Thus, they will be
unable to take on any
other authorities unmet
need.
HDT measure: 153%
Constrained by Green
Belt and AONB.
HDT measure: 77%
(buffer)
Draft new London Plan
proposes the target of
1,364 homes per year in
Kingston. KBC object to
this. The targets in the
London
Plan
is
consistently,
significantly increasing.
Unlikely they will be
able to take on any
other authorities unmet
need,
particularly
outside of the London
Boroughs.
HDT measure: 75%
(buffer)
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Richmond
Borough
Council

Runnymede
Borough
Council

3150 over 10 year period.
315dpa

Local
adopted
2018.

1,709
Plan (MHCLG
July Standard
Method,
2014)

-1,394

Local Plan at
examination, two
557
stages
of
(MHCLG
466-535dpa over 20 year hearings taken
Standard
period
place and the
Method,
third stage due to
2014)
commence
November 2019.

Housing number is
fixed, therefore will not
be taking on any unmet
need.
HDT measure: 114%

The plan is near
adoption,
housing
number is near fixed
thus they are unlikely to
-91 /\ -22
take on any additional
unmet
need
from
nearby authorities.
HDT measure: 116%

Spelthorne
590
Borough
3,320
dwellings
to
be Regulation
18
(Five Year
Council
provided in the period 2006- consultation took
Supply
2026
place in May
Statement,
166dpa
2018.
April 2019)

Constrained by areas of
flood risk, Green Belt
and
environmental
-424
designations.
HDT measure: 63%
(buffer)

Source: Various Local Planning Authorities websites. (Note this is based on Savills analysis).
2.38.

Many of the surrounding authorities are highly constrained so are struggling to meet their own needs and
maintain a Five-Year Housing Supply (5YHLS). This includes the substantial unmet needs of the relevant
Greater London Authorities. There are also a few authorities that have recently adopted local plans, thus
only Guildford has a truly up to date plan, noting that Runnymede is still at Examination. It can be concluded
that there is not a single surrounding authority which is able to assist EBC with meeting their need, given
the level of shortfall of housing provision against needs, and given the stages of plan production in London
and Surrey.

2.39.

Overall, Option 2 is not a feasible option. It relies on the Duty to Cooperate, in which both EBC and
Savills’ research suggests it is unlikely to deliver the desired outcome. Therefore, it is certain EBC
will be unable to meet its local plan housing target through this option. This is contrary to Paragraph
11 of the NPPF which says that ‘plans should positively seek opportunities to meet the development
needs of their area’. Paragraph 35a of the NPPF states that in order for a plan to be positively
prepared it should be ‘providing a strategy which, as a minimum, seeks to meet the area’s
objectively assessed needs’. It also relies on the 3 KSAs, two of which TCE questions with respect
of the available evidence base re: technical justification and deliverability.
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Strategic Option 3
2.40.

Strategic Option 3 seeks to deliver circa 16,300 new homes. This option delivers all of the new homes in
the Borough and also helps other boroughs and districts meet their housing need. EBC state they will do
this by:
1. Optimising densities and ensuring effective use of land across the urban area.
2. Removing land from the Green Belt where:
- it is weakly performing, or it is not essential for the Green Belt policy to work properly,
- it is being put forward for development by the landowner regardless of strength or
importance; and
- it is not, or only partially, affected by absolute constraints which prevent development
coming forward.

2.41.

This means that there will be no unmet housing need and EBC may well be able to accommodate some of
the evident (and expected) unmet needs of adjacent authorities.

2.42.

This Option delivers all of the new homes in the borough and also helps other boroughs and districts meet
their housing need. Although this Option goes beyond the Standard Methodology figure for EBC, it should
be stressed that this figure is provided as a minimum (NPPF Paragraph 11). In addition, in order to meet
the tests of soundness in Paragraph 35 of the NPPF (2019) and be considered ‘positively prepared’ it is
stressed authorities should see to meet their objectively assessed needs (OAN) as a minimum and unmet
need from neighbouring areas is accommodated where it is practical to do so. As demonstrated in Table
2.1 surrounding authorities are highly constrained and some are struggling to maintain a 5YHLS. Thus, it
is highly likely that there are other surrounding authorities with unmet needs that EBC can assist with.

Urban Capacity and Density
2.43.

This Option highlights that densities will also be optimised. TCE has outlined concerns with respect of the
ability to achieve this in commentary on Option 1.

Key Strategic Areas (KSA)
2.44.

TCE has outlined concerns that two of the KSAs can be delivered at the pace required, along with further
technical concerns, in our comments on Option 2.

Green Belt
2.45.

This Option includes the release of land from the Green Belt where it is weakly performing. TCE support
this approach. All of the four sites TCE is promoting are recommended sites for further consideration, save
part of Land at Horringdon Farm – the evidence base which TCE question. See more detailed commentary
on the Green Belt Review in relation to the four Crown Estate sites in Appendix X, 1-5. TCE supports the
release of this land from the Green Belt for residential development. We do not believe that any of the TCE
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sites meets the Green Belt purposes strongly, they are well screened with defensible boundaries from the
rest of the Green Belt beyond and all of the sites are in sustainable locations adjacent to existing
settlements.
2.46.

With regard to the Green Belt release part of this option, it suggests allocating sites which have been
promoted by a landowner or developer for development, regardless of strength or importance. Although it
is positive that EBC is suggesting a more proactive method of aiming to meet its housing need, we feel that
it should be stressed that it is most sustainable to first consider sites that are being promoted and are
available, but also score more weakly in the Green Belt assessment.

Exceptional Circumstances to Review the Green Belt
2.47.

It is acknowledged that there is no formal definition to demonstrate Exceptional Circumstances, albeit the
NPPF does refer to three criteria which must be met which enables planning authorities to ensure other
reasonable options have been considered to meet its identified need for development before Exceptional
Circumstances exist. EBC should take comfort in national precedents supporting Green Belt release, which
demonstrate significant parallels to situation in EBC. This should be conveyed in an Exceptional
Circumstances report which should be drafted by EBC to support the Regulation 19 local plan.

2.48.

Paragraphs of the NPPF which guide an evaluation of Exceptional Circumstances are as below [emphasis
added].
·

“136. Once established, Green Belt boundaries should only be altered where Exceptional
Circumstances are fully evidenced and justified, through the preparation or updating of
plans. Strategic policies should establish the need for any changes to Green Belt boundaries,
having regard to their intended permanence in the long term, so they can endure beyond the
plan period. Where a need for changes to Green Belt boundaries has been established through
strategic policies, detailed amendments to those boundaries may be made through non-strategic
policies, including neighbourhood plans.

·

137. Before concluding that Exceptional Circumstances exist to justify changes to Green Belt
boundaries, the strategic policy-making authority should be able to demonstrate that it has
examined fully all other reasonable options for meeting its identified need for development.
This will be assessed through the examination of its strategic policies, which will take into account
the preceding paragraph, and whether the strategy:
a) makes as much use as possible of suitable brownfield sites and underutilised land;
b) optimises the density of development in line with the policies in chapter 11 of this Framework,
including whether policies promote a significant uplift in minimum density standards in town and city
centres and other locations well served by public transport; and;
c) has been informed by discussions with neighbouring authorities about whether they could
accommodate some of the identified need for development, as demonstrated through the
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statement of common ground.
·

138. When drawing up or reviewing Green Belt boundaries, the need to promote sustainable
patterns of development should be taken into account. Strategic policymaking authorities should
consider the consequences for sustainable development of channelling development towards urban
areas inside the Green Belt boundary, towards towns and villages inset within the Green Belt or
towards locations beyond the outer Green Belt boundary. Where it has been concluded that it is
necessary to release Green Belt land for development, plans should give first consideration to
land which has been previously-developed and/or is well-served by public transport. They
should also set out ways in which the impact of removing land from the Green Belt can be
offset through compensatory improvements to the environmental quality and accessibility
of remaining Green Belt land.”

2.49.

As above, Exceptional Circumstances must be fully evidenced and justified via the Local Plan process. If
a), b) and c) in Paragraph 137 have been carried out and development needs still cannot be met,
Exceptional Circumstances exist.

2.50.

Policies altering the Green Belt must have ‘regard to their intended permanence in the long term, so that
they can endure beyond the plan period’. Therefore, a long-term strategy should comprehensively address
housing need; the stage the Council is at now is the most appropriate plan-making stage to address
Exceptional Circumstances, rather than during revisions of the plan as required at least every 5 years.

2.51.

The local plan must first make best possible use of brownfield and underutilised land, density, and
cooperation with neighbouring authorities. This is an area that EBC have considered, although as
demonstrated there is limited scope for this in the Borough (see TCE’s comments with respect of Option
1).

2.52.

Offsetting Green Belt removal through compensatory improvements to the environmental quality and
accessibility of remaining Green Belt land is an additional consideration for Green Belt sites. The PPG
provides details of these compensatory improvements which can include: new and enhanced green
infrastructure, woodland planting, landscape and visual enhancements, improvements to biodiversity,
habitat connectivity and natural capital, new or enhanced walking and cycle routes and improved access
to new, enhanced or existing recreational and playing field provision (Ref ID: 64-002020190722).
Paragraph 3 of the PPG lists how these improvements can be secured, identifying the appropriate use of
conditions, Section 106 obligations and the Community Infrastructure Levy (CIL). There is scope to include
this within proposals for development on TCE’s land.

2.53.

The PPG also now includes guidance relating to matters of openness, including spatial and visual aspects
of openness, duration and how development can be remediated, and hence the degree of (development)
activity likely to be generated (Ref ID: 64-001-20190722). Whilst this is new in terms of the PPG, this
amendment to the PPG does not alter the existence of Exceptional Circumstances.

2.54.

There is no formal definition to demonstrate Exceptional Circumstances, albeit the inclusion to paragraph
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137 sets out the criteria that must been considered at any Local Plan Examination ahead of Exceptional
Circumstances being demonstrated. Notably, there has been an increasing amount of case law, and
examples of local planning authorities altering the boundaries of their Green Belt through their Local Plans.
2.55.

There have been a number of Local Plan proposals found sound at Examination which propose the
alteration of Green Belt boundaries that do not have district or borough-wide Green Belt constraints, like
Waverley and Guildford in Surrey. Owing to the availability of land alongside a number of other factors
discussed, Local Authorities are having to positively grapple the issue, for example in:
§
§
§
§
§
§
§

2.56.

Gloucester City Council, Cheltenham Borough Council, and Tewkesbury Borough Council, Joint
Core Strategy;
Waverley Borough Council, Local Plan Part 1;
Guildford Borough Council Local Plan: strategy and sites (2015 - 2034);
Vale of White Horse, Local Plan Part 1;
London Borough of Redbridge, Local Plan 2015-2030, Inspector’s Report (January 2018);
City of Bradford Metropolitan District Council Core Strategy;
Birmingham City Council (Birmingham Development Plan 2031) Inspector’s Report – March 2016.

The key Exceptional Circumstances identified in the Inspectors’ Reports are:
§

Local Authority Wide Considerations:
o
o
o
o
o
o
o

§

Site Specific Considerations:
o
o
o
o
o
o

2.57.

Ability for Unmet Need to be accommodated elsewhere in the Borough;
Alternative Sites – Brownfield;
Alternative Sites – Greenfield Non Green Belt;
Overall Scale of Under-provision if only non-Green Belt Land utilised;
Other Landscape Constraints e.g. AONB;
Recent Under-delivery of Housing;
Employment need.

Contribution to Green Belt Purposes;
Character of Site;
Location of the Site;
Sustainable Development;
Defensible Boundary;
Benefits of development.

Many, if not all, of these circumstances apply in EBC. Therefore, we strongly believe that EBC has a strong
rationale for removing sensible land from the Green Belt which has been well informed by the evidence
base produced and the information obtained from promoters on the availability of land.

The Crown Estate

September 2019

12

Elmbridge Local Plan 2035 Regulation 18 Representations
(Strategic Options)

2.58.

Overall, TCE supports this Option and the inclusion of their four sites within this Option.
Exceptional Circumstances exist. Although, not all of TCE’s ownership at Land at Horringdon Farm
is included in this Option, we believe that all of this land is suitable for allocation within the
Regulation 19 version of the plan on the basis of the Masterplan options outlined in Appendix 2. All
of the four sites are available now. Any proposals on the sites will be landscape led, and there is
the opportunity to create areas of public open space on the land deemed most sensitive. This will
offer a host of benefits to new and existing residents.

2.59.

This Option delivers all of the new homes in the borough and goes beyond the minimum target. The
Options allows for the optimisation of previously developed land, alongside the delivery of suitable
Greenfield sites, all more likely to achieve the delivery of a balanced mix of housing. The four sites
TCE are promoting all offer the ability to make compensatory improvements to the Green Belt, and
open inaccessible private land for public use.

2.60.

Following our conclusions on the feasibility of the urban area accommodating the number of
dwellings suggested and our concerns expressed in relation to the KSA, we do not believe that this
Option will deliver as many as 16,300 new homes over the plan period. With the release of some of
the most weakly performing Green Belt sites, located in sustainable locations (such as the four
sites being promoted by TCE) and some urban brownfield land should still allow EBC to achieve its
housing need with some contingency. It will be important for the sustainability appraisal and site
selection process to consider over and above the baseline housing requirement. This will be a
robust analysis of reasonable alternatives and spatial development options. It might well be the
case that through this Option EBC is able to meet some of the adjacent Authorities unmet neds,
though the priority will clearly be to ensure robust and positively prepared plan. This will be
achieved through planning for more than simply the base needs.

Strategic Option 4
2.61.

Strategic option 4 seeks to deliver approximately 5,300 new homes through ‘optimising densities and
ensuring effective use of land across the urban area’. This Option maintains the existing Green Belt
boundaries. It relies on the Duty to Cooperate to address an unmet housing need of approximately 4,000
homes.

Urban Capacity and Density
2.62.

This Option highlights that densities will also be optimised. TCE has outlined concerns with respect of the
ability to achieve this in commentary on Option 1. Should Option 4 be pursued, owing to concerns over the
capability of delivery, and over reliance on windfall sites, this Option would likely fail to deliver even 5,300
homes. It could lead to a local plan with an uncertain trajectory.

Duty to Cooperate
2.63.

As outlined in Table 2.1 both EBC and Savills’ research confirms that this is not possible to rely on the Duty
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to Cooperate as none of the surrounding authorities have the ability to take EBC’s need. Therefore, this
option should be excluded.
2.64.

Crucially, this Option fails to plan for all of the homes needed in the Borough. Option 4 is therefore
contrary to the NPPF, notably in the context that EBC is consulting on Options which can meet that
need on suitable and sustainable sites.

Strategic Option 5
2.65.

Strategic Option 5 aims to deliver approximately 9,400 new homes. EBC state they will do this by:
1. Optimises densities and ensuring effective use of urban land.
2. Removing smaller sub-divided parcels of land from the Green Belt where:
- it is weakly performing, or it is not essential for the Green Belt policy to work properly; and
- it is not, or only partially, affected by absolute constraints which prevent development
coming forward.

2.66.

This means that there will be no unmet housing need.

Urban Capacity and Density
2.67.

This Option highlights that densities will also be optimised. TCE has outlined concerns with respect of the
ability to achieve this in commentary on Option 1. This indicates that the local plan should include sufficient
plan contingency and avoid over-reliance on windfall sites.

Key Strategic Areas (KSA)
2.68.

TCE has outlined concerns that two of the KSAs can be delivered at the pace required, along with further
technical concerns in our comments on Option 2.

Green Belt
2.69.

This Option includes the release of land from the Green Belt where it is weakly performing. TCE support
this approach. As outlined in TCE’s response to Option 3, all of the four sites TCE is promoting are
recommended sites for further consideration, save part of Land at Horringdon Farm – the evidence base
which TCE question. See more detailed commentary on the Green Belt Review in relation to the four Crown
Estate sites in Appendices X, 1-5. TCE supports the release of this land from the Green Belt for residential
development.

Exceptional Circumstances
2.70.

TCE has outlined commentary with respect of the Exceptional Circumstances justification in EBC in the
comments on Option 3.
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2.71.

The reasons to support Option 5 are the same as Option 3. Though, it is noted that this option may
not provide the additional plan contingency or flexibility to ensure it is robust and effective.

2.72.

TCE supports this Option and the inclusion of their four sites within this Option as potential
development allocations for the reasons outlined in the response to Option 3.

The Crown Estate

September 2019

15

Elmbridge Local Plan 2035 Regulation 18 Representations
(Strategic Options)

3.

Conclusions & Recommendations

3.1.

The Crown Estate (TCE) is in support of Options 3 and 5 only, with a preference for Option 5. In stating
this, the Regulation 19 Local Plan may well be a fusion of all the consulted Options, which need not be
mutually exclusive. Thus, EBC should adapt a fresh approach to the previous Regulation 18 consultation,
which sought to only focus on the Key Strategic Areas (KSA). This is unlikely to deliver development at the
speed required or provide for a balanced mix of housing.

3.2.

EBC urgently requires an up to date local plan to achieve:
§

§
§
§
§

The Housing required (OAN/ standard method) and ensure the balanced housing mix required in the
Borough and to achieve the National policy objective for EBC to meet its housing needs, notably in
the context of adjacent Authorities not being able to meet that need;
Allowing the release of Green Belt sites, which have demonstrated they are suitable, available and
deliverable and lack absolute constraints;
Developing appropriate parts of the urban area to a density that is not going to harm the character of
Elmbridge;
Proposing an appropriate density to ensure land use is maximised whilst in keeping with the existing
streetscapes/ character of the Borough;
Which meets the Exceptional Circumstances criteria to release land from the Green Belt. These criteria
are all present in EBC.

3.3.

This can be achieved via a combination of Options 3 and 5 as these are the options which meet housing
needs. Option 3, by seeking to plan positively for more housing, would provide additional plan flexibility and
contingency, which will aid its effectiveness, and enable a broad range of strategic spatial options to be
tested in the sustainability appraisal. This would support analysis of clear reasonable alternatives and
enable those sites which perform poorly in Green Belt terms, and well against sustainable development
objectives to be allocated.

3.4.

TCE owns four parcels of land at the villages of Claygate and Oxshott which may be suitable for housing
allocations. Technical masterplanning, landscape and highways reports are appended to this
representation (see Appendices X, 1-5). These provide the further technical basis and reasoning for the
allocations in the next draft Local Plan and respond positively to EBC’s proposition that these sites could
be brought forward for development. In total, the land promoted by TCE equates to a potential residential
capacity of circa 500 dwellings. All four parcels of land feature in Options 3 and 5. The sites will all enable
suitable mitigation for loss of Green Belt and are all well located adjacent to existing settlements.

3.5.

Exceptional Circumstances to release Green Belt land have been identified across the country in precedent
Inspector’s Reports. A number of core themes are all common to EBC for example:
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3.6.

·

The inability for Unmet Need to be accommodated elsewhere in the Borough (or in neighbouring
Authorities);

·

The absence of sufficient alternative Brownfield sites or non-green belt land;

·

The presence of number of sustainable alternative sites, which are environmentally unconstrained
and perform a limited contribution to the Green Belt (based on evidence);

·

Recent Under-delivery of Housing and wider economic needs for housing to support jobs;

TCE is happy to meet EBC to discuss this submission and the potential site allocations in further detail.
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Appendix X
Planning Site Summary (Hare Lane, Horringdon Farm,
Blundel Lane and Danes Way)
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This provides a summary of the four sites that are being promoted by TCE. In total the four sites are able to deliver
circa 500 unit for Elmbridge Borough.

1.

Land South of Hare Lane

1.1.

The first site promoted by The Crown Estate in Claygate is known as Land South of Hare Lane, situated
immediately to the west of Claygate train station, in the north-west of the village. The site currently consists
of agricultural land, with the land promoted comprising:
§
§
§

1.2.

Total Site Area: approximately 6.36ha
Developable Area: approximately 2.66ha
Capacity: approximately 110 dwellings (at a net density 32dph)

The town centre is located within 320m to the east of the site (measured from the centre of the site), over
the train line, which provides local facilities such as shops, schools, doctors’ surgeries and other amenity,
to meet the day-to-day needs of the local community. To the north-east of the site sits an existing telephone
exchange building, a site which was proposed for allocation in the Settlement Investment and Development
Plan before this was withdrawn following the decision to prepare a new Local Plan. This included the
redevelopment of the site for 50 residential units, a significantly more dense development than proposed
here. There is an area of residential development to the north of Hare Lane and some sporadic
development, including large housing and gardens to the west of the site. To the south lie existing farm
buildings, beyond which lie open fields. The site is bounded by existing vegetation. The site location plan
for Land South of Hare Lane is shown in Figure 5.1 with the masterplan set out in Appendix 1a.
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Figure 5.1: Land South of Hare Lane, Claygate

Green Belt Review
1.3.

The site has been assessed as a part of the Green Belt Boundary Review (2018) which includes sub
divisions of the 2016 work. The site falls under parcel SA-41, which includes the whole site only. The
following assessment was made against this parcel (Table 5.1):
Table 5.1: Green Belt Review Assessment of Parcel SA-41
Parcel Purpose 1 Purpose 2
0

SA-41

Does
meet

The Crown Estate

3

Purpose 3

Overall

3

Moderately meets GB
Recommended
for
not A ‘wider gap’ between non- Contains less than consideration.
10% built form and/or
Green Belt
settlements, where there possesses a largely
may be scope for some
rural character.
development, but where
the overall openness
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and the scale of the gap is
important to
restricting merging.
Source: Green Belt Boundary Review (2018)
1.4.

The part of the site is defined as an 'RSA' – Recommended Site for Further Consideration, including RSA24 (see figure 5.2). The release of this site supported by TCE, and we support the conclusions of the Green
Belt Review which say that the site needs to be considered for release from the Green Belt. The most
southerly area of land that is not included in the RSA, is proposed to be public open space (see masterplan
in Appendix 1a).
Figure 5.2: Area RSA-24

(Source: EBC Green Belt Review, 2018)

1.5.

In the GBBR (2016) the site fell within Local Area 31. Our representation made in 2017 to the Local Plan
Regulation 18 consultation covers the analysis of this.
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Landscaping
1.6.

The Landscape assessment of the site conducted by Allen Pyke Associates shows that, Areas A and B
could be released from the designation without causing harm to the wider integrity and purposes of the
Green Belt (consistent with Area RSA-24). In terms of landscaping, it has been assessed that there are few
residential receptors and development would not have a significantly adverse impact on their visual
amenity. There are no valuable views across or within the site. The narrow frontage onto Hare Lane means
that development would have minimal impact on its character. It can be concluded that the site can
accommodate an appropriate level of development without undue adverse effects on the countryside. This
assessment set out in more detail in Appendix 5.

Transport and Connectivity
1.7.

The site is particularly strong from a transport sustainability perspective, with a good range of local
services and facilities nearby in Claygate village centre, just 320m away or a 4 minute walk, with good
access to bus services running every 15 minutes along Hare Lane. It is also located within immediate
proximity to Claygate Train Station which is situated to the east of the site, just 180m or 2 minute walk
away (measured from the centre of the site). This is set out in the Highways Report within Appendix 1b.

1.8.

We believe that it is essential Green Belt land is released in order for EBC to realistically meet its housing
target. Paragraph 138 of the NPPF says that ‘where it has been concluded that it is necessary to release
Green Belt land for development, plans should give first consideration to land which has been previouslydeveloped and/or is well-served by public transport’. Land South of Hare Lane is situated in an extremely
assessable location, adjacent to Claygate train station. The site is highly accessible to both pedestrians
and cyclists and has immediate access to local bus stops. Such sustainable development opportunities
should be ‘exploited’ in Development Plans as per Paragraph 104 which encourages minimising journey
lengths for employment shopping, leisure, education and other activities.

1.9.

Having conducted preliminary transport appraisals, it has been established that access can be achieved
from Hare Lane, with further information provided within Appendix 1b, which shows the access
arrangements required to serve the proposed development.

1.10.

In accordance with the policy tests set out in paragraph 108 of the National Planning Policy Framework, it
has been demonstrated that:
·
·
·

1.11.

Site access – Safe and sustainable access to the site can be achieved for all people;
Transport Sustainability – there are opportunities for sustainable modes to be taken up including
walking, cycling and the use of public transport; and
Traffic impacts – improvements can be undertaken to the transport network that will cost effectively
limit the significant impacts of development.

As such, the site is deliverable in highways and transport terms.
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Benefits to Claygate
1.12.

Savills have produced a detailed ‘Community Benefits Report’ in order to better understand the background
to the area and the community facilities and services available in Claygate. The aim of this report is to
identify these areas with the intention that if any development comes forward on at Land south of Hare
Lane or Land at Horringdon Farm then they could offer community benefits to Claygate as a part of the
proposals. Some of the key findings from this report are summarised as follows:
§

§

§
§
§

1.13.

Within Claygate there is 27.2 ha of open space. This is considerably less hectares per 1,000
people in the population compared to other areas of Elmbridge. There may be the opportunity
to donate some land to public open space.
Claygate Primary School’s website that they are passionate about the nature based offerings.
There may be potential to provide donations to the school which would better these facilities the
school provides.
There are a large array of clubs active in the village. There is large potential to assist with funding
one or more of these clubs in order to better the offering of this club.
There are a large array of environmental aspirations in the village. There is potential to assist in
meeting these.
There are a large number of highways improvements desired in the village. There is potential to
assist in meeting these.

Particularly on this site there is the potential for community benefits to be incorporated within the site. The
types of on-site community benefits that could be feasible include public open space on the southern area
of land on site.

Other Material Considerations
1.14.

In planning terms, the site is free from any environmental constraints such as flood risk (Zone 1) or
environmental designations. Mitigation against noise from the train line would be addressed through
detailed design. This constraint however, must be balanced with the inherent sustainability and accessibility
benefits of being located within walking distance to a train station.

1.15.

The developable area of the site, comprising of areas A and B, is approximately 2.66ha and is capable of
delivering circa 110 residential units as demonstrated in Appendix 1a. This land area deemed suitable has
been informed by the due diligence undertaken in assessing the site’s opportunities and constraints.

1.16.

Fundamentally, the site is suitable, available and achievable within the short to medium term upon the
adoption of the Elmbridge Local Plan. The site is being actively promoted by The Crown Estate as the
landowner and is considered to be suitable for development based on the preliminary highways and
landscape studies undertaken. Therefore, the site provides a very realistic opportunity for early housing
delivery during the plan period, and contributes to meeting the assessed housing need of the Borough.

1.17.

Furthermore, the site has a lack of absolute constraints, single land ownership, a sustainable location and
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a weak contribution to the purposes of the Green Belt. In particular, the site is positioned in an excellent
location for the promotion of sustainable development, given its proximity to local facilities, and high quality
public transport links which would reduce the need for private transportation methods and therefore
encourage a shift in modal choices. It is therefore considered that the site is suitable for allocation.
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2.

Land at Horringdon Farm

2.1.

The second site promoted by The Crown Estate in Claygate is known as Land at Horringdon Farm, located
to the south of the village. The site consists of a number of fields with the land promoted comprising:
§
§
§

Total Site Area: approximately 30.87ha
Developable Area: approximately 4ha
Capacity: circa 120 residential units (at a net density of 26dph)

2.2.

The site is located north of the A3 Esher By-Pass which borders the site to the south. To the west, the site
is bounded by a railway line which connects to Claygate Train Station in the north-west of the village. The
north and east of the site is bordered by residential development. The houses along Coverts Road to the
east, consist of a long line of semi-detached houses with long rear gardens. The houses to the north fall
within the Foley Estate Conservation Area, comprising a mix of large detached and semi-detached
dwellings. An area of allotments is located at the junction of Coverts Road and Vale Road, to the north-east
of the site. An existing farm is located in the centre of the area which is not included within the site.

2.3.

The site location plan for the Land at Horringdon Farm is shown in Figure 6.1 with the masterplan set out
in Appendix 2a and 2b. We have produced two options for Land at Horringdon Farm in order to respond to
EBC’s evidence base, particularly the Green Belt Review (see paragraphs 6.5-6.11). Appendix 2a includes
an illustrative masterplan for land predominantly within Area B (as per figure 6.1). This is broadly the same
as the masterplan we submitted in our representations to the Regulation 18 consultation in 2017. However,
in addition to this, we have produced another illustrative masterplan for land within Area A (as per figure
6.1). This is to demonstrate that at this stage we remain flexible in the approach to development on the site.
We welcome EBC’s comments on this matter.
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Figure 6.1: Land at Horringdon Farm, Claygate

2.4.

The site appears in the Land Availability Assessment (LAA) (2018) under Land at Horringdon Farm (East)
(GB34), proposed to be capable of delivering 80 units in 6-10 years. It says that availability confirmation is
required. We confirm the site is available.

Green Belt Review and Landscaping
2.5.

The site has been assessed as a part of the Green Belt Boundary Review (2018) which includes sub
divisions of the 2016 work. The site falls under parcels SA-23, SA-24, SA-29 and SA-32, collectively these
parcels mean that the whole site has been assessed (see Figure 6.2).
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Figure 6.2: Sub Areas at Land at Horringdon Farm

Source: EBC Green Belt Review (2018)
2.6.

The following assessment was made against these parcels (Table 6.1):
Table 6.1: Green Belt Review Assessment of Parcel SA-23, SA-24, SA-29 and SA-32
Parcel

Purpose
Purpose 2
1

SA-23 0
Does
meet

SA-24 0
Does
meet

The Crown Estate

3

Purpose 3

Overall

4

Strongly meets GB criteria, but
northern part makes a less
not A ‘wider gap’ between non- Contains less than 5% important contribution. Part
Green Belt
built form and/or
recommended
for
further
settlements, where there may be possesses a strong consideration, as part meets
scope for some
unspoilt rural character. GB criteria.
development, but where the
overall openness
and the scale of the gap is
important to
restricting merging.
3
4
Strongly meets GB criteria. Not
recommended
for
further
not A ‘wider gap’ between non- Contains less than 5% consideration.
Green Belt
built form and/or
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SA-29 0
Does
meet

SA-32 0
Does
meet

2.7.

settlements, where there may be possesses a strong
scope for some
unspoilt rural character.
development, but where the
overall openness
and the scale of the gap is
important to
restricting merging.
1
3
Moderately meets GB
Recommended for
not A ‘less essential’ gap between Contains less than 10% consideration.
non-Green
built form and/or
Belt settlements, which is of possesses a largely
sufficient scale and
rural character.
character that development is
unlikely to cause
merging between settlements.
3
1
Moderately meets GB
Recommended for
not A ‘less essential’ gap between Contains less than 10% consideration.
non-Green
built form and/or
Belt settlements, which is of possesses a largely
sufficient scale and
rural character.
character that development is
unlikely to cause
merging between settlements.
Source: Green Belt Review (2018)

criteria.
further

criteria.
further

The part of the site is defined as an 'RSA' – Recommended Site for Further Consideration, this includes
parcels RSA-16, RSA-7 and RSA-18 (see figure 6.3). The release of this site supported by TCE, and we
support the conclusions of the Green Belt Review which say that this area of the site needs to be considered
for release from the Green Belt. However, we do believe that there is a strong argument to consider the
release of a further extent of Land at Horringdon Farm, including land in Area A as per figure 6.1. The
landscape work in Appendix 5 demonstrates that development of Areas A or B would not compromise the
wider Green Belt and could be assimilated into the existing urban fabric without causing significant harm to
the wider landscape character, visual amenity or appearance of the setting.
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Figure 6.3: Areas RSA-16, RSA-17 and RSA-18

(Source: EBC Green Belt Review, 2018)

2.8.

In the GBBR (2016) the site fell within Local Area 32. See our representation made to the Local Plan
Regulation 18 consultation in 2017, that covers the analysis of this.

2.9.

Based on initial Green Belt and Landscape appraisals, it is considered that Areas A and B of the site could
be released from Green Belt. This area is located within the northern and eastern extent of The Crown
Estate’s landholding. We believe these areas have a weak contribution to the purposes of the Green Belt,
as set out in Appendix 2c. The presence of the A3 provides a clear and robust real boundary of the
countryside, and land within it already has a strong relationship with the adjoining settlement.

2.10.

The site has capacity for the provision of circa 120 new homes on an available, actively promoted site,
which can be delivered in the short to medium term upon the adoption of the Elmbridge Local Plan.

2.11.

It is reiterated that the Local Authority should not include land within the Green Belt which is unnecessary
to keep permanently open, and should ensure consistency with the Local Plan strategy for meeting
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identified requirements for sustainable development. Further assessment of smaller sites within the larger
Local Areas is therefore needed, to identify where land which does not need to be retained can be released,
in order to support a sustainable level of housing provision and limit the negative consequences of underdelivery.
Transport and Connectivity
2.12.

Local facilities in the centre of Claygate as well as the local train station are 1.5km or a 17 minute walk
away from the site and bus stops are located just 760-770m from the site (measured from the centre of the
site). Details are set out in Appendix 2c. This makes the site particularly sustainable and accessible and
may allow for the inclusion of higher densities to be provided, in line with the Council’s overall development
aims and respecting the existing urban form of the locality. The NPPF (2019) encourages the development
of sites in sustainable locations (Chapter 9). In addition, Paragraph 138 of the NPPF says that ‘where it has
been concluded that it is necessary to release Green Belt land for development, plans should give first
consideration to land which has been previously-developed and/or is well-served by public transport’. We
believe is it inevitable EBC will need to release Green Belt land in order to meet their housing target.

2.13.

Vehicular access can be achieved via Coverts Road, to the south-east of the site for circa 120 units, with
both Coverts Road and Vale Road being capable of accommodating pedestrian and cycle access.

2.14.

In conclusion, in accordance with the policy tests set out in paragraph 108 of the NPPF the following
summary of the site is provided:
·
·
·

Site access – can safe and suitable access to the site be achieved for all people;
Transport sustainability – can opportunities for sustainable transport modes be taken up, depending on
the nature and location of the site, that reduce the need for major transport infrastructure; and
Traffic impacts – can improvements be undertaken to the transport network that cost effectively limit
the significant impacts of development.

Other Material Considerations
2.15.

Community benefits, as addressed in paragraph 5.11. Particularly on this site there is great potential for
community benefits to be incorporated within the site owing to its size. The types of on-site community
benefits that could be feasible include community parks and recreation space.

2.16.

The site is located close to the A3 but given the scale of the site, it is considered that any proposed
development could be designed to reduce the impact on any noise emitted, with the potential for a mitigation
barrier to be provided. This relationship is not dissimilar to other residential areas within the Borough. The
site is otherwise free from environmental designations, historical assets or significant flood risk (Zone 1).

2.17.

While the landholding of The Crown Estate extends to 30.87ha, the land area considered suitable for
development covers approximately 4ha, and is accessed via Coverts Road, as set out within Appendix 2c.
This refinement of the land area deemed suitable has been informed by the due diligence undertaken in
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assessing the site’s opportunities and constraints. The site has capacity for circa 120 units, located in Area
B of The Crown Estate’s ownership and can be achieved within the short to medium term once the emerging
Plan is adopted.
2.18.

Overall, the site has a lack of absolute constraints, single land ownership, a sustainable location and a
weak contribution to the purposes of the Green Belt and is therefore considered suitable for allocation
should the preferred option be adopted.
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3.

Land East of Blundel Lane

3.1.

The third site being promoted by The Crown Estate is located in the village of Oxshott, south-west of
Claygate. The site consists of agricultural fields, with the land promoted comprising:
§
§
§

Total Site Area: approximately 14.93ha
Developable Area: approximately 5.7ha
Capacity: approximately 160 residential units (at net density 28dph)

3.2.

The site is bounded by Blundel Lane to the west and Waverley Road to the north, both of which feature a
mix of detached and semi-detached dwellings and associated gardens. The site forms an L-shape following
the lines of existing residential development and bordering existing fields with a private school and playing
fields beyond. To the south of the site lies a small area of woodland.

3.3.

The site location plan for the Land East of Blundel Lane is shown in Figure 7.1 with the masterplan set out
in Appendix 3a.
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Figure 7.1: Land East at Blundel Lane, Oxshott

3.4.

The appears in the Land Availability Assessment (LAA) (2018) under Between Cobham and Oxshott, east
of Blundel Lane (GB46), proposed to be capable of delivering 180 units in 6-10 years. It says that availability
confirmation is required. We confirm the site is available.

Green Belt Review and Landscaping
3.5.

The site has been assessed as a part of the Green Belt Boundary Review (2018) which includes sub
divisions of the 2016 work. The site falls under parcel SA-11, this assesses the site as a whole. The
following assessment was made against this parcel (Table 7.1):
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Table 7.1: Green Belt Review Assessment of Parcel SA-11
Parcel Purpose 1 Purpose 2

Purpose 3

SA-11 0

3

Does
meet

3.6.

0

Overall

Meets
Purpose
assessment criteria
not Sub-area does not provide a gap Contains less than 10% built moderately.
between any settlements and form and/or possesses a Recommended
for
makes no discernible contribution largely rural character.
further
to separation.
consideration..
Source: Green Belt Review (2018)

The site is defined as an 'RSA' – Recommended Site for Further Consideration, this includes parcel RSA8. (see figure ). The release of this site supported by TCE, and we support the conclusions of the Green
Belt Review which say that this area of the site needs to be considered for release from the Green Belt.
Figure 7.2: Area RSA-8

Source: EBC Green Belt Review, 2018
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3.7.

In the GBBR (2016), the site fell within Local Area 10. Our representation made to the Regulation 18 Local
Plan Consultation dated 2017 cover the analysis of this.

3.8.

The site is located in a ribbon style format along the existing boundary of development and relates well to
the residential area which it abuts. The site’s relationship with the existing settlement means that Bridle
Lane to the south of the site could form a permanent, distinct revised Green Belt boundary, allowing the
site to be developed without affecting the overall function of the Green Belt.

3.9.

Through the Assessment by Allen Pyke Associates, Development of Areas A, B and C (as per Figure 7.1)
would not compromise the wider Green Belt and could be assimilated into the existing urban fabric without
causing significant harm to the wider landscape character, visual amenity or appearance of the setting.
This would create a natural extension of the settlement boundary, preserving the integrity of the Green Belt.
Existing field boundaries would demarcate a permanent green edge to the Green Belt. As such, the area
of developable space promoted, has been informed by the due diligence work undertaken in assessing the
site’s opportunities and constraints. Details are set out with Appendix 5.

3.10.

EBC commissioned a Landscape Sensitivity Study (2019), the study covers Land at Blundell Lane (LF1-A
- Knowle Hill to Leatherhead Rolling Clay Farmland). This landscape area includes Knowle Park. Land East
of Blundel Lane is separated from Knowle Park by both residential development and Blundel Lane. It
acknowledges that Knowle Hill Park is most sensitive to development due to the historic parkland, belts of
ancient woodland and BAP Priority Habitat present. This parkland areas landscape sensitivity raised the
landscape score, thus giving Land East of Blundel Lane a higher score than deserved. It should also be
noted that Knowle Park forms part of one of the KSA, again reaffirming the constrained nature of this site.

Transport and Connectivity
3.11.

The site is within 1.5km from the local centre in Oxshott, 1.2km from Oxshott train station and just 300m
from the nearest bus stop making local facilities within a walkable distance from the site (measured from
the centre of the site). The site is considered to be situated in a sustainable location. Paragraph 138 of the
NPPF says that ‘where it has been concluded that it is necessary to release Green Belt land for
development, plans should give first consideration to land which has been previously-developed and/or is
well-served by public transport’. We believe is it inevitable EBC will need to release Green Belt land in order
to meet their housing target.

3.12.

It is unlikely that the site will adopt a high density design, instead being designed to be in-keeping with the
character, density and pattern of the existing built form in the area. Access can be achieved through a new
simple priority junction onto Waverley Road and the provision of a new simple priority junction onto Blundel
Lane. The access onto Blundel Lane is located at the southern extent of the frontage. These access points
are illustrated in Appendix 3b.

3.13.

In accordance with the policy tests set out in paragraph 108 of the NPPF the site can be considered to
have:
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·
·
·

Site access – can safe and suitable access to the site be achieved for all people;
Transport sustainability – can opportunities for sustainable transport modes be taken up, depending
on the nature and location of the site, that reduce the need for major transport infrastructure; and
Traffic impacts – can improvements be undertaken to the transport network that cost effectively limit
the significant impacts of development.

Other Material Considerations
3.14.

There are limited designations of the site which could constraint development. The site is free from
environmental or historical designations. However, the majority of the site falls within Flood Risk Zone 2
which means that mitigation would be required on site, which can be achieved through the design of the
proposed development. This was raised during a call for sites exercise in early 2016, which set out that the
land is subject to a generic, blanket zoning by the Environment Agency, with the flood risk likely to be limited
to the very edge of the land along Blundel Lane.

3.15.

The site can accommodate circa 160 residential units within the developable areas A, B and C as shown
in Appendix 3a and can be achieved within the short to medium term once the emerging Plan is adopted.

3.16.

Overall, the site has a lack of absolute constraints, single land ownership, a sustainable location and a
weak contribution to the purposes of the Green Belt and is therefore considered suitable for allocation
should the preferred option be adopted.
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4. Land South East of Danes Way, Oxshott
4.1.

The fourth site promoted by The Crown Estate in Claygate is known as Land South East of Danes Way,
Oxshott, located to the south east of the settlement. The site consists of a single field with the land promoted
comprising:
§
§
§

Total Site Area: approximately 6.45ha
Developable Area: approximately 3.06ha
Capacity: approximately 92 residential units (at a net density of 30dph)

4.2.

The site is located adjacent to a ribbon of residential development along Danes Way to the north of the site.
To west of the site is also residential properties on Old Farmhouse Drive and Falconhurst. Additionally, to
the west of the site is a large single property. To the south of the site is Ancient Woodland and Leatherhead
Road, which has a row of properties on either side. East of the site is a vast area of woodland, some of
which is Ancient Woodland.

4.3.

The site location plan for the Land South East of Danes Way is shown in Figure 8.1 with the masterplan
set out in Appendix 4a.
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Figure 8.1: Land South East of Danes Way

Green Belt Review and Landscaping

4.4.

The site has been assessed as a part of the Green Belt Boundary Review (2018) which includes sub
divisions of the 2016 work. The site falls under parcel SA-25, this assesses the site as a whole. The
following assessment was made against this parcel (Table 8.1):
Table 8.1: Green Belt Boundary Review Assessment of Parcel SA-14
Parcel Purpose 1 Purpose 2

Purpose 3

SA-14 0

5

Does
meet

The Crown Estate

0

Overall

Meets Purpose assessment criteria
strongly. Recommended for further
not Sub-area does not Contains less than 3% consideration.
provide a gap between built form and
any
possesses a strong
settlements and makesunspoilt
rural
no discernible
character.
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contribution
separation.

to
Source: Green Belt Review (2018)

4.5.

The site is defined as an 'RSA' – Recommended Site for Further Consideration, this includes parcel RSA10 (see figure 8.2). The release of this site supported by TCE, and we support the conclusions of the Green
Belt Review which say that this area of the site needs to be considered for release from the Green Belt.
Figure 8.2: Areas RSA-10

Source: EBC Green Belt Review (2018)
4.6.

Development of Areas A and B would not compromise the wider Green Belt and could be assimilated into
the existing urban fabric without causing significant harm to the wider landscape character, visual amenity
or appearance of the setting. This would create a natural extension of the settlement boundary, preserving
the integrity of the Green Belt. The buffer to the adjacent woodland would reinforce a permanent green
edge to the Green Belt.

4.7.

The east and south of the site are adjacent to an area of woodland including, large areas of Ancient
Woodland and associated priority habitats. EBC commissioned a Landscape Sensitivity Study (2019),
which in reference to the site it says that: ‘some small fields towards the edge of Oxshott are of lower
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sensitivity as they display fewer of the characteristics of the wider Landscape Unit’. Any planning application
on the site will have made full consideration of these protected landscape areas, ensuring appropriate
buffers, design and mitigation.
4.8.

Overall, development could be achieved without significant harm to the character and appearance of the
adjacent rural landscape or the integrity of the retained Green Belt since the eastern extent of the Site is
well related to the settlement and the mature woodland which is valued in the wider landscape would not
be affected. It is concluded that the Site could be released from the Green Belt without causing harm to its
wider integrity and purpose.

Transport and Connectivity
4.9.

The site is within circa 1km from the local centre in Oxshott, 1.8km from Oxshott train station and just 200m
from the nearest bus stop (from the centre of the site). The site is considered to be situated in a sustainable
location. Paragraph 138 of the NPPF says that ‘where it has been concluded that it is necessary to release
Green Belt land for development, plans should give first consideration to land which has been previouslydeveloped and/or is well-served by public transport’. We believe is it inevitable EBC will need to release
Green Belt land in order to meet their housing target.

4.10.

It is unlikely that the site will adopt a high density design, instead being designed to be in-keeping with the
character, density and pattern of the existing built form in the area.

4.11.

Based on the scale of the development that could be achieved on the site, only a single point of vehicular
access is required. Although a few different opportunities have been identified, including vehicular access
can be achieved either onto Old Farmhouse Drive or onto the A244 Leatherhead Road. These points of
access would provide pedestrian and cycle access to the site. There is also an opportunity for an additional
point of pedestrian and cycle access onto Danes Road. These access points are illustrated in Appendix 4b.

4.12.

In accordance with the policy tests set out in paragraph 108 of the NPPF the site is considered to have:
·
·
·

Site access – can safe and suitable access to the site be achieved for all people;
Transport sustainability – can opportunities for sustainable transport modes be taken up, depending on
the nature and location of the site, that reduce the need for major transport infrastructure; and
Traffic impacts – can improvements be undertaken to the transport network that cost effectively limit
the significant impacts of development.

Community Benefits
4.13.

This site provides considerable opportunity to provide community benefits for Oxshott such as, publically
accessible open space, recreational.

Other Material Considerations
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4.14.

There are limited designations of the site which could constraint development. The site is free from
environmental or historical designations, although it is adjacent to particular protected environments. The
site falls within Flood Risk Zone 1.

4.15.

The site can accommodate circa 92 residential units, as shown in Appendix 4a and can be achieved within
the short to medium term once the emerging Plan is adopted.

4.16.

Overall, the site has a lack of absolute constraints, single land ownership, a sustainable location and it has
been recommended for further consideration in the Green Belt review (2018). We therefore feel the site
should be considered suitable for allocation should the preferred option be adopted.
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4.17.

This Option includes the release of land from the Green Belt where it is weakly performing. TCE support
this approach. All of the four sites TCE is promoting are recommended sites for further consideration, save
part of Land at Horringdon Farm – the evidence base which TCE question. See more detailed commentary
on the Green Belt Review in relation to the four Crown Estate sites Appendix 5. TCE supports the release
of this land from the Green Belt for residential development. We do not believe that any of TCE land meets
the Green Belt purposes strongly, they are well screened with defensible boundaries from the rest of the
Green Belt beyond and all of the sites are in sustainable locations adjacent to existing settlements.

4.18.

With regard to the Green Belt release part of this option, it suggests allocating sites which have been
promoted by a landowner or developer for development, regardless of strength or importance. Although it
is positive that EBC are suggesting a more proactive method of aiming to meet their housing need, we feel
that it should be stressed that it is most sustainable to first consider sites that are being promoted and are
available, but also score more weakly in the Green Belt assessment.
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Appendix 1a
Land at South of Hare Lane, Claygate Masterplan
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Land at South of Hare Lane, Highways
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TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

VEHICLES

Tuesday 13/11/18
Page 1
Licence No: 236601

: 03 - RESIDENTIAL
: K - MIXED PRIV HOUS (FLATS AND HOUSES)

Selected regions and areas:
01
GREATER LONDON
EN
ENFIELD
KI
KINGSTON
02
SOUTH EAST
ES
EAST SUSSEX
HC
HAMPSHIRE
WS
WEST SUSSEX
04
EAST ANGLIA
CA
CAMBRIDGESHIRE
05
EAST MIDLANDS
NT
NOTTINGHAMSHIRE
07
YORKSHIRE & NORTH LINCOLNSHIRE
NE
NORTH EAST LINCOLNSHIRE
09
NORTH
CB
CUMBRIA

1 days
1 days
1 days
1 days
1 days
3 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set
Secondary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Number of dwellings
64 to 178 (units: )
50 to 200 (units: )

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/10 to 11/07/18

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Monday
Tuesday
Wednesday
Thursday

2
2
3
4

days
days
days
days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

11 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Edge of Town Centre
Suburban Area (PPS6 Out of Centre)
Edge of Town
Neighbourhood Centre (PPS6 Local Centre)

1
5
4
1

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Industrial Zone
Residential Zone
No Sub Category

1
8
2

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.
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Secondary Filtering selection:
Use Class:
C2
C3

1 days
10 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
Population within 1 mile:
1,001 to 5,000
5,001 to 10,000
20,001 to 25,000
25,001 to 50,000
50,001 to 100,000

1
4
3
2
1

days
days
days
days
days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
25,001 to 50,000
75,001 to 100,000
125,001 to 250,000
250,001 to 500,000
500,001 or More

4
1
3
1
2

days
days
days
days
days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0
1.1 to 1.5
1.6 to 2.0

5 days
5 days
1 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.
Travel Plan:
Yes
No

2 days
9 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present
3 Moderate
4 Good

9 days
1 days
1 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

5

6

7

8

CA-03-K-01
MIXED HOUSES & FLATS
WEASANHAM LANE
WISBECH
FENLAND
Edge of Town
Residential Zone
Total Number of dwellings:
100
Survey date: MONDAY
07/09/15
CA-03-K-03
FLATS & TERRACED
YORK STREET
CAMBRIDGE
Edge of Town Centre
No Sub Category
Total Number of dwellings:
178
Survey date: WEDNESDAY
20/09/17
CA-03-K-04
MIXED HOUSES & FLATS
FORDHAM ROAD
SOHAM
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: WEDNESDAY
CB-03-K-01
FLATS & TERRACED
BRIDGE LANE
CARLISLE
Edge of Town
Industrial Zone
Total Number of dwellings:
Survey date: THURSDAY
EN-03-K-03
MIXED HOUSING
MOUNT PLEASANT
COCKFOSTERS

65
11/07/18

66
12/06/14

Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
68
Survey date: TUESDAY
23/09/14
ES-03-K-01
MIXED HOUSES & FLATS
LEWES ROAD
UCKFIELD
RIDGEWOOD
Edge of Town
Residential Zone
Total Number of dwellings:
64
Survey date: THURSDAY
14/07/16
HC-03-K-06
HOUSES & FLATS
ROMSEY ROAD
SOUTHAMPTON
MAYBUSH
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
91
Survey date: THURSDAY
02/10/14
KI-03-K-01
BLOCK OF FLATS & TERRACED
LANGLEY ROAD
SURBITON
OAKHILL
Neighbourhood Centre (PPS6 Local Centre)
Residential Zone
Total Number of dwellings:
74
Survey date: WEDNESDAY
22/06/16

CAMBRIDGESHIRE

Survey Type: MANUAL
CAMBRIDGESHIRE

Survey Type: MANUAL
CAMBRIDGESHIRE

Survey Type: MANUAL
CUMBRIA

Survey Type: MANUAL
ENFIELD

Survey Type: MANUAL
EAST SUSSEX

Survey Type: MANUAL
HAMPSHIRE

Survey Type: MANUAL
KINGSTON

Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)
9

10

11

NE-03-K-01
LADYSMITH ROAD
CLEETHORPES

BLOCK OF FLATS

Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
Survey date: TUESDAY
NT-03-K-02
MIXED HOUSES
CASTLE BRIDGE ROAD
NOTTINGHAM

NORTH EAST LINCOLNSHIRE

67
06/05/14

Suburban Area (PPS6 Out of Centre)
No Sub Category
Total Number of dwellings:
132
Survey date: MONDAY
07/11/16
WS-03-K-03
MIXED HOUSES & FLATS
LITTLEHAMPTON ROAD
WORTHING
WEST DURRINGTON
Edge of Town
Residential Zone
Total Number of dwellings:
115
Survey date: THURSDAY
12/05/16

Survey Type: MANUAL
NOTTINGHAMSHIRE

Survey Type: MANUAL
WEST SUSSEX

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.

TRICS 7.5.3 121018 B18.48
i-Transport

Grove House

Database right of TRICS Consortium Limited, 2018. All rights reserved

Tuesday 13/11/18
Page 5
Licence No: 236601

Basingstoke

TRIP RATE for Land Use 03 - RESIDENTIAL/K - MIXED PRIV HOUS (FLATS AND HOUSES)

VEHICLES
Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11
1
1

93
93
93
93
93
93
93
93
93
93
93
93
74
74

Trip
Rate

0.061
0.099
0.100
0.108
0.102
0.118
0.125
0.097
0.170
0.170
0.225
0.190
0.135
0.068

1.768

DEPARTURES
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11
1
1

93
93
93
93
93
93
93
93
93
93
93
93
74
74

Trip
Rate

0.209
0.247
0.118
0.151
0.096
0.111
0.104
0.133
0.116
0.125
0.121
0.116
0.081
0.054

1.782

TOTALS
Ave.
DWELLS

No.
Days

11
11
11
11
11
11
11
11
11
11
11
11
1
1

93
93
93
93
93
93
93
93
93
93
93
93
74
74

Trip
Rate

0.270
0.346
0.218
0.259
0.198
0.229
0.229
0.230
0.286
0.295
0.346
0.306
0.216
0.122

3.550

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published
work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the
data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
and other proprietary notices, and any disclaimer contained thereon.
The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.
[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]
Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

64 - 178 (units: )
01/01/10 - 11/07/18
11
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Appendix 2a
Land at Horringdon Farm, Claygate, Masterplan Area B
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TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 03 - RESIDENTIAL
: A - HOUSES PRIVATELY OWNED

VEHICLES
02
03
06
07
08

SOUTH EAST
EX
ESSEX
WS
WEST SUSSEX
SOUTH WEST
DV
DEVON
WEST MIDLANDS
SH
SHROPSHIRE
YORKSHIRE & NORTH LINCOLNSHIRE
NE
NORTH EAST LINCOLNSHIRE
NORTH WEST
CH
CHESHIRE

1 days
1 days
1 days
1 days
1 days
2 days

Filtering Stage 2 selection:
Parameter:
Actual Range:
Range Selected by User:

Number of dwellings
108 to 432 (units: )
100 to 1000 (units: )

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/08 to 25/09/15

Monday
Tuesday
Thursday
Friday

1 days
3 days
2 days
1 days

Manual count
Directional ATC Count

7 days
0 days

Suburban Area (PPS6 Out of Centre)
Edge of Town

3
4

Residential Zone
No Sub Category

4
3

Filtering Stage 3 selection:
C3
5,001 to 10,000
10,001 to 15,000
15,001 to 20,000
20,001 to 25,000

7 days
1 days
3 days
2 days
1 days
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Filtering Stage 3 selection (Cont.):
5,001 to 25,000
50,001 to 75,000
75,001 to 100,000
100,001 to 125,000
125,001 to 250,000

1 days
1 days
2 days
2 days
1 days

0.6 to 1.0
1.1 to 1.5

2 days
5 days
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1 days
6 days
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CH-03-A-02
SYDNEY ROAD

HOUSES/FLATS

CREWE
Edge of Town
Residential Zone
Total Number of dwellings:
2

CH-03-A-06
CREWE ROAD

DV-03-A-02
MILLHEAD ROAD

5

EX-03-A-01
SEMI-DET.
MILTON ROAD
CORRINGHAM
STANFORD-LE-HOPE
Edge of Town
Residential Zone
Total Number of dwellings:
NE-03-A-02
HANOVER WALK

7

WS-03-A-04
MIXED HOUSES
HILLS FARM LANE
BROADBRIDGE HEATH
HORSHAM
Edge of Town
Residential Zone
Total Number of dwellings:

Site Ref
NY-03-A-06

DEVON

116
ESSEX

237
NORTH EAST LINCOLNSHIRE

432

SH-03-A-04
TERRACED
ST MICHAEL'S STREET
SHREWSBURY
Suburban Area (PPS6 Out of Centre)
No Sub Category
Total Number of dwellings:

CHESHIRE

129

SEMI DETACHED & DETACHED

SCUNTHORPE
Edge of Town
No Sub Category
Total Number of dwellings:
6

174

HOUSES & BUNGALOWS

HONITON
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
4

CHESHIRE

SEMI-DET./BUNGALOWS

CREWE
Suburban Area (PPS6 Out of Centre)
No Sub Category
Total Number of dwellings:
3
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

VEHICLES
Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

7
7
7
7
7
7
7
7
7
7
7
7

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.066
0.129
0.134
0.135
0.137
0.169
0.151
0.163
0.294
0.286
0.313
0.241

DEPARTURES
Ave.
DWELLS

No.
Days

7
7
7
7
7
7
7
7
7
7
7
7

192
192
192
192
192
192
192
192
192
192
192
192

2.218

0.259
0.365
0.151
0.173
0.143
0.157
0.137
0.178
0.215
0.177
0.201
0.177

2.333

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

Trip
Rate

108 - 432 (units: )
01/01/08 - 25/09/15
7
0
0
0
1

TOTALS
Ave.
DWELLS

No.
Days

7
7
7
7
7
7
7
7
7
7
7
7
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192
192
192
192
192
192
192
192
192
192
192

Trip
Rate
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0.285
0.308
0.280
0.326
0.288
0.341
0.509
0.463
0.514
0.418

4.551
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TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 03 - RESIDENTIAL
: A - HOUSES PRIVATELY OWNED

VEHICLES
02
03
06
07
08

SOUTH EAST
EX
ESSEX
WS
WEST SUSSEX
SOUTH WEST
DV
DEVON
WEST MIDLANDS
SH
SHROPSHIRE
YORKSHIRE & NORTH LINCOLNSHIRE
NE
NORTH EAST LINCOLNSHIRE
NORTH WEST
CH
CHESHIRE

1 days
1 days
1 days
1 days
1 days
2 days

Filtering Stage 2 selection:
Parameter:
Actual Range:
Range Selected by User:

Number of dwellings
108 to 432 (units: )
100 to 1000 (units: )

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/08 to 25/09/15

Monday
Tuesday
Thursday
Friday

1 days
3 days
2 days
1 days

Manual count
Directional ATC Count

7 days
0 days

Suburban Area (PPS6 Out of Centre)
Edge of Town

3
4

Residential Zone
No Sub Category

4
3

Filtering Stage 3 selection:
C3
5,001 to 10,000
10,001 to 15,000
15,001 to 20,000
20,001 to 25,000

7 days
1 days
3 days
2 days
1 days
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Filtering Stage 3 selection (Cont.):
5,001 to 25,000
50,001 to 75,000
75,001 to 100,000
100,001 to 125,000
125,001 to 250,000

1 days
1 days
2 days
2 days
1 days

0.6 to 1.0
1.1 to 1.5

2 days
5 days
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No

1 days
6 days

Wednesday 30/11/16
Page 2
Licence No: 236601

TRICS 7.3.3 240916 B17.41
i-Transport

1

Grove House

(C) 2016 TRICS Consortium Ltd
Basingstoke

CH-03-A-02
SYDNEY ROAD

HOUSES/FLATS

CREWE
Edge of Town
Residential Zone
Total Number of dwellings:
2

CH-03-A-06
CREWE ROAD

DV-03-A-02
MILLHEAD ROAD

5

EX-03-A-01
SEMI-DET.
MILTON ROAD
CORRINGHAM
STANFORD-LE-HOPE
Edge of Town
Residential Zone
Total Number of dwellings:
NE-03-A-02
HANOVER WALK

7

WS-03-A-04
MIXED HOUSES
HILLS FARM LANE
BROADBRIDGE HEATH
HORSHAM
Edge of Town
Residential Zone
Total Number of dwellings:

Site Ref
NY-03-A-06
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116
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NORTH EAST LINCOLNSHIRE

432
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ST MICHAEL'S STREET
SHREWSBURY
Suburban Area (PPS6 Out of Centre)
No Sub Category
Total Number of dwellings:
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Edge of Town
No Sub Category
Total Number of dwellings:
6

174
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HONITON
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:
4
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No Sub Category
Total Number of dwellings:
3
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

VEHICLES
Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

7
7
7
7
7
7
7
7
7
7
7
7

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.066
0.129
0.134
0.135
0.137
0.169
0.151
0.163
0.294
0.286
0.313
0.241

DEPARTURES
Ave.
DWELLS

No.
Days

7
7
7
7
7
7
7
7
7
7
7
7

192
192
192
192
192
192
192
192
192
192
192
192

2.218

0.259
0.365
0.151
0.173
0.143
0.157
0.137
0.178
0.215
0.177
0.201
0.177

2.333

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

Trip
Rate

108 - 432 (units: )
01/01/08 - 25/09/15
7
0
0
0
1

TOTALS
Ave.
DWELLS

No.
Days

7
7
7
7
7
7
7
7
7
7
7
7

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.325
0.494
0.285
0.308
0.280
0.326
0.288
0.341
0.509
0.463
0.514
0.418

4.551
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1.

INTRODUCTION

1.1.

This Landscape Assessment has been commissioned by The Crown Estate (TCE) and prepared by
Landscape Architects, Allen Pyke Associates Ltd, specialists in advising on the landscape and visual
sensitivity of potential development sites.

1.2.

The Crown Estate has extensive land holdings in the borough of Elmbridge (EBC) and the purpose of
this appraisal is to assess the potential of four of these landholdings to accept development without
causing harmful impact to landscape character, visual amenity or the objectives of the Metropolitan
Green Belt.

1.3.

The four sites are referred to as:
· Land south of Hare Lane, Claygate;
· Land at Horringdon Farm, Claygate;
· Land east of Blundel Lane, Oxshott; and
· Land at Danes Way, Oxshott.

1.4.

An original appraisal was carried out in January 2017. The following updates have been made in this
review of September 2019:
· Each site has been revisited. The appraisal has been updated to reflect the current conditions on
site;
· Additional summer views taken in 2019 have been included to read alongside the 2017 winter
views to give an understanding of the Site’s appearance throughout the year;
· The appraisal has been updated to take account of additional evidence base material, in particular
the 2019 Landscape Sensitivity Study (ARUP) and the 2019 Strategic Views Study (ARUP);
· The consideration of each site’s contribution to Green Belt Purposes has been simplified in light
of the December 2018 Green Belt Review.
· An additional Site (Land at Danes Way, Oxshott) has been included in the Appraisal;
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2.

METHODOLOGY

2.1.

The assessment of the Sites’ potential to accept development applies a methodology and
terminology developed by Allen Pyke Associates based on best practice as set out in the Guidelines
for Landscape and Visual Impact Assessment; Third Edition, 2013 (GLVIA3) published by the
Landscape Institute and IEMA. The assessment considers the existing site conditions and landscape
elements (landform, vegetation, historic features, adjacent development, key views etc.) that make
up the sites and their surrounding context. This contributes to an assessment of the landscape
character and the visual amenity and considers to what extent the sites could accommodate
development without unacceptable impact on landscape character and visual amenity.

2.2.

In assessing the sites’ contribution to Green Belt purposes, the sites’ physical and visual
characteristics

(topography,

relationship

with

town/countryside,

extent

of

views,

open/enclosed/semi-enclosed) and landscape character have been assessed. It should be noted that
a Green Belt Assessment is not an assessment of landscape quality and that the landscape
considerations should be read alongside the planning statement and commentary provided by
Savills.

3.

SUMMARY

3.1.

Each site has been assessed individually in the following Appendices A to D.

3.2.

The additional evidence base material reviewed as part of this appraisal provides a more thorough
analysis of the landscape and visual resources within the Borough and highlights the value, and
associated sensitivity, of strategic views and landscape elements. A site specific Landscape and
Visual Impact Assessment of any future proposals would consider this material in more detail as part
of the desktop review.

3.3.

The December Green Belt Review of 2019 provides a more site-specific analysis of the Green Belt
land within the Borough. Allen Pyke’s consideration of contribution to Green Belt purpose for each
site is focussed on the landscape characteristics which have the potential to contribute to Green
Belt purpose.

3.4.

It can be concluded that residential development could be achieved on each site without significant
harm to strategic views; valued landscape features identified in the evidence base; or the integrity
of the Green Belt land.
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APPENDIX A

LAND SOUTH OF HARE LANE, CLAYGATE
INITIAL LANDSCAPE AND VISUAL APPRAISAL
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Land south of Hare Lane

Allen Pyke Associates

To aid a more detailed understanding of the Site, it has been sub-divided into three sub-areas, based on existing field
boundaries.

Figure 1 Landscape Opportunities and Constraints (NTS)– Land South of Hare Lane, Claygate
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LANDSCAPE AND VISUAL SENSITIVITY
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Landscape Character
The Site has little sense of place; it has neither a strong pattern of elements nor any significant landscape features.
There are urban influences due to its location adjacent to the settlement edge, with the telephone exchange a
dominant element on the eastern boundary. Due to the topography, which rises to the south, Areas A and B have a
particularly strong edge of settlement character.
Field boundaries are defined by hedgerows of varying degrees of integrity and quality. There are few standalone
mature trees, although there is more extensive tree cover beyond the site boundary associated with Loseberry
House. This, along with the telephone exchange provides a sense of enclosure to Area A; an effect which diminishes
further south in Areas B and C, where there is a greater sense of openness.

Winter View across Area A with the telephone exchange on the eastern boundary and Hare Lane to the north

Winter view across Area B – the residential Claygate abuts the eastern boundary

Summer view across Area B towards the Telephone Exchange and Claygate Station
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Winter view showing how Area C has a stronger relationship with the countryside to the south, although there
are still urban influences on the eastern boundary. Hedgerow to southern edge has gaps and could be enhanced.

Summer view across Area C towards Gordon Road showing the varying quality of hedgerows across the Site.
There exists opportunities to reinforce the southern edge through native planting.
Visual Sensitivity
There are views from properties on Hare Lane into Area A, although these are filtered by the hedgerow on the
boundary; views towards Areas B and C are blocked by the rising ground. There are wintertime views into the site
from Loseberry House, although these are reduced during summer months. Residents of properties on Gordon Road
and Albany Crescent on the eastern boundary have views into the site from west-facing windows however a belt of
trees along the eastern boundary of Field B filter these views.
Views out indicate that there is limited visibility from the landscape to the south and visual effects associated with
developing the site would not be significant, particularly for Areas A and B.
An undesignated footpath crosses the Site between Areas A and B. Open views from the footpath are possible into
Fields A and B. The Telephone Exchange is a dominant urbanising feature in the view to the north. The rising land
within Field B limits contains views to the south.
Consideration of the 2019 Elmbridge Strategic Views Study (ARUP)
The Site does not fall within the viewsheds of the any of the seven protected views identified in the ARUP Strategic
Views Study of 2019.
Consideration of the 2019 Landscape Sensitivity Study (ARUP)
The Site forms the northern most part of Landscape Unit LF2-B which is identified as having a:
-

Borough scale Landscape Value;

-

A Medium-High Landscape Susceptibility; and

-

A Moderate-High landscape sensitivity.

The commentary on Key Landscape Sensitivities for the wider LF2-B Unit reads as follows:
‘The Landscape Unit has a relatively high sensitivity to development due to the undulating, rural character of the
landscape and the scenic quality it imparts to the settlement edges of Claygate and Oxshott. Variations in
6
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sensitivity occur in the northern and eastern parts of the Landscape Unit, where the landscape is less visible and
exhibits fewer rural characteristics and qualities.’

The Site demonstrates this variation in sensitivity due to the change in landscape character moving away from the
settlement edge from Area A to Area C.
The Sensitivity Study lists various Landscape Value Indicators across the Unit (at page 40 of the Study). The only listed
Landscape Value Indicators relevant to the Site are:
-

The southern edge of Field C has a more rural feel which could be considered as ‘peaceful rural farmland’;

-

The network of hedgerows, hedgerow trees and field trees are valued and should be retained and enhanced
across the site. The southern field boundary hedgerow is has gaps and has the potential to be enhanced.

Contribution to Green Belt purposes
The EBC Green Belt Review (March 2016) locates the site in Local Area 31 which is identified in the Review as
making a strong contribution to Green Belt Purposes.
The December 2018 Review breaks down Local Area 31 into Sub-Areas and recommends areas for further
consideration. The Site is identified as Sub-Area SA-41. Its northern parts (Areas A and B) are recognised as making a
‘less important contribution to wider strategic Green Belt’. They are recommended for further review (RSA-24).
Allen Pyke concur with this assessment and provide their own assessment of the Site’s contribution to Green Belt
Purpose as follows.
Purpose 1 - ‘to check the unrestricted sprawl of large built-up areas’
The Site does not abut a large built-up area and therefore none of it contributes to this purpose.
Purpose 2 - ‘to prevent neighbouring towns merging’
The Site is located between the settlements of Claygate and Esher, however the Site is of insufficient openness and
scale to play an important role in restricting merging. Development would be unlikely to cause merging between
settlements and would not affect any perceived gap between settlements.
Purpose 3 - ‘to assist in safeguarding the countryside from encroachment’
Where existing development already ‘embraces’ an area of Green Belt and there are urbanising influences, this
reduces the level of 'openness' experienced.
The Site cannot be considered to have a ‘strongly rural character’ (ref para 4.4.3 of EBC review). Area C already
contains a significant area of man-made structures within its boundaries in the form of Loseberry Farm and associated

7

Allen Pyke Associates

infrastructure and Areas A and B have strong edge of settlement influences, situated as they are on the edge of the
built up area and bounded to the east by the telephone exchange and the railway.
Development of the Site would not compromise the wider Green Belt and could be assimilated into the existing urban
fabric without causing significant harm to the wider landscape character, visual amenity or appearance of the setting.
Although the Site is currently in agricultural use, there is visual separation with the countryside to the south. There
is also a good association with the existing urban edge because of the containment created by the locally undulating
landscape. This close physical relationship with the settlement boundary would assist the early integration of
development into the settlement’s built form and allow the creation of an enduring new settlement boundary.
Development could be achieved without significant harm to the character and appearance of the adjacent rural
landscape or the integrity of the retained Green Belt since the northern and central extent of the Site is well related
to the settlement, whilst it is acknowledged that to the south, there is a stronger relationship with the countryside.
It is concluded that, in line with the latest Green Belt Review, Areas A and B could be released from the designation
without causing harm to the wider integrity and purpose of the Green Belt associated with SA-41. They could
accommodate an appropriate development without undue adverse effects on the countryside, particularly if the field
boundary hedgerows are retained and enhanced and Area C is retained as open green space, providing a sympathetic
and enduring settlement edge and transition to the Green Belt beyond.
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APPENDIX B

LAND AT HORRINGDON FARM, CLAYGATE
INITIAL LANDSCAPE AND VISUAL APPRAISAL
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Land at Horringdon Farm

Allen Pyke Associates

To aid a more detailed understanding of the Site, it has been sub-divided into four sub-areas, based on existing field
boundaries.

Figure 2 Landscape Opportunities and Constraints (NTS) – Land At Horringdon Farm
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LANDSCAPE AND VISUAL SENSITIVITY
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Landscape Character
The Site is characterised by strong field boundaries and mature standalone trees. Areas A and B have urban influences
due to their location adjacent to the settlement edge, including the Foley Estate Conservation Area and built up area
at Beaconsfield Road to the north of Area A. Proximity to the A3 negates any potentially peaceful character of Areas
C and D, severing the Site from the countryside to the south.
Field boundaries are defined by hedgerows of varying degrees of integrity and quality. There are copses of trees and
significant tree cover on the western boundary associated with the railway line. There are localised areas with a sense
of enclosure, however generally there is a sense of openness. The constant traffic noise of the A3 detracts from any
sense of remoteness or tranquillity across the whole site.

Area B has a strong relationship with residential Claygate (Winter view)

Area A is bounded by the railway line and the Foley Estate Conservation Area which rises up to Beaconsfield
Road (Winter view)

Area C and D are severed from the countryside to the south by the A3 (winter view)
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Summer view across Area A towards Beaconsfield Road residential.

Summer view across Area D towards the A3 corridor
Visual Sensitivity
There are views from properties on Coverts Road of Area B and from properties Beaconsfield Road and Horringdon
Farm Cottages into Area A. Views towards Areas C and D are filtered by intervening vegetation and the built form
associated with Horringdon Farm, which is located in the centre of the site.
Views out indicate that there is limited visibility from the landscape to the south due to the A3 and from the west
due to the railway line which both block views.
Consideration of the 2019 Elmbridge Strategic Views Study (ARUP)
The Site lies adjacent to the eastern edge of Strategic View 6 (Winey Hill from Telegraph Hill, Hinchley Wood.)
The view is described as
‘a wide panoramic view to the south-east, although restricted by tree growth, from the public footpaths at

Telegraph Hill, Hinchley Wood. In the foreground there are glimpsed views of open arable land and
Claygate Village and in the background views of Ruxley Towers (Key Landmark 16), and the vegetation at
Winey Hill, which is within the Royal Borough of Kingston upon Thames’.
The ARUP Study advises that as the view is already narrowed by the woodland trees and is not publicly accessible it
is not recommended to be taken forward as a Strategic View. The Site and its features make no notable contrubtion
to this view. The potential impacts on Strategic View 6 (subject to designation) would be a material consideration in
a planning application and would be assessed as part of a full Landscape and Visual Impact Assessment.
Consideration of the 2019 Landscape Sensitivity Study (ARUP)
12
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The Site forms the north eastern corner of Landscape Unit LF2-B which is identified as having a:
-

Borough scale Landscape Value;

-

A Medium-High Landscape Susceptibility; and

-

A Moderate-High landscape sensitivity.

The commentary on Key Landscape Sensitivities for the wider LF2-B Unit reads as follows:
‘The landscape unit has a relatively high sensitivity to development due to the undulating, rural character of the
landscape and the scenic quality it imparts to the settlement edges of Claygate and Oxshott. Variations in
sensitivity occur in the northern and eastern parts of the Landscape Unit, where the landscape is less visible and
exhibits fewer rural characteristics and qualities.’
The landscape of the Site is typical of the wider Unit with a variation of small to medium scale pasture, arable fields
and paddocks sub-divided by hedgerows of varying condition. Whilst the land is gently undulating, the most notable
variation in topography is within the built-up area to the north at Beaconsfield Road. Within the Site itself the
topography does not notably reinforce any notable sense of place or remoteness.
The Study recognises that glimpses to nearby settlements are mostly filtered by vegetation. However, within Areas
A and B, the views to the settlement edge are more evident, especially towards the elevated built up area at
Beaconsfield Road.
The Sensitivity Study lists various Landscape Value Indicators across the Unit (at page 40 of the Study). Commentary
is provided below in relation to listed Landscape Value Indicators relevant to the Site:
-

The constant noise of the A3 corridor is notable across the whole of the Site. It detracts from any sense of
tranquillity expected from ‘peaceful rural farmland’.

-

The network of hedgerows, hedgerow trees and field trees should be retained and enhanced within any
future proposals;

-

Woodland blocks or belts of trees adjacent to the A3 are identified for biodiversity value in the Study but
also provide some sense of a buffer to the A3 corridor and could be enhanced for further wildlife and
amenity benefit.

Contribution to Green Belt purposes
The EBC Green Belt Review located the site in Local Area 32, which is assessed overall as being a strong contributor
to Green Belt purposes.
The December 2018 Review breaks down Local Area 32 into Sub-Areas SA-24, 29, 32 and 23 and recommends the
north western third of the Site for further consideration (RSA-17).
Allen Pyke have provided their own assessment of the Site’s contribution to Green Belt Purpose as follows.
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The Site does not abut a large built-up area and therefore does not contribute to this purpose.
Purpose 2 - ‘to prevent neighbouring towns merging’
The Site is located to the south of Claygate. The nearest town beyond this to the south is Oxshott, however, the A3
corridor lies between, the two settlement areas. The Site as a whole is considered to be of insufficient openness and
scale to play an important role in restricting merging between the two settlements. Development would be unlikely
to cause merging between settlements. Development would not affect any perceived gap between settlements.
Purpose 3 - ‘to assist in safeguarding the countryside from encroachment’
Although the Site does have a rural character (ref para 4.4.3 of EBC review), Areas A and B have strong edge of
settlement influences, situated as they are adjacent to the built up area of Claygate and the A3 to the south mitigates
against any sense of rural character in Areas C and D.
Development of Areas A or B would not compromise the wider Green Belt and could be assimilated into the existing
urban fabric without causing significant harm to the wider landscape character, visual amenity or appearance of the
setting.
Although the Site is currently in agricultural use, there is a high degree of visual separation with the countryside to
the south and west due to the railway line and the A3. Areas A and B have a good association with the existing urban
edge and this close physical relationship with the settlement boundary would assist the early integration of
development into the settlement’s built form and allow the creation of an enduring new settlement boundary.
Development could be achieved without significant harm to the character and appearance of the adjacent rural
landscape or the integrity of the retained Green Belt since Areas A and B are well related to the settlement.
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APPENDIX C

LAND EAST OF BLUNDEL LANE, OXSHOTT
INITIAL LANDSCAPE AND VISUAL APPRAISAL
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Land east of Blundel Lane
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To aid a more detailed understanding of the Site, it has been sub-divided into five sub-areas, based on existing field
boundaries.

Figure 3 Landscape Opportunities and Constraints (NTS) – Land east of Blundel Lane
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LANDSCAPE AND VISUAL SENSITIVITY
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Landscape Character
The Site is characterised by strong field boundaries and the topography which rises to the south, creating a distinct
ridge with mature trees on the skyline. Existing residential development on Waverley Road and Blundel Lane on the
western and northern boundaries provides some sense of urban setting.
Field boundaries are defined by hedgerows of generally good integrity and quality. There is woodland to the
southwest.

Winter view across Areas A and B with Blundel Lane and Waverley Road on the boundary

Winter view across area A – residential Oxshott abuts the western boundary

Summer view into Area A from Blundel Lane

The Site is not visible in panoramic views out to the south from Bridle Lane
Visual Sensitivity
There are views from properties on Waverley Road and on Blundel Lane across the Site, although these are curtailed
by the rising topography and the ridge in Area E. Residents of properties on the eastern boundary have views into
the site from west-facing windows. There are views across the site from the public footpath between Area A and
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Areas B and D, from Bridle Lane which runs along the southern boundary, from Blundel Lane and from Waverley
Road.
The rising topography blocks views back towards the Site from the countryside to the south. The most scenic views
are from Bridle Lane looking south. The Site does not contribute to these views.
Consideration of the 2019 Elmbridge Strategic Views Study (ARUP)
The Site is located along the western boundary of the viewshed of Strategic View 7 (Dorking Gap from Oxshott Heath)
identified in the ARUP Strategic Views Study of 2019. The view is described as:
‘A Panoramic view due south and south-east of the North Downs, bisected by the Dorking Gap and including the
spire of Ranmore Church within the District of Mole Valley approximately 10 miles distant. The view in the
foreground is of the open heathland and woodland of Oxshott Heath with limited visibility of the residential
properties of Oxshott.’
The elevated treebelts forming the boundaries to Area E could make a small contribution to this view and should be
retained and protected. The potential impacts on View 7 would be a material consideration in a planning
application and would be assessed as part of a full Landscape and Visual Impact Assessment.
Consideration of the 2019 Landscape Sensitivity Study (ARUP)
The Site forms the north eastern boundary of Landscape Unit LF1-A which is described as a ‘an area of parkland,
farmland, woodland and recreational land use to the south of Cobham and Oxshott.’ It is
identified as having a:
-

Borough scale Landscape Value;

-

A Medium-High Landscape Susceptibility; and

-

A Moderate-High landscape sensitivity with the Site itself is reduced to Moderate due to its direct
relationship with the settlement edge.

The commentary on Key Landscape Sensitivities for the wider LF2-B Unit reads as follows:
‘The northern part of the Landscape Unit around Knowle Hill Park is most sensitive to development due to the
greater sense of historic continuity within the parkland, where there are belts of ancient woodland and BAP
Priority Habitat present. The landscape within this area has a relatively high susceptibility to change resulting
from residential and mixed-use development, due to the range of landscape features and undulating
topographic character. The southern parts of the Landscape Unit are of lower sensitivity due to the lower level of
historic value and time depth.’
Areas A, B and C make no contribution to the setting of Knowle Hill Park which is located to the north west. The
elevated land and tree belts within Area E may be visible in views from the north.
Key characteristics of the Unit relevant to the Site include the undulating landscape which is defined by woodland
and settlement to the north. The landscape consists of mainly arable and pasture fields. In particular the tree cover
18
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and gently undulating topography limits distant views and contributes to a sense of enclosure. Views to the

adjacent settlement are limited by vegetation however the northern edge (included Areas A, B and C) have direct
views to and from the existing settlement edge. The public footpaths and bridleways are a key characteristic which
make the landscape more accessible.
The Sensitivity Study lists various Landscape Value Indicators across the Unit (at page 28 of the Study). Commentary
is provided below in relation to listed Landscape Value Indicators relevant to the Site:
- ‘Areas of peaceful rural farmland’ – this is most notable moving away from the settlement edge within Areas D and
E. The existing settlement edge detracts from any sense of tranquillity within Areas A, B and C;
- ‘Network of hedgerows, hedgerow trees and field trees’ these are intact and reinforce the sense of place within the
Site;
- ‘The rural character and scenic quality of the landscape resulting from the undulating landform, generally intact
condition of mature field and hedgerow trees, and presence of grazing livestock’ – this is most notable moving away
from the settlement edge within Areas D and E. The existing settlement edge detracts from any sense of tranquillity
and is visible in views across Areas A, B and C
- ‘Recreational value of the public rights of way which provide access from settlements to open spaces, woodland and
areas of historic value’ The Site contains a public footpath and is bound by a public bridleway to the south. Views
from the public footpath across the Site are valued locally, however the views from the bridleway towards the
landscape to the south are of the most scenic value and enhancing access to the elevated area within Field E could
enhance the enjoyment of these views in the long term. Development of Areas A, B and C would not affect views
to the south.
Contribution to Green Belt purposes
The EBC Green Belt Review located the Site in Local Area 10, which is assessed overall as being a relatively strong
contributor to Green Belt purposes.
The December 2018 Review identifies the Site as Sub-Areas SA-11 within Local Area 10 and recommends the whole
Site for further consideration (RSA-8).
Allen Pyke have provided their own assessment of the Site’s contribution to Green Belt Purpose as follows.
Purpose 1 - ‘to check the unrestricted sprawl of large built-up areas’
The Site does not abut a large built-up area and therefore does not contribute to this purpose.
Purpose 2 - ‘to prevent neighbouring towns merging’
SA-11 is located adjacent to the Oxshott settlement boundary which abuts the Site boundaries to the west, north
and northwest. Cobham lies further to the west beyond SA-14. The Site as a whole is of insufficient openness and
19
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scale to play an important role in restricting merging. Development of the Site would have no effect on any perceived
gap between the settlements.
Purpose 3 - ‘to assist in safeguarding the countryside from encroachment’
The Site has a rural character (ref para 4.4.3 of EBC review), although Areas A, B and C have stronger edge of
settlement influences, situated as they are abutting the built-up area.
The rising topography separates the Site from the wider countryside to the south.
Development of Areas A, B and C would not compromise the wider Green Belt and could be assimilated into the
existing urban fabric without causing significant harm to the wider landscape character, visual amenity or appearance
of the setting. This would create a natural extension of the settlement boundary, preserving the integrity of the Green
Belt. Existing field boundaries would demarcate a permanent green edge to the Green Belt.
Although the Site is currently in agricultural use, there is a visual separation from the countryside to the south due
to the rising topography. Areas A, B and C have a good association with the existing urban edge and this close physical
relationship with the settlement boundary would assist the early integration of development into the settlement’s
built-form and allow the creation of an enduring new settlement boundary.
Development could be achieved without significant harm to the character and appearance of the adjacent rural
landscape or the integrity of the retained Green Belt since the western and northern extent of the Site is well related
to the settlement.
It is concluded that Areas A, B and C could be released from the designation without causing harm to the wider
integrity and purpose of the Green Belt. They could accommodate appropriate development without undue adverse
effects on the countryside, particularly if the southern extent is retained as open green space, providing a
sympathetic and enduring settlement edge and transition to the Green Belt beyond.

20

Allen Pyke Associates

APPENDIX D

LAND AT DANES WAY, OXSHOTT
INITIAL LANDSCAPE AND VISUAL APPRAISAL
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Land at Danes Way, Oxshott
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To aid a more detailed understanding of the Site, it has been sub-divided into two sub-areas, based on topography
and existing field boundaries. The site falls within the Green Belt Review Sub-Area SA-25.

Figure 4 Landscape Opportunities and Constraints (NTS) – Land At Danes Way, Oxshott
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LANDSCAPE AND VISUAL SENSITIVITY
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Landscape Character
The Site is characterised by two small sloping fields divided by a central localised treelined ridge. Existing residential
development at Danes Way, Old Farmhouse Way and Leatherhead Road provide a sense of urban setting to the west
whilst mature woodland, owned and managed by the Crown Estate contains the Site to the north and east.

Summer View across Area A from rear of properties along Danes Way

Summer view from edge of Woodland into Area B – the woodland edge filters views from the footpath
Visual Sensitivity
There are views from properties on Danes Way and Old Farmhouse Road across long rear garden boundaries and
from side elevations respectively. These views are mainly into Area A which slopes to the north. In the views the
mature tree belts along the top of the ridge are prominent and form the skyline. The residences have long rear
gardens and their views are likely to be filtered by features within their garden and along their boundaries.
A footpath within the Crown Estate land is open to the public and runs within the Ancient Woodland adjacent to the
south eastern boundary. Glimpsed views into Field B are possible. The woodland filters the views towards the sloping
pasture and the treed ridge. There are no views to the Site from Leatherhead Road.
Consideration of the 2019 Elmbridge Strategic Views Study (ARUP)
The Site is located beyond the viewshed of Strategic View 7 (Dorking Gap from Oxshott Heath) identified in the ARUP
Strategic Views Study of 2019. The view is described as:
‘A Panoramic view due south and south-east of the North Downs, bisected by the Dorking Gap and including the
spire of Ranmore Church within the District of Mole Valley approximately 10 miles distant. The view in the
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foreground is of the open heathland and woodland of Oxshott Heath with limited visibility of the residential
properties of Oxshott.’
The elevated treebelt and the woodland edge may make a negligible contribution to this view. The potential

impacts on View 7 would be a material consideration in a planning application and would be assessed as part of a
full Landscape and Visual Impact Assessment.
Consideration of the 2019 Landscape Sensitivity Study (ARUP)
The Site forms the western edge of Landscape Unit LW2-A which is described as ‘an area of woodland to the east of
Oxshott with areas of ancient woodland and conifer and broadleaved plantation woodland on the footprints of
historic game coverts. A small number of minor roads and lanes pass through the Landscape Unit.’
The Landscape Unit is identified as having a:
-

County scale Landscape Value;

-

A High Landscape Susceptibility; and

-

A High landscape sensitivity.

The commentary on Key Landscape Sensitivities for the wider LF2-B Unit reads as follows:
‘Much of the Landscape Unit is sensitive to change due to its distinctive physical and natural characteristics as a
significant area of woodland, with large areas of ancient woodland and associated priority habitat. The landscape
also has value as a recreational resource used by the wider district. Some small fields towards the edge of Oxshott
are of lower sensitivity as they display fewer of the characteristics of the wider Landscape Unit.’
The Site is not wooded and is, as such, visually distinctive from the wider Landscape Unit. It is more closely related
to the settlement edge of Oxshott and, whilst it does provide a setting to the woodland, its only unique characteristics
are the elevated trees and the sloping pasture which are only locally valued for residents who benefit from their
prominence in the views from their residential properties.
The most notable key characteristics of the Unit relevant to the Site is its direct relationship to Prince’s Covert
which is ‘owned and managed by the Crown Estates, with the majority of pedestrian and riding routes through the
woodland open to the public by arrangement’. ‘There are a small number of low density dwellings, particularly

adjoining Leatherhead Road. Prince’s Coverts is devoid of settlement.’
The Site does not contain any designated Ancient Woodland, however it does include the 30m buffer which
protects its adjacent habitats.
The Sensitivity Study lists various Landscape Value Indicators across the Unit (at page 52 of the Study). Commentary
is provided below in relation to listed Landscape Value Indicators relevant to the Site:
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- ‘Varied woodlands, including extensive tracts of ancient woods, distinctive old oaks, plantations and heathland,

with high biodiversity and historic value’ – The Site does not contain any woodland but lies adjacent to Covert’s
Wood.
- ‘Peaceful, mostly secluded landscape with limited settlement’ – The site abuts the existing settlement boundary on
its western boundary. Leatherhead Road (A244) is a busy through road passing immediately to the south of the
Site which detracts from any unique sense of remoteness within the Site;
- ‘Woodland roads forming corridor views overhung by trees’ – The footpath within the Crown Estate land is
accessible to the public. Views along this route are of high scenic value but the Site makes a small contribution to
the views.
- ‘Limited distant views, with immediate views framed by woodland’ – the mature trees along the central ridge
within the Site are visible locally but are likely to make a negligible contribution to wider distant views in the
context of the wooded undulating landscape.
Contribution to Green Belt purposes
The EBC Green Belt Review located the Site in Local Area 12, which is assessed overall as being a strong contributor
to Green Belt purposes.
The December 2018 Review sub-divides the Local Area and identifies the Site as Sub-Area SA-14. The Review states
that SA-14 reflects the characteristics of the Local Area, ‘though its small scale and visual enclosure by dense
woodland limits its role in the context of the wider Green Belt.’ It recommends the Site for further consideration (RSA10).
Allen Pyke have provided their own assessment of the Site’s contribution to Green Belt Purpose as follows.
Purpose 1 - ‘to check the unrestricted sprawl of large built-up areas’
The Site does not abut a large built-up area and therefore does not contribute to this purpose.
Purpose 2 - ‘to prevent neighbouring towns merging’
The Site is enclosed by mature woodland and immediately abuts the existing settlement edge. It is of insufficient
openness and scale to play an important role in restricting merging. Development would be unlikely to cause merging
between settlements and would have no effect on any perceived gap between settlements.
Purpose 3 - ‘to assist in safeguarding the countryside from encroachment’
The Site abuts the settlement area and, whilst it does contain landscape features of local value, namely the mature
trees along the skyline, it is not recognised for any sense of rurality and displays few of the key characteristics of the
valued countryside beyond its boundaries to the east.
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Development of Areas A and B would not compromise the wider Green Belt and could be assimilated into the existing
urban fabric without causing significant harm to the wider landscape character, visual amenity or appearance of the
setting. This would create a natural extension of the settlement boundary, preserving the integrity of the Green Belt.
The buffer to the adjacent woodland would reinforce a permanent green edge to the Green Belt.
Development could be achieved without significant harm to the character and appearance of the adjacent rural
landscape or the integrity of the retained Green Belt since the eastern extent of the Site is well related to the
settlement and the mature woodland which is valued in the wider landscape would not be affected.
It is concluded that the Site could be released from the Green Belt without causing harm to its wider integrity and
purpose. It could accommodate appropriate development without undue adverse effects on the countryside,
particularly if the mature tree belts along the ridgeline and the existing woodland edge are protected and enhanced.
Furthermore the Site offers opportunities to improve the connectivity between the existing built up area and the
valued recreational uses within the Crown Estate land.
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