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1.0 Introduction and Role of the Independent Examiner
1.1

Neighbourhood Planning is an approach to planning introduced by the Localism Act 2011 which
provides communities with the power to establish the priorities and policies to shape the future
development of their local areas. This Report sets out the findings of the examination of the Caterham,
Chaldon and Whyteleafe Neighbourhood Plan 2018 to 2033 Submission Version, May 2019.

1.2

My role as an Independent Examiner, when considering the content of a neighbourhood plan is limited
to testing whether a draft neighbourhood plan meets the basic conditions and other matters set out
in paragraph 8 of Schedule 4B to the Town and Country Planning Act 1990 (as amended). The role is
not to test the soundness of a neighbourhood development plan, or to examine other material
considerations.

1.3

Paragraph 8 of Schedule 4B to the Town & Country Planning Act 1990 (as amended) [excluding 2b, c, 3
to 5 as required by 38C (5) of the Planning and Compulsory Purchase Act 2004 (as amended)], states
that the Plan must meet the following “basic conditions”;
• it must have appropriate regard for national policy;
• it must contribute towards the achievement of sustainable development;
• it must be in general conformity with the strategic policies of the development plan for the local

area;
• it must be compatible with human rights requirements and
• it must be compatible with EU obligations.

1.4

In accordance with Schedule 4B, section 10 of the Town & Country Planning Act 1990 (as amended),
the examiner must make a report on the draft plan containing recommendations and make one of the
following three recommendations:
(a)
that the draft plan is submitted to a referendum, or
(b)
that modifications specified in the report are made to the draft plan and that the draft plan
as modified is submitted to a referendum, or
(c)
that the proposal for the plan is refused.

1.5

If recommending that the Plan proceeds to a referendum, I am also then required to consider whether
the Referendum Area should extend beyond the Neighbourhood Plan designated area to which the
Plan relates. I make my recommendations at the end of this Report.
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1.6

I am independent of the qualifying body, associated residents, business leaders and the local authority.
I do not have any interest in any land that may be affected by the Plan and I possess appropriate
qualifications and experience.

1.7

I was appointed to undertake the independent examination of the submission version of the Caterham,
Chaldon and Whyteleafe Neighbourhood Plan, (CCWNP) on 14th November 2019. The Regulation 16
Consultation ran from Friday 19th July 2019 until Monday 2nd September 2019. I obtained the following
documents submitted to Tandridge District Council for this examination via the District Council’s
website comprising:
• Caterham, Chaldon and Whyteleafe Neighbourhood Plan 2018-2033 (Submission Version), May
2019
• CCW Neighbourhood Plan Appendix A
• CCW Neighbourhood Plan Appendix B
• Basic Conditions Statement
• Consultation Statement
• Consultation Statement Addendum
• Consultation Statement Appendix A
• Consultation Statement Appendix B
• Consultation Statement Appendix C
• Consultation Statement Appendix D
• Consultation Statement Appendix E
• Consultation Statement Appendix F
• Consultation Statement Appendix G
• Consultation Statement Appendix H
• Consultation Statement Annex I
• SEA Environmental Report
• SEA Consultation Responses
• AECOM Design Guide

1.8

The background documents which I have taken into consideration in undertaking this examination are
listed in Appendix 1. These include further documents that I have considered following the Hearing
that took place on 10th March 2020 at Soper Hall, Caterham, being relevant material provided at, or
after the Hearing as a consequence of matters arising from the Hearing which have assisted me in
understanding and clarifying various matters of an evidential nature.

1.9

In relation to national planning policy guidance, I have had regard to the extent that the CCWNP
conforms to the National Planning Policy Guidance, (NPPF) and relevant advice in the Planning Practice
Guidance (PPG), last updated on 13 May 2020, in respect of neighbourhood planning.

Edge Planning & Development LLP

38 Northchurch Road

London N1 4EJ

020 7684 0821

5

Caterham, Chaldon and Whyteleafe Neighbourhood Plan 2018 to 2033 (submission version) - Examination Report

1.10

In relation to district-wide planning policy, the CCWNP has been examined having regard to the
strategic planning policies of Tandridge District Council contained in the Tandridge District Core
Strategy, adopted by the Council in October 2008. This sets out key planning policies for the District.
The time horizon for this strategy is until 2026. The Tandridge Local Plan, Part 2: Detailed Policies 2014
– 2029, clearly explains at paragraph 1.8 that at District level, the Tandridge Local Plan is formed of two
key parts: Part 1 containing the strategic policies (Core Strategy) and Part 2 containing the detailed
policies (Detailed Policies document). The Tandridge Local Plan helpfully sets out the policy hierarchy
operating in the district on page 6 as follows:

1.11

I have had regard to the Tandridge Local Plan, Part 2: Detailed Policies 2014 – 2029, (TLP) where
appropriate in considering the CCWNP policies.
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Caterham, Chaldon and Whyteleafe – Background
The Neighbourhood Area
1.12

The Neighbourhood Area comprises the entire parishes of Caterham Hill, Caterham Valley, Chaldon
and Whyteleafe, as indicated on below, being an extract from Figure 1.1 from the submission version
of the Plan.

1.13

The submission version of the CCWNP at paragraph 1.3 explains that Tandridge District Council (TDC),
designated this Neighbourhood Area on 10 September 2018. It was established at the Hearing on 10th
March 2020, that there had been some confusion regarding this designation, as the Neighbourhood
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Area had been designated previously by Tandridge District Council on 18 July 2012, following an
application to TDC in May 2012 on behalf of CCW by Mr Windridge, Acting Coordinator of the Caterham
Hill, Caterham Valley, Chaldon, Whyteleafe Parishes and Community groups. The chronology of events
at that time was helpfully provided by Ms Cronin of TDC following the Hearing and is provided as
Appendix 2 to this examination report. This also includes a copy of the of the Notice which appeared
in Caterham and District Independent, August 2012, confirming under Regulation 7 of the
Neighbourhood Planning (General) Regulations 2012 that on 18th July 2012, the District Council
designated the Caterham Hill/Caterham Valley/Chaldon/Whyteleafe Neighbourhood Area. The Notice
approving the designation included a map corresponding to the boundaries of the four parishes and,
as such, is identical to the map accompanying the successful front runner bid submitted to the MHCLG
on 12th August 2011 as part of the successful “Caterham NDP Front Runner Bid”.
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1.14

The confusion regarding designation arose when an application was made again by Qualifying Body
(QB) in 2018 to re-designate the Neighbourhood Area. Such an application would only have been
necessary, had the QB been a Neighbourhood Forum. Although the application was confirmed by TDC,
I consider it to be of no effect or consequence, as there is no need to re designate a neighbourhood
area, where the Plan area is “parished” as is the case with regard to the CCWNP. In addition, the
subsequent application was also “out of time”.

1.15

To conclude this point, I am content that a valid application and plan were submitted by the QB and
approved by TDC in 2012. There is no need to alter the plan in Figure 1.1, but the text in the submission
version of the CCWNP should be revised to read;
“1.3. Tandridge District Council (TDC), as the local planning authority, designated the
Neighbourhood Area, encompassing the four parishes (with the boundaries as shown on Figure
1.1) on 12th July 2012, to conform to section 61G of the Town & Country Planning Act 1990
(as amended).”

Local Context
1.16

The local context of the Neighbourhood Area is explained in Section 2 of the submission version of the
CCWNP, noting that Caterham Hill and Chaldon are on high ground, comprising part of the North
Downs escarpment, whilst Caterham Valley and Whyteleafe are situated along the Bourne river valley
providing a natural communication route from London through the North Downs to the Weald to the
south. The Neighbourhood Area is situated in attractive countryside with a high landscape value, which
outside of the settlement areas is designated Metropolitan Green Belt the purposes of which having
regard to the purposes in paragraph 134 of the NPPF are:
a) to check the unrestricted sprawl of large built-up areas;
b) to prevent neighbouring towns merging into one another;
c) to assist in safeguarding the countryside from encroachment;

1.17

I note that the settlement of Chaldon is entirely washed-over as Green Belt.

1.18

The historic development of the Whyteleafe and Caterham Valley has been as a consequence of their
strategic location within the A22 road and rail corridor formed by the gap within the North Downs
which was exploited following the development of rail infrastructure from the mid-nineteenth century
(1850-1870), which enabled the ability of commuter settlements to grow within an acceptable timedistance for daily access to employment opportunities in central London, whilst also providing
residents with easy access to the Surrey Hills. Extensive residential development took place during the
first half of the twentieth century, prior to the introduction of Green Belt controls in 1955.
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1.19

The main retail facilities and services in the area are provided in Croydon Road and the Church Walk
Centre provide the greatest concentration of shops and services in the Neighbourhood Area. More
recently higher density residential development in the form of flats have been developed in the central
area close to the railway, contrasting with lower density suburban housing which characterises much
of the development on the steep valley sides.

1.20

During the fourth quartile of the twentieth century, the development of the M25 facilitated enhanced
vehicular access to Gatwick and Heathrow airports, the Eurotunnel and Dover ferry routes to Europe,
in addition to more localised employment centres in Kent and Surrey which expanded during this
period, unlocked by greater accessibility provided by the expanded motorway network.

1.21

Caterham on the Hill grew in response to the development of the former Guards’ Barracks and St
Lawrence’s Hospital and is now the largest of the four parishes by population. Chaldon by contrast is
an ancient, rural settlement bounded on the south side by the Pilgrims’ Way and abutting the Surrey
Hills Area of Outstanding Natural Beauty. Public footpaths link a valued landscape and ecologically
important areas with tracts of ancient woodland. The village is connected to Caterham on the Hill by
Rook Lane, but other roads comprises narrow country lanes which provide access to this scattered
settlement which has only few facilities and no shops.

Preparation of the Caterham, Chaldon and Whyteleafe Neighbourhood Plan
1.22

The CCWNP Consultation Statement, (undated) provides a detailed account of the chronology of the
lengthy period during which the submission version of the CCWNP has evolved from the initial impetus
from the Caterham Community Partnership in 2011 and the formation of the CR3 Forum, and the
application for Front Runner Funding from the DCLG in November 2011. (See Appendix 1).

1.23

The Consultation Statement explains how the preparation of the CCWNP took place between 2012
after designation of the neighbourhood area until the preparation of the submission version of the Plan
in the following 6 stages:
Stage I: Seeking initial input from the community and consolidating findings
Stage II: Consultation on Regulation 14 Draft Neighbourhood Plan v1
Stage III: Preparation for second Regulation 14 Submission
Stage IV: Second consultation on Regulation 14 Draft Neighbourhood Plan
Stage V: Finalising the Plan for Regulation 16
Stage VI: Final Plan submission

1.24

Whilst the Consultation Statement explains the substantial work undertaken up to and including the
initial Regulation 14 consultation, it is evident that due to a number of changes that had taken place
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between 2012 and 2016 it became necessary to substantially revise the neighbourhood plan to reflect
the changing circumstances, which as I understand were:
• A wide range and nature of comments received during the first Regulation 14 consultation
encouraged the Steering Group to seek professional advice on the emerging policies to allow time
for the Pre-Submission document to be modified and improved.
• Changes to the composition of the Steering Group and revisions to the draft Policies in the Presubmission Plan Document.
• Consultation by TDC on proposal for the new Local Plan, the preparation of which provided
considerable additional data relating to
o Housing land availability;
o Green Belt assessments; and
o TDC’s emerging Masterplan for Caterham.
• Meetings were held with TDC regarding draft policies contained in the first Regulation 14 PreSubmission Document (2016) and proposed revisions.
• Professional advice was obtained from AECOM and others concerning draft policies submitted to
TDC for comment and advice. Advice was also sought from TDC on the preparation of other
documents required to complete the Neighbourhood Plan process, including Local Green Spaces,
Character Areas and updating the Sustainability Report.
• Matters relating to housing supply and demand, housing density and type (especially affordable
homes), availability of brownfield sites, the degree of protection to be afforded to the Green Belt,
and infrastructure provision, looking more closely at public transport, were reconsidered.
This work was undertaken between June 2016 and April 2017.
1.25

By March 2017, the Consultation Statement (CS) explains that the second version of the Regulation 14
plan had been drafted. The pre-submission consultation took place over a ten-week period between
April 2017 and July 2017. The CS confirms that relevant statutory consultees were notified and a range
of individuals and organisations considered to have a particular interest in the Plan were also notified.
The consultation resulted in the Steering Group receiving over 100 replies, summarised in Appendix F
to the CS. In analysing the replies, the CS acknowledges that many improvements were necessary
before a satisfactory submission version of the plan might be ready for submission to TDC with
supporting information to satisfy subsequent Regulation 16 consultation and examination
requirements. In particular the CS recognised that changes would be necessary to the Plan to meet the
Basic Conditions and improvements would be required to demonstrate that the evidence base was
satisfactory, to support draft policies. The topic areas for further work identified in the CS at that time
included local green space, housing, business and employment, transport, flooding and leisure and
community uses.
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1.26

The CS explains that following the Regulation 14 consultation, help was sought from Quod, a London
based planning consultancy, to review the content of the Plan and its draft policies. Subsequently a
further consultancy IPE undertook a health-check of the Plan. The CS records the recommendations
made by IPE. Despite the recommendations from Quod and ICE, when the draft Plan was reviewed by
TDC, the advice received by the Steering Group was that the plan was overly lengthy and complicated.
The CS notes that the Steering Group then sought advice from Locality, the specialist neighbourhood
planning support network, following which a neighbourhood planning consultant and a neighbourhood
plan Examiner, were approached to assist in recasting the draft Plan. The CS explains that these
activities were undertaken between July 2017 and January 2019 by which point the draft plan which
had been significantly recast and the associated documents were considered ready to be submitted to
TDC for Regulation 16 consultation and examination.

2.0 Public Consultation
2.1

Part 5 of The Neighbourhood Planning (General) Regulations 2012, “the Regulations”, makes provision
in relation to procedure for making neighbourhood development plans. To fulfil the legal requirements
of Regulation 15(2) of Part 5 of the Regulations, the consultation statement should contain the
following:
•
•
•
•

details of people and organisations consulted about the proposed Neighbourhood Plan;
details of how they were consulted;
a summary of the main issues and concerns raised through the consultation process; and
descriptions of how these issues and concerns were considered and addressed in the
proposed Neighbourhood Plan.

2.2

The Consultation Statement should also demonstrate that there has been proper community
engagement and that it has informed the content of the Plan. It should also make it clear and
transparent that those producing the plan have sought to address the issues raised during the
consultation process. Consultation and community engagement are fundamental requirements of the
Regulations, the process of plan-making being almost as important as the plan itself.

2.3

The Consultation Statement prepared in relation to the CCWNP sets out in some considerable detail
the chronology of the evolution of the draft CCWNP from inception to the preparation of the
submission version of the Plan.

2.4

The consultation and public engagement undertaken in the preparation of this neighbourhood plan is
set out in the Consultation Statement and the following appendices:
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•
•
•
•

Appendix C Detailed list of engagement activities with local community
Appendix D Regulation 14 Submission Consultees and respondents
Appendix E Responses to first Regulation 14 Consultation (April to June 2016)
Appendix F Responses to second Regulation 14 Consultation (April to July 2017)

2.5

Appendix C describes the extensive community engagement activities that took place between July
2012 and April 2018, comprising newsletters, workshops, questionnaire meetings, street parties and
fairs. These events outlined in terms of scale and frequency are what would be anticipated over this
period to inform and encourage community engagement across the four parishes during the plan
preparation phases. Appendix D contains a list of Statutory Consultees for the first Regulation 14
consultation which took place between 15th April and 10th June 2016 and somewhat curiously the
letter notifying consultees of the second Regulation 14 consultation which took place between
Saturday 29th April 2017 and Saturday 17th June 2017. The comments received as a consequence of
the first consultation are grouped in Appendix E by policy area. Against each comment a response from
the Steering Group is provided indicating how each comment will be addressed in the Plan making
revisions. Appendix F provides a synopsis of the comments received following the second Regulation
14 Consultation. This is the most helpful of the consultation responses as it is this Plan, which was the
forerunner to the submission draft plan, although much altered following the extensive review
undertaken before the submission draft Plan was completed. Appendix F contains the extensive
comments of TDC on the second pre submission plan followed by the comments of other consultees,
whose replies are thematically grouped, together with the comments on each reply prepared by the
Steering Group.

2.6

Rather unusually for a neighbourhood plan which is not proposing site allocations for housing, the
neighbourhood plan contains a considerable amount of information relating to potential housing
development sites. The CS explains that the reason for this was due to the original intention of the
Steering Group being that the CCWNP was expected to include housing allocations within the Plan.
The CS further explains that as the draft Local Plan was being advanced by TDC, the Steering Group
revised its intention and would instead rely upon the housing allocations for the Neighbourhood Area
as included in the Local Plan allocations, but with the intention of revising the CCWNP after the
adoption of the Local Plan, to include housing allocations.
Strategic Environmental Assessment and Sustainability Appraisal

2.7

Not mentioned in the Consultation Statement, Tandridge District Council determined in May 2014 that
the emerging CR3 Neighbourhood Plan required Strategic Environmental Assessment (SEA) under the
European SEA Directive1 because the plan proposed to allocate a number of sites for future

1

Directive 2001/42/EC on the assessment of the effects of certain plans and programmes on the environment,
implemented in England through the Environmental Assessment of Plans and Programmes Regulations 2004.
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development that had not already been identified in the adopted Core Strategy. Such allocations could
have had a significant effect on the environment. The CR3 Forum Neighbourhood Plan SA/SEA Scoping
Report2, October 2016, was undertaken by Levett-Therivel, sustainability consultants. The fact that
this report is not mentioned in the CS is not a shortcoming, as due to the length of time taken to arrive
at the submission version of the CCWNP, further screening and scoping for SEA has been undertaken
as the draft Plan has evolved over time.
2.8

The CS explains that TDC Tandridge District Council undertook a subsequent screening assessment in
2017, seeking the views of the statutory bodies (the Environment Agency, Natural England and Historic
England) to assist in the determination of whether or not the Caterham, Chaldon and Whyteleafe
Neighbourhood Plan might have significant environmental effects in accordance with the European
Directive 2001/42/EC and the associated Environmental Assessment of Plans and Programmes
Regulations 2004. The screening assessment concluded that the draft Plan could have significant
environmental effects arising either individually or cumulatively and therefore the CR3 Forum
Neighbourhood Plan required a full SEA to be undertaken. This was undertaken late in the preparation
of the submission version of the CCWNP, by AECOM on behalf of the CR3 Neighbourhood Plan group.
The AECOM SEA report prepared in March 20193 explains at paragraph 1.8:
“Two key procedural requirements of the SEA Regulations are that:
1. When deciding on ‘the scope and level of detail of the information’ which must be
included in the Environmental Report there is a consultation with nationally designated
authorities concerned with environmental issues; and
2. A report (the ‘Environmental Report’) is published alongside the Draft Plan (i.e. the draft
CCWNP) that presents outcomes from the environmental assessment (i.e. discusses ‘likely
significant effects’ that would result from plan implementation) and reasonable alternatives.”

2.9

I understand that the consultation undertaken in relation to the AECOM report was undertaken for the
CCWNP in October 2016. (see paragraph 3.1 of the SEA Environmental Report, March 2019). It is not
clear what consultation is being referred to in this instance in the AECOM report, however the
screening opinion, prepared by Tandridge District Council4 at the request of the CR3 Neighbourhood

2

Sustainability Appraisal / Strategic Environmental Assessment for the CR3 Plan: Scoping Report, October 2016
https://caterhamsurrey.uk/CR3-Scoping-Report-LT-Oct-16.pdf
3

Caterham, Chaldon and Whyteleafe Neighbourhood Plan Environmental Report to accompany the submission version
of the Neighbourhood Plan, AECOM, March 2019.
https://www.tandridge.gov.uk/Portals/0/Documents/Planning%20and%20building/Planning%20strategies%20and%20p
olicies/Parish-Council-%28neighbourhood%29-plans/CCW/SEA-Environmental-Report.pdf

4

CR3 Forum Neighbourhood Plan, Strategic Environmental Assessment Screening Opinion, Prepared by
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Plan Group in 2017 demonstrates at paragraph 4.3, that further consultation was carried out with the
statutory consultees (Historic England, the Environment Agency and Natural England) at that time. The
TDC screening opinion concluded that SEA was required; the reason given was:
“At present, the Neighbourhood Plan (NP) does not propose to allocate a number of sites for
future development and proposes to protect and enhance the existing natural environment.
However, due to the size of the settlement and its proximity to the Mole Gap to Reigate
Escarpment Special Area of Conservation, the Neighbourhood Plan requires an SEA.”
2.10

The Consultation Statement charts public engagement up to February 2019. I note that the SEA
consultation took place after that time and I have received the replies from the consultees received by
Tandridge Council between 3rd April and 20th May 2019 and this appears satisfactory.
Habitats Regulations Assessment

2.11

Concerning, Habitats Regulations Assessment, (HRA), the CS confirms that the Steering Group sought
advice from Natural England (NE), based on the most recent draft of the Neighbourhood Plan and that
NE concluded that the Plan is not likely to have significant impacts on European protected species or
sites, either on its own or in combination and therefore an HRA was not required.

Consultation Summary
2.12

The CCWNP has been subject to extensive community engagement, consultation and revision over
almost eight years, as the plan has been formulated and refined. Following the second Regulation 14
consultation the Steering Group has gone to considerable lengths to obtain assistance from third party
organisations to advise on content, policy preparation and a health check having regard to the prospect
of satisfying the basic conditions tests on examination. During the later period of the preparation of
the Plan, there were changes in national planning guidance through the NPPF and PPG, whilst at local
level the Tandridge Local Plan has been advanced and gained weight for decision making and is
currently at the examination stage.

2.13

In relation to the legal requirements of Regulation 15(2) of Part 5 of the Regulations, the consultation
statement should contain the following:

Tandridge District Council on behalf of CR3 Forum
https://www.tandridge.gov.uk/Portals/0/Documents/Planning%20and%20building/Planning%20strategies%20and%20p
olicies/Parish-Council-%28neighbourhood%29-plans/Strategic-Environmental-Assessment-Screening-Opinon-CR3Forum-Neighbourhood-Plan.pdf
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•
•
•
•

2.14

details of people and organisations consulted about the proposed Neighbourhood Plan;
details of how they were consulted;
a summary of the main issues and concerns raised through the consultation process; and
descriptions of how these issues and concerns were considered and addressed in the
proposed Neighbourhood Plan.

I am satisfied that the Consultation Statement and its related appendices have met the requirements
set out above and that the CS demonstrates that there has been proper community engagement which
has informed the content of the Plan. I also confirm that it is apparent that in producing the CCWNP
that the Steering Group has sought to address the issues raised during the consultation process.

3.0 Caterham, Chaldon and Whyteleafe Neighbourhood Plan –
Vision and Objectives
3.1

The vision for the neighbourhood area set out in section 3 of the CCWNP is to improve the socioeconomic conditions for the local community in terms of living conditions and employment
opportunity to be achieved by applying strong intergenerational sustainable credentials, following the
guidance in paragraph 8 of the NPPF. The CCWNP sets down six objectives through which the vision
will be achieved. These are:
Objective 1: To define and protect neighbourhood character areas and promote development within
them that respects their integrity.
Objective 2: To support sustainable housing development with a range of design and size that will
provide for the whole community, primarily located on brownfield sites.
Objective 3: To preserve and enhance green spaces and corridors, keeping them accessible, while
improving biodiversity and the protection of endangered species.
Objective 4: To encourage the development of infrastructure and services which will support existing
and new development: including a range of community, leisure, cultural and educational facilities in
locations that are accessible to the local population.
Objective 5: To help promote reliable and regular public transport that serves all areas of the
community.
Objective 6: To promote quality employment through the encouragement of flexible business, retail and
service centres, including the provision of attractive public spaces.
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3.2

These objectives have influenced the preparation of the planning policies in the CCWNP which are
considered in section 5 of this examination report.

3.3

I now turn to consider the extent to which the CCWNP can be said to meet the Basic Conditions test.

4.0 Basic Conditions
4.1

Only a draft neighbourhood Plan that meets each of a set of basic conditions can be put to a referendum
and be made. The basic conditions are set out in paragraph 8(2) of Schedule 4B to the Town and
Country Planning Act 1990 as applied to neighbourhood plans by section 38A of the Planning and
Compulsory Purchase Act 2004. I consider the relevant basic conditions below, taking a) and d)
together, before moving on to the other conditions:
a. having regard to national policies and advice contained in guidance issued by the Secretary
of State it is appropriate to make the neighbourhood plan,
and;
d. the making of the neighbourhood plan contributes to the achievement of sustainable
development.

4.2

Before considering the extent to which the CCWNP conforms to national policies and advice contained
in guidance issued by the Secretary of State, it is important to consider the relevant planning policy
guidance that is appropriate in the light of revisions made to the NPPF which were in place at the time
during which the CCWNP was prepared. Paragraph 2.2 of the Basic Conditions Statement (BCS) notes
that, “…. the Neighbourhood Plan has been prepared to Council in accordance with the revised NPPF
published in 2018.” The 2018 version of the NPPF was published on 24th July 2018 and revised on 19th
February 2019 and again on 19th June 2019. Having regard to the current national guidance issued by
the Secretary of State, the appropriate version of the NPPF against which the CCWNP should be
considered is the version published on 19th June 2019.

4.3

The NPPF (July 2019 edition) paragraph 11, advises that all plans should be based upon the presumption
in favour of sustainable development with clear policies that guide how the presumption should be
applied locally. Paragraph 13 of the NPPF acknowledges that the application of the presumption in
favour of sustainable development will have implications for how communities engage in
neighbourhood planning. Indeed, paragraph 13 advises:
“Neighbourhood plans should support the delivery of strategic policies contained in local plans
or spatial development strategies; and should shape and direct development that is outside of
these strategic policies”.
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4.4

I am content that subject to the recommended modifications in this examination report being
accepted, the CCWNP will conform to the guidance in the NPPF at paragraph 29, enabling the local
community to develop a shared vision for their area and that the CCWNP through the application of
the non-strategic planning policies will shape, direct and help to deliver sustainable development, by
influencing local planning decisions as part of the statutory development plan.

4.5

I am also content that subject to the recommended modifications in this examination report being
accepted, the CCWNP will generally comply with the provisions of paragraph 16 of the NPPF (2019),
regarding plan making, which states that;
“Plans should:
a) be prepared with the objective of contributing to the achievement of sustainable
development;
b) be prepared positively, in a way that is aspirational but deliverable;
c) be shaped by early, proportionate and effective engagement between plan- makers and
communities, local organisations, businesses, infrastructure providers and operators and
statutory consultees;
d) contain policies that are clearly written and unambiguous, so it is evident how a decision
maker should react to development proposals;
e) be accessible through the use of digital tools to assist public involvement and policy
presentation; and
f) serve a clear purpose, avoiding unnecessary duplication of policies that apply to a particular
area (including policies in this Framework, where relevant).”

4.6

Thus, if made with the recommended policy modifications in Appendix 5 of this report, the CCWNP
should effectively shape and direct sustainable development in CCW Neighbourhood Area as envisaged
through policy guidance in the NPPF (2019).

4.7

At paragraph 8, the NPPF defines the three dimensions to sustainable development as being, economic,
social and environmental; the NPPF sets out the roles that the planning system is expected to perform
in relation to each. These interdependencies of the economic, social and environmental objectives
explained in the NPPF are at the root of the CCWNP vision for the Neighbourhood Area. I am therefore

Edge Planning & Development LLP

38 Northchurch Road

London N1 4EJ

020 7684 0821

18

Caterham, Chaldon and Whyteleafe Neighbourhood Plan 2018 to 2033 (submission version) - Examination Report

satisfied that the thrust of the CCWNP has been prepared in the context of the advice in the current,
July 2019 edition of the NPPF. Consequently, if the recommendations in this Plan are accepted and
Plan proceeds to referendum and is made, the application of the CCWNP policies in reaching future
development management decisions will assist in delivering sustainable development in the
Neighbourhood Area over the life of the Plan.
4.8

e. the making of the order (or neighbourhood plan) is in general conformity with the strategic policies
contained in the development plan for the area of the authority (or any part of that area).

4.9

The statutory development plan for Tandridge District Council’s administrative area includes the
Tandridge District Core Strategy, adopted on 15 October 2008. As outlined in section 1 of the
examination report, the Core Strategy contains the adopted strategic planning policies with which the
policies in the CCWNP must be in general conformity.

4.10

Whilst it is the adopted strategic policies against which the policies in the neighbourhood plan must be
considered in meeting the Basic Conditions, the emerging Local Plan for the District is now at
Examination. As indicated at paragraph 4.2 in the Basic Conditions Statement, this recognises the
growing importance of the draft Local Plan covering the period up to 2033. The BCS explains that in
the Steering Group’s assessment of general conformity of the CCWNP policies with those of the
strategic policies of the adopted Core Strategy, the BCS has also taken into account the policy direction
of the emerging Local Plan. Within the emerging Tandridge Local Plan, other than “Strategic Policy
SGC01: South Godstone Garden Community”, none of the draft policies in this Local Plan are expressly
recognised as strategic policies. The submission version of the Local Plan at paragraph 2.7 states that
the currently adopted Core Strategy policies, all of which are understood to be strategic in nature, will
be replaced on adoption of the Local Plan (as modified). There is no clarity as to the status of the draft
policies in Appendix 2 of the emerging Local Plan which are intended to replace Core Strategy policies
on adoption of the Local Plan. This is not a matter that affects my decision as to whether the CCWNP
meets the Basic Conditions test.

4.11

I am content that the submission version of the CCWNP, subject to the recommended policy alterations
in this report, is in general conformity with national and strategic planning policies in the adopted Core
Strategy. Furthermore, I confirm that the CCWNP does not promote less development than set out in
the adopted Core Strategy or undermine its strategic policies. I consider the extent to which each
CCWNP policy conforms to the relevant adopted strategic policies in section 5 of this examination
report.

4.12

f. the making of the order (or neighbourhood plan) does not breach, and is otherwise compatible
with, EU obligations.
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4.13

The EU obligations against which the CCWNP need to be assessed for breaches and compatibility are:
o the European Convention on Human Rights5;
o Directive 2001/42/EC6 on the assessment of the effects of certain plans and programmes on the
environment (The Strategic Environmental Assessment (SEA) Directive); and
o Directive 92/43/EEC7 on the conservation of natural habitats and of wild fauna and flora (The
Habitats Directive).

4.14

Human Rights

4.15

The Basic Conditions Statement avers that the Neighbourhood Plan has had regard to the fundamental
rights and freedoms guaranteed under the European Convention on Human Rights. It therefore
complies with the Human Rights Act 1998. I agree with this conclusion having had regard to the draft
policies and suggested amendments as a consequence of this examination. I am also of the opinion
that these policies are unlikely to have any prejudicial effects on Human Rights and the related Equality
Act 2010 if the Plan were to be made in accordance with my recommendations in this examination
report. The Plan therefore also complies with the Human Rights Act 1998.

4.16

I am content that the Plan does not breach and is not otherwise incompatible with the European
Convention on Human Rights, as also indicated in paragraph 5.6 of the Basic Conditions Statement.

4.17

Strategic Environmental Assessment

4.18

The Basic Conditions Assessment confirms that the screening opinion was prepared by Tandridge
District Council at the request of the CR3 Neighbourhood Plan Group in 2017. This concluded that SEA
was required. The SEA was undertaken by AECOM and subject to consultation in April and May 2019.

4.19

The SEA non-technical summary concerning the assessment of the 10 themes and 29 policies contained
within the submission version of the CCWNP presents 29 planning policies guiding development in the
Neighbourhood Plan area concluded that the current version of the CCWNP is likely to lead to
significant positive effects in relation to the ‘Population, Housing and Deprivation’ SEA theme due to

5

European Convention on Human Rights (as last amended on 2nd October 2013)
https://www.echr.coe.int/Documents/Convention_ENG.pdf
6

Directive 2001/42/EC of the European Parliament and of the Council of 27 June 2001 on the assessment of the effects
of certain plans and programmes on the environment, (SEA Directive) https://eur-lex.europa.eu/legalcontent/EN/TXT/?uri=CELEX:32001L0042
7

Council Directive 92/43/EEC of 21 May 1992 on the conservation of natural habitats and of wild fauna and flora
https://eur-lex.europa.eu/legal-content/EN/TXT/?uri=CELEX%3A31992L0043
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the focus of the Neighbourhood Plan to deliver high quality housing to meet local needs, protecting
and enhancing the provision of community facilities, and supporting the creation of safe, inclusive and
attractive environments through sustainable design. The SEA report considered that significant positive
effects were likely in relation to the ‘Economy and Employment’ SEA theme, linked to maintaining and
enhancing the vitality and functions of the four centres in the Neighbourhood Plan area (as hubs for
services and facilities), encouraging and supporting future employment opportunities which promote
flexible working practices, whilst also seeking to diversify the economy. The SEA report also concluded
that the CCWNP’s focus on previously developed land would support significant positive effects in
relation to the ‘Land Use and Soil’ SEA theme. Positive effects in relation to the ‘Accessibility and
Transportation’ SEA theme were anticipated relating to the Neighbourhood Plan’s focus on supporting
accessibility to services, facilities and public transport networks, whilst also aiming to tackle traffic and
congestion issues. Concerning the ‘Health’ SEA theme, positive effects were expected linked to the
Plan’s promotion of improvements to local health services, enhancements to green infrastructure and
open space provision, and through the delivery of an appropriate mix of housing types and tenures
which are suitable for both younger and older residents. Positive effects were also considered likely
concerning the ‘Biodiversity’, ‘Heritage’ and ‘Landscape’ SEA themes, particularly through protecting
local character, views and open spaces, supporting local distinctiveness and the quality of the public
realm, and conserving and enhancing the natural environment through applying the principle of
environmental net-gain in the design of new developments.
4.20

Finally, the SEA report concluded that the CCWNP would generate positive effects due to the ‘Pollution’
and ‘Climatic Factors’ themes, although these were considered to be less significant in the context of
the SEA process given the scope of the Neighbourhood Plan and the scale of proposals.

4.21

These benefits are recognised in the Basic Conditions Statement which concluded that the SEA
submitted to TDC with the CCWNP at the Regulation 15 stage, as part of the evidence base for the Plan,
supports the requirement that the Plan neither breaches, nor is otherwise incompatible with the SEA
Directive.

4.22

Habitats Regulations Assessment

4.23

Concerning Habitats Regulations Assessment, (HRA), the Basic Conditions Statement records that the
Steering Group sought advice from Natural England, on the then most recent draft of the CCWNP, who
concluded that the Plan is not likely to have significant impacts on European protected species or sites,
either on its own or in combination and therefore an HRA was not required. As a consequence, I
similarly accept that the Plan policies support the requirement that the submission version of the
CCWNP neither breaches, nor is otherwise incompatible with the HRA Directive.
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4.24

g. prescribed conditions are met in relation to the Order (or plan) and prescribed matters have been
complied with in connection with the proposal for the order (or neighbourhood plan).

4.25

The Basic Conditions Statement indicates that prescribed conditions are considered in section 6, under
the heading of “6 Basic condition (vii) - conformity with the prescribed conditions.” However, this is
not the case. However, in examining this neighbourhood plan, it is clear from the evidence supporting
the Plan and from the Consultation Statement that the prescribed matters have been met in the
preparation of the CCWNP as I set out below.

4.26

In accordance with the Town and Country Planning Act, 1990 Schedule 4B, Paragraph 5, I am satisfied
that the submission plan proposal is not a ‘repeat ’proposal (i.e. Tandridge District Council has not
refused a submission under paragraph 12 or Section 61E and it has not failed a referendum).

4.27

I am satisfied that the CR3 Forum, subsequently known as the CR3 Neighbourhood Plan Group is the
qualifying body, which has prepared the CCWNP.

4.28

I further understand that Caterham Hill Parish Council (as primary parish) acts on behalf of the CR3
Neighbourhood Plan group in a co-ordinating capacity. The CR3 Neighbourhood Plan Group is the body
which submitted the Plan and is a qualifying body for the purposes of making a neighbourhood
development plan. Designation of CCWNP Neighbourhood Area was approved in accordance with the
Neighbourhood Planning (General) Regulations 2012 and with section 61G of the Town and Country
Planning Act 1990 as amended, for the purposes of Neighbourhood Planning, by Tandridge District
Council on 12th July 2012.

4.29

As required by the Planning and Compulsory Purchase Act 2004, Section 38B (1) (c), I am also satisfied
that the CCWNP does not relate to more than one neighbourhood area and that there is no other
Neighbourhood Development Plan in place within this Neighbourhood Area.

4.30

Concerning the requirement to comply with the requirements of the Town and Country Planning Act,
1990 Schedule 4B, Paragraph 6 (2) (c) and the Neighbourhood Planning (General) Regulations 2012 (as
amended) – Regulation 15, the CR3 Neighbourhood Plan Group, as Qualifying Body, has submitted the
following:
• A map identifying the area to which the Plan relates;
• A consultation statement (which contains details of those consulted, how they were consulted,
summarises the main issues or concerns raised and how these have been considered and where
relevant addressed in the proposed neighbourhood development plan under Regulation 15 (2) (a);
• The proposed neighbourhood development plan; and
• A statement explaining how the neighbourhood development plan meets the ‘Basic Conditions’
requirements of paragraph 8 (2) of Schedule 4b to the 1990 Act;
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4.31

The map identifying the area to which the Plan relates.

4.32

The map identifying the CCWNP designated Neighbourhood Area which comprises the entire parishes
of Caterham Hill, Caterham Valley, Chaldon and Whyteleafe, corresponds to Figure 1.1 in the
submission version of the Plan. An extract from Figure 1.1 is shown on page 7 of this report.

4.33

The Consultation Statement

4.34

The consultation processes and activities undertaken in connection with the preparation of the CCWNP
prior to the commencement of the examination of this neighbourhood plan are explained in the
Consultation Statement and considered in section 2 of this examination report. I am satisfied that the
approach of the Steering Group as explained both in the Consultation Statement and at the hearing on
10th March 2020, has been undertaken on an open and transparent basis.

4.35

The process and management of the community consultation has been satisfactory and I am confident
that the Consultation Statement outlining the terms of reference and actions of the Steering Group,
the supporting evidence from the surveys, events, workshops, consultation correspondence and
feedback leading to the formulation of draft policies, subsequent pre-submission and submission plan
consultations on the draft Plan policies, adequately fulfils the consultation requirement of Section 15
(2) of Part 5 of the Neighbourhood Planning Regulations 2012 and Section 16 of these Regulations in
relation to publicising the consultation opportunities during the preparation of the CCWNP.

4.36

I am therefore satisfied that the consultations described in the CCWNP Consultation Statement and
appendices, comply with Section 15(2) of part 5 of the Regulations and that the proposed
neighbourhood development plan meets the requirements of paragraph 8 of Schedule 4B to the 1990
Act, in accordance with Regulation 15(1) of part 5 of the Regulations.

4.37

The CCWNP meets the definition of a ‘Neighbourhood Development Plan’ in that it sets out policies in
relation to the development and use of land in the neighbourhood area and therefore complies with
the requirement of the Planning and Compulsory Purchase Act 2005, Section 38A (2).

4.38

The ‘Neighbourhood Development Plan’ (as defined under Section 38A), specifies the time period for
which it is to have effect. The period of the Plan is 2018 to 2033, as defined in the title of the CCWNP.
The 15-year life is also referenced in the Plan, thus the requirement of the Planning and Compulsory
Purchase Act 2004, Section 38B (1) (a) is satisfied.

4.39

I confirm that the CCWNP does not include any policies relating to excluded development, including
minerals, waste or nationally significant infrastructure projects, as defined in Section 61K of the Town
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& Country Planning Act 1990 (as amended). Thus, the requirement of the Planning and Compulsory
Purchase Act 2005, Section 38B (1) (b) is also satisfied.
4.40

Basic Conditions - interim findings, prior to consideration of the CCWNP policies

4.41

I set out a summary of my overall findings in section 6 of this examination report.

4.42

The Basic Conditions Statement summarises the vision of the draft Plan and how it satisfies the Basic
Conditions tests by reference to meeting the legal requirements summarised in this section of my
report.

4.43

In Section 5 of this report, I consider the draft CCWNP policies and the extent to which they are
compatible with national and local adopted planning policies and make recommendations regarding
those policies, as appropriate, to satisfy the Basic Conditions. Subject to my recommendations being
acceptable concerning the policy modifications suggested in this report, I am of the opinion that the
Plan policies relate to land use planning matters (the use and development of land) and that this
neighbourhood plan has been prepared in accordance with the statutory requirements and processes
set out in the Neighbourhood Planning (General) Regulations 2012.

5.0 Planning Policies and explanatory text
5.1

I now consider each of the CCWNP draft planning policies within the Plan and the explanatory text. The
policies are arranged in 9 thematic groups as follows:
Spatial Strategy
Housing
Design and Heritage
Local Economy
Natural Environment
Leisure and Community
Healthcare and Education
Transport and Movement
Infrastructure and Utilities

5.2

Where in my opinion, the explanatory text requires some alteration those changes suggested in this
report are advisory and for clarification, they are not mandatory in order to meet the Basic Conditions
test. If the CCWNP is to proceed to referendum, the recommended alterations to the policies must be
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accepted by the Qualifying Body and the District Council in order that the Plan may move forward to
that stage.

Spatial Strategy
POLICY CCW1: LOCATION OF DEVELOPMENT
A.
B.

C.

D.

5.3

Development in the neighbourhood area will be focused within the settlement boundaries as
defined on the Policies Map.
Development proposals outside the settlement boundaries will not be supported unless:
i. it is in accordance with Tandridge District Council Local Plan policies in respect of
appropriate uses in the countryside; or the development preserves or enhances the
character or appearance of the area; or
ii. where relevant, the development brings redundant or vacant historic buildings back into
beneficial re-use; or
iii. it relates to necessary utilities infrastructure and where no reasonable alternative
location is available.
Inappropriate development which is, by definition, harmful to the Green Belt will not be
approved unless the applicant is able to demonstrate the existence of very special
circumstances.
Proposals should make the best use of suitable brownfield land, where available, before
greenfield land is released.

Draft Policy CCW1 has connotations of being a strategic policy, which is alien to neighbourhood
planning. As I understand matters, the CCWNP was originally intended to contain housing allocations.
Over the years as the Plan has evolved the position has changed, not least because of the progress
made with the Local Plan, which is now also subject to examination. The CCWNP now makes plain that
it does not contain housing allocations but supports the housing allocations in the Local Plan. The
draft policy is identified as conforming to the NPPF at paragraphs 20, 72, 117, 118. Paragraph 20 of
the NPPF relates to the formulation of strategic policy and is therefore not appropriate to promoting
neighbourhood plan policies. It is not clear that paragraph 72 is at all relevant to Policy CCW1, as this
provides advice in relation to large scale housing development more akin to the proposals for South
Godstone in a Tandridge context and not anticipated in this Neighbourhood Area. Policy CCW1 is
consistent with paragraphs 117 and 118 to the extent that it promotes the re-use of brownfield land.
Regarding Policy CSP 1 of the adopted Core Strategy, Policy CCW1 should conform to the existing
defined settlement boundaries rather than anticipate what may happen in relation to the examination
of the Local Plan which I note envisages some alterations. This point has been correctly picked up in
TDC’s Regulation 16 comments.

Edge Planning & Development LLP

38 Northchurch Road

London N1 4EJ

020 7684 0821

25

Caterham, Chaldon and Whyteleafe Neighbourhood Plan 2018 to 2033 (submission version) - Examination Report

5.4

The supporting statement at paragraph 4.5 states that the purpose of Policy CCW 1 is to define the
settlement boundaries within the neighbourhood area to which development will be directed. The
emerging Local Plan similarly seeks to redefine the settlement boundaries through the district,
including those within the Neighbourhood Area.

5.5

It was established during the Hearing, that the proposed development of emerging Local Plan housing
site HSG06, would be dependent upon the concurrent examination of the Local Plan determining that
this site should be released from the current Green Belt designation. It is therefore not correct to say
in the supporting text to state at 4.8 that:
“4.8. The emerging Local Plan identifies and allocates sites suitable for residential development
to meet its Spatial Strategy requirements and support its implementation. Six of these sites are
situated within the Neighbourhood area; for one of the sites, alterations to the Green Belt
boundaries have taken place in order to release land for housing development.” (my
emphasis).

5.6

Neither is it correct to say in the following paragraph that:
“4.9 Local engagement has indicated that protecting the Green Belt and green space is a top
priority for residents. The emerging Local Plan does not propose to make changes to the
Green Belt boundaries and this approach is supported by the Neighbourhood Plan.” (my
emphasis).

5.7

If the emerging Local Plan on adoption, includes site HSG06, Land off Salmons Lane, as a housing
allocation, this would cause a Green Belt amendment as indicated in the draft Local Plan policy
concerning this land, due to “exceptional circumstances”, justifying the release of this site from the
Green Belt.

5.8

Paragraph 4.11 of the supporting statement makes the assumption that it is acceptable for the Plan to
promote a revised settlement boundary to provide direction for new development in the
neighbourhood area in advance of the revisions proposed in the emerging Local Plan. Whilst I concur
that it would be reasonable for the Steering Group to support the strategic housing allocations in the
emerging Local Plan, this could result in policy confusion, in the interim were the revised settlement
boundary as proposed in the CCWNP to be accepted and the Plan made, in advance of the adoption of
the Local Plan, as currently the CCWNP proposed boundary differs to that proposed in the Local Plan,
as identified in the Regulation 16 comments submitted by TDC. Under the circumstances, and crucially
as no housing allocations are promoted in this neighbourhood plan, the most appropriate solution in
this matter would be for the Local Plan examination process to establish the settlement boundaries
across the district and for those covering the CCWNP neighbourhood area to be accepted by the four
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relevant parishes until a subsequent review of this neighbourhood plan, on the basis of evidence of
housing need at that time as appropriate.
5.9

I note that there were a number of objections from local residents to Policy CCW1 on the grounds that
additional housing would exacerbate flood risk. No objections were received from Thames Water
regarding this matter, whose comments related to support for Policy CCW29, concerning integrated
infrastructure and the need for improvement to water supply and wastewater treatment infrastructure
and a new policy in relation to water efficiency.

5.10

It is highly likely that were the Plan to proceed with this policy it would be out of date almost
immediately as recognised in the comments of Berkeley Strategic.

5.11

Having regard to the guidance contained in the NPPF and the inaccuracies in the supporting statement
taken together with the advanced state of the Local Plan which at the time of writing is also at the
examination stage, the optimum outcome to assist in policy making and to meet the Basic Conditions
test would be to delete Policy CCW 1 from the CCWNP. This would avoid any prospect of duplication
of policy in the event that the Local Plan is adopted without change to the proposed housing allocations
and in the meantime would ensure that the neighbourhood plan conforms to the adopted Core
Strategy as required to meet the Basic Conditions. For these reasons Criterion A should be removed
from the Policy CCW 1.

5.12

Criterion B in this policy is unacceptable since it is dependent upon the emerging Local Plan being found
sound and adopted. This may occur at some point in the future, but to meet the basic conditions test
the CCWNP must conform generally to the strategic policies of the adopted Core Strategy. It would
not be appropriate to consider where development may prove to be acceptable where this is
dependent upon proposed changes to settlement boundaries in the emerging Local Plan. Furthermore,
it would not be acceptable for development proposals to be assessed in the Neighbourhood Area
having regard to whether such proposals are generally in accordance with the strategic policies of the
emerging Tandridge District Council Local Plan. For these reasons, Criterion B should be deleted from
Policy CCW 1.

5.13

Criterion C is unnecessary as it simply duplicates long established national Green Belt policy, currently
to be found in the NPPF at paragraph 143.

5.14

Criterion D requires that, “Proposals should make the best use of suitable brownfield land, where
available, before greenfield land is released.” Whilst the Plan seeks to protect existing employment
sites for that use, there are no criteria which might determine what the best use of suitable brownfield
land might be. It is apparent that there are competing land use pressures in Caterham town centre but
there is no guidance as to what might determine how the best use might be determined. In a property
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market context, the “highest and best use” would normally be defined as the land use that generated
the greatest site value, but in a town planning context the best use is likely to have some aspect of
value related to social need in addition to monetary value. The policy offers no means by which best
value might be assessed. In the light of such uncertainty this component of the policy is unhelpful.
Certainly, prioritising the re-use of previously used land through a sequential approach is recognised in
the Core Strategy at paragraph 7.12, which in justifying the approach taken in Policy CSP 2 advises:
“The identification of urban, previously developed sites is in line with the overall spatial strategy
of making the best use of previously developed land in the built up areas and protecting the
Green Belt. Therefore any required allocations will be identified using a sequential approach:
firstly previously developed land in the built up areas, previously developed land in the Larger
Rural Settlements and Green Belt settlements and only then if sufficient sites cannot be found
would greenfield/Green Belt releases be considered.”
5.15

In the emerging Local Plan, a more nuanced approach is now being proposed in section 21 as detailed
in the supporting text to emerging “Policy TLP19: Housing Densities and the Best Use of Land”. It is
apparent that draft Policy CCW1 D is through language emulating this emerging policy. As such, in
order to meet the Basic Conditions, this does not sit comfortably with the requirement for this policy
to conform with the adopted Core Strategy, notably Policy CSP 1.

5.16

For these reasons I recommend that Policy CCW 1 should be deleted from the CCWNP together with
Figure 4.1: Settlement boundaries within the Neighbourhood Plan area and the supporting policy text
together with the reference to “Spatial Strategy”. The appropriate time to alter the Settlement
Boundary within the Neighbourhood Area and for neighbourhood plan policies to conform to the Local
Plan strategic policies, would be on a future review of the CCWNP, following the adoption of the
emerging Local Plan.

Housing
POLICY CCW2: HOUSING REQUIREMENT
A. During the period to 2033, the housing requirement in the Plan area will be met as follows:
i. Previously developed brownfield sites within the existing defined settlement boundaries of the
neighbourhood area are the preferred locations for development.
ii. The following site allocations, as set out in the emerging Local Plan, and which provide for
approximately 170 units, in accordance with other policies in the Neighbourhood Plan:
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Site
Sandiford House,
40 Stanstead Road
Land off Salmons
Lane West,
Caterham
Coulsdon Lodge,
Coulsdon Road
156 -180
Whyteleafe Road,
Caterham
Land at Fern
Towers, Harestone
Hill
Edgeworth Close,
Whyteleafe

Reference
HSG05

Number of units
14

HSG06

75

HSG07

15

HSG08

60

HSG09

6

HSG19

6

Total

176

i. Infilling in Tier 1 settlements, in accordance with Policy TLP06 of the emerging
Local Plan.
B. Approximately 190 units as part of mixed use town centre initiatives in
Caterham Town and Local Centre.
C. Up to 82 units as part of the One Public Estate, Policy HSG20 of the emerging
Local Plan.
D. Additional brownfield sites to those already identified will be supported
unless this leads to loss of employment sites.

5.17

Policy CCW2 is said to conform to paragraphs 59, 68, 117 and 118 of the NPPF and Core Strategy Policy
CSP 2. NPPF Paragraph 59, is the introductory paragraph relating to the housing supply section of the
national guidance on planning policy. The responsibility for identifying housing need and supply is set
out in paragraph 60. This indicates that identification of housing need is a strategic planning
requirement rather than one to be undertaken through the preparation of neighbourhood plans. This
guidance is reinforced and made explicit in paragraphs 65 and 66 and does not support the approach

Edge Planning & Development LLP

38 Northchurch Road

London N1 4EJ

020 7684 0821

29

Caterham, Chaldon and Whyteleafe Neighbourhood Plan 2018 to 2033 (submission version) - Examination Report

taken in the CCWNP in preparing Policy CCW2. As to making efficient use of land through planning
policy, as set out in paragraphs 117 and 118 of the NPPF, this is largely a strategic planning matter in
relation to the objectively assessed need for housing as indicated in paragraph 117 of the NPPF and
certainly in the context as applied in the preparation of Policy CCW2. As drafted, Policy CCW2 explicitly
identifies the housing requirement in the neighbourhood area up to 2033. However, to conform to
the adopted Core Strategy, the CCWNP policies are only capable of identifying housing and
employment land allocations until 2026, as I explain later in the examination of this policy. Therefore,
without appropriate modification, Policy CSP 2 would not meet the Basic Conditions test.
5.18

In relation to Regulation 16 consultation comments, Policy CCW2 gave rise to considerable objection
from residents, housebuilders and concerns from TDC.

5.19

At the Regulation 16 consultation, TDC’s concerns related to the lack of evidence in support of Table 2,
re-titled during the Hearing as “Available Brownfield Sites for Housing 2015 -2033”. These concerns
were partly expressed as follows;
“However, para 5.11 explains that work on brownfield land has identified a potential supply of at
least 1348 units from brownfield sites. While TDC applauds the emphasis on redevelopment of
brownfield land and the initiative of those developing the plan, it is not understood how these sites
have been identified, or how or whether they have been assessed for suitability for housing,
infrastructure requirements etc. Para 5.11 refers only to “monitoring the additional stress on
infrastructure”. Fig 5.2 is stated to be a list of “Available brownfield sites for housing 2015-2033”
but there is no indication of the status of each site in terms of the development pipeline and there
is double counting of sites allocated in the emerging Local Plan, while at least one (Quadrant
House) will not now be developed for housing. TDC therefore considers policy CCW2 clauses A i and
D, which are assumed to refer to Fig.5.2, to be an area around which there are concerns over
justification, effectiveness and legitimacy in the absence of detailed assessment of their suitability,
development status and infrastructure requirements, and that Fig. 5.2 gives an artificial view of
capacity at odds with the emerging Local Plan. The Council is very mindful of the existing
infrastructure issues within neighbourhood plan area and where sites relate to those included
within the Council’s emerging Local Plan, TDC has carried out due diligence on the allocation and
worked with infrastructure providers and stakeholders to understand impacts. However, there are
reservations on any additional sites that have not fully been considered and could cumulatively
impact on an already struggling infrastructure network. The Council recognise the importance of
being proactive about the utilisation of brownfield sites, but not in instances where there has not
been full consideration. The Council welcomes the Examiner’s exploration of this element.”

5.20

In the light of these concerns and to improve my understanding of the rationale and content of Policy
CC 2 and in particular the status of Figure 5.2 of the Plan, “Housing Development” was a topic for
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consideration at the hearing convened at Soper Hall, Caterham on 10th March 2020. In introducing the
housing topic in the Agenda for the Hearing, I made reference to the Planning Practice Guidance (9th
May 2019) noting that housing requirement figures for neighbourhood plan areas are not binding as
neighbourhood planning groups are not required to plan for housing. Within the emerging Local Plan
there are no strategic housing delivery expectations for the CCW neighbourhood area. Whilst it was
open to the Steering Group to seek an indicative figure from the LPA, as provided in paragraph 66 of
the NPPF, such a request had not been made. However, paragraph 4.4 of the submission version
CCWNP states:
“The emerging Local Plan sets an overall target of 6,056 dwellings to 2033 to be delivered
across the district predominantly through a combination of site allocations in Tier 1
settlements, contributions from Tier 2 settlements, and the development of a new garden
village.”
5.21

The text of the CCWNP then confirms support for this strategy, “….and seeks to contribute towards it
by addressing the housing needs of the area whilst ensuring that development does not have an
unacceptable impact on the local infrastructure. This will be achieved by:………. providing for at least
1,300 new dwellings in the period 2015 to 2033 on strategic sites in accordance with Tandridge
District Council's emerging Local Plan;….” (my emphasis).

5.22

I am grateful to the Steering Group and Tandridge DC working together in advance of the Hearing and
shortly afterwards to revise Figure 5.2 to the submission draft Plan which sets out the anticipated
housing land supply over the anticipated life of the CCWNP. I am also grateful for the work undertaken
by Tandridge officers and the Steering Group members for preparing a Statement of Common Ground
(SoCG) relating to the likely delivery of housing development, including windfalls over the life of the
Plan. The SoCG has had regard to some double counting and the parties agreed that over the period
2015-2033, the housing delivery on land considered suitable for housing was likely to amount to about
1,461 dwellings (including about 72 windfall dwellings), as presented at the hearing.

5.23

The SoCG and revised Housing Delivery Table (Figure 5.2) is appended to this report at Appendix 3.

5.24

It was evident during the Hearing that the Steering Group acknowledged that the CCWNP needs to
conform generally to the housing policy contained in the Core Strategy but nonetheless considered
that it would be helpful to have established the likely housing land supply once the anticipated Local
Plan is adopted, also recognising that this will require a revision to the neighbourhood plan, if made by
that time. This position is consistent with the statement in the supporting text to Policy CCW2 at
paragraph 5.13 which states:
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“5.13. Therefore, the Neighbourhood Plan does not seek to allocate additional sites for
development. Instead, an early review of the Neighbourhood Plan will be undertaken to take
into account the policies of the emerging Local Plan and its implications on future housing need
in the area……..”
5.25

The Steering Group’s reasonable expectation from around January 2019 when the examination version
of the Local Plan was finalised leading up to the submission of the examination version of the CCWNP
in May 2019, may have been that the timetable for that examination process would have broadly been
as outlined in paragraph 4.2 of the emerging Local Plan, leading to adoption of the Local Plan in Winter
2019.

5.26

It was also established during the Hearing, that the proposed development of emerging Local Plan
housing site HSG06, would be dependent upon the concurrent examination of the Local Plan allocating
this site and that it should be released from Green Belt designation. It is premature to include this and
the other Local Plan Site allocations in the revisions to Figure 5.2 in the draft CCWNP. These anticipated
Local Plan allocations total 176 dwellings, as indicated in Policy CCW2, but delivery of these would be
dependent upon the decisions made in relation to the adoption of the Local Plan. To include these in
the CCWNP would not be consistent with meeting the Basic Conditions test.

5.27

Objections were also raised in relation to the Policy CCW2 by 12 residents complaining about the
impact of loss of parking, which is necessary to meet local need, in the event that the proposed
development of site HSG19 Edgeworth Close Whyteleafe were to be included in the period up to 2021.
Reference has been made in these objections to the residents’ understanding that this site had been
withdrawn from the emerging Local Plan as a possible housing site, although I am advised that it has
not.

5.28

Sigma Planning Services raised objections to Policy CCW2 on the grounds that the policy did not meet
the Basic Conditions test by including sites that were subject to allocation in the draft Local Plan and
that only a partial review of the Green Belt had taken place and further that there would still be unmet
housing need within the Neighbourhood Area as insufficient housing had been identified. These
strategic planning matters will be more correctly be a matter for the Local Plan to determine rather
than the CCWNP.
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5.29

Berkeley Strategic Land Ltd represented by Turleys in submitting Regulation 16 comments concerning
Policy CCW2, point to the Updating the Objectively Assessed Housing Needs of Tandridge8, prepared
by Neil MacDonald as part of the evidence for the Local Plan examination. Mr MacDonald’s opinion of
objectively assessed need for housing in the District was assessed in September 2018, based on the
ONS’s 2016-based household projections and a 20% market signals uplift and is 398 homes a year over
the period 2013-33. This is significantly greater than the assessment of 6,056 new homes to be
delivered district-wide to 2033, as stated at paragraph 5.6 in the submission version of the CCWNP as
indicated in Turley’s analysis at paragraph 2.30 of their submission.

5.30

In relation to the SEA process raised by Turley on behalf of Berkeley Strategic Land Ltd, concerning
Policy CCW2, a simple choice was considered in the preparation of the SEA concerning the delivery of
housing. The options considered were;

5.31

5.32

•

Option 1: Facilitate the future development of greenfield sites in the Neighbourhood Plan
area; and

•

Option 2: Focus future development on previously developed sites in the Neighbourhood
Plan area.

I note that Schedule 2(8) of the SEA/SA Regulations requires an “assessment of reasonable
alternatives” and the identification of the “reasons for selecting the alternatives tested in the light of
the others available.” I am grateful to Turleys in drawing my attention to Ashdown Forest Economic
Development LLP v SSCLG and Wealden DC [2014] EWHC 406 (Admin), where Mr Justice Sales held (at
paragraph 97) that the plan-maker should be aware “The court will be alert to scrutinise its choices
regarding reasonable alternatives to ensure that it is not seeking to avoid that obligation by saying that
there are no reasonable alternatives or by improperly limiting the range of such alternatives which is
identified.”
The suggestion that the Steering Group had sought to limit the number of reasonable alternatives was
discussed at the Hearing. Mr. Chisholm-Batten on behalf of AECOM the SEA /SA consultant considered
the approach that was adopted was reasonable, as Option 1 had not limited the delivery of housing
simply to greenfield sites alone, as might have been anticipated by the title of the option. Nonetheless,
I find that the presentation of the approach taken appears less than desirable.

8

Updating the Objectively Assessed Housing Needs of Tandridge, Neil McDonald December 2018,
https://www.tandridge.gov.uk/Portals/0/Documents/Planning%20and%20building/Planning%20strategies%20and%20p
olicies/Local%20plan/Local%20plan%202033/Examination%20library/HNS/HNS5.pdf
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5.33

Drawing these matters to a conclusion, the National Planning Policy Framework expects most strategic
policy-making authorities to set housing requirement figures for designated neighbourhood areas as
part of their strategic policies. While there is no set method for doing this, national guidance9 indicates
that the general policy making process already undertaken by local authorities can continue to be used
to direct development requirements and balance needs and protections by taking into consideration
relevant policies such as the spatial strategy, evidence such as the “Housing and economic land
availability assessment”, and the characteristics of the neighbourhood area, including its population
and role in providing services. As drafted, Policy CCW2 appears as a strategic policy and as such would
appear contrary to the advice contained in the NPPF at paragraphs 60, 65 and 66. Revised Figure 5.2,
whilst helpfully providing an indication of likely housing supply as identified as at December 2019, does
not expressly take into account housing need within the Neighbourhood Area. As advised in paragraph
66, in preparing neighbourhood plans the NPPF expects that Qualifying Bodies should approach the
Local Planning Authority within which the Neighbourhood Area is situated to provide an indicative
figure of housing need in these circumstances.

5.34

Once the housing figure for the district is confirmed in the emerging Local Plan, following adoption it
should be a relatively straightforward matter for TDC to provide an apportioned figure relating to the
housing need appropriate for the Neighbourhood Area on a review of the CCWNP. At that time, the
housing supply figures identified in the Statement of Common Ground, subject to updating, should
prove helpful in assessing the extent to which housing need can be accommodated within the
settlement boundary and the extent, if any addition housing may need to be allocated, having regard
to the advice in the NPPF and Planning Practice Guidance at that time to the extent to which
neighbourhood plans may promote small and medium scale housing development.

5.35

During the Fact Check stage of the examination, following a virtual meeting between officers of TDC
and representatives of the QB a letter was sent to me from Mrs Cronin of TDC on behalf Steering Group
on 25th June 2020. This letter is included at Appendix 6. The letter made reference to the fact that the
CCW Steering Group were disappointed with the recommended excision of many of the Housing
policies for the reasons explained in Mr Webster’s letter of 20th June, (see Appendix 7) forwarded to
me on behalf of the Steering Group, by Mrs Cronin of TDC. In her letter of 25th June, Mrs Cronin
requested that the findings of the Court of Appeal in the case of Newick Neighbourhood Plan, ”that a

9

Guidance Neighbourhood Planning Paragraph: 101 Reference ID: 41-101-20190509, Revision date: 09 05 2019
Ministry of Housing, Communities & Local Government
https://www.gov.uk/guidance/neighbourhood-planning--2#the-role-of-the-local-planning-authority-in-neighbourhoodplanning
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Neighbourhood Plan may also conform with the strategy of an emerging Local Plan”, to know that I
have considered it, even if it did not alter my views. The Court of Appeal decision in Newick is attached
in Appendix 8. This decision can be distinguished from the CCWNP to the extent that the current Core
Strategy which includes the strategic policies to which general conformity is required, is not out of
date. Paragraph 1.3 of the Core Strategy explains:
“1.3 The time period for this strategy is until 2026,………. The strategy shows how housing will be
delivered over a 15 year delivery period as required by the Government.”
5.36

This contrasts with Newick where the time horizon of the adopted development plan had already
expired before the neighbourhood plan was prepared. The Newick NP, allocated four housing sites in
neighbourhood area for 100 dwellings over the life of that plan, increasing the housing of the village
by about 10%. The submission version of the CCWNP confirms support for the allocations in the
emerging Local Plan, whilst the adopted Core Strategy provides for strategic housing provision up to
2026, by housing policies CSP 2 and CSP 3.

5.37

The decision in Newick appears to have no bearing as to whether a Neighbourhood Plan may also
conform with the strategy of an emerging Local Plan. That query, in the context of the CCWNP, was
considered in the national Planning Practice Guidance (PPG), as referred to Newick at paragraph 12 of
the Court’s decision. At that time10, the national guidance stated:
“Neighbourhood plans, when brought into force, become part of the development plan for the
neighbourhood area. They can be developed before or at the same time as the local planning
authority is producing its Local Plan. A draft neighbourhood plan or Order must be in general
conformity with the strategic policies of the development plan in force if it is to meet the basic
condition. A draft Neighbourhood Plan or Order is not tested against the policies in an
emerging Local Plan although the reasoning and evidence informing the Local Plan process
may be relevant to the consideration of the basic conditions against which a neighbourhood
plan is tested. Where a neighbourhood plan is brought forward before an up-to-date Local Plan
is in place the qualifying body and the local planning authority should discuss and aim to agree
the relationship between policies in:
• the emerging neighbourhood plan
• the emerging Local Plan
• the adopted development plan with appropriate regard to national policy and guidance.
…
The local planning authority should work with the qualifying body to produce complementary
neighbourhood and Local Plans. It is important to minimise any conflicts between policies in
the neighbourhood plan and those in the emerging Local Plan. This is because section 38(5) of

10

PPG, March 2014, paragraph ID:41-009-20140306,
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[the 2004 Act] requires that the conflict must be resolved by the decision maker favouring the
policy which is contained in the last document to become part of the development plan.”
5.38

Had either TDC as local planning authority, or the Steering Group been of the opinion that the Core
Strategy was out of date during the preparation of the CCWNP after March 2014, in respect of the
housing policies in the emerging CCWNP then, in accordance with the national guidance, it would be
reasonable to assume that this matter would have surfaced, particularly after February 2017 when the
Court of Appeal’s decision had been published as this was a “live” neighbourhood planning issue. There
is no suggestion that this was the case for example in the Health- Check of the draft CCWNP in October
2017, which might have been expected if the Core Strategy was “out of date”. (see Appendix G to the
Consultation Statement).

5.39

In answer to the Chair’s question, it is clear from the PPG (see quote in the paragraph above) that at
the time of the preparation of the CCWNP that neighbourhood plans may be developed before or at
the same time as the local planning authority is producing its Local Plan. The decision in Newick,
confirms that the examination of neighbourhood plans is nonetheless governed by the need to meet
the Basic Conditions and that paragraph 8(2)(e) of Schedule 4B of the Town & Country Planning Act
1990 provides:
“(2) A draft order meets the basic conditions if – …….
(e) the making of the order is in general conformity with the strategic policies contained in the
development plan for the area of the authority (or any part of that area)……”

5.40

Changes to the Planning Practice Guidance in May 2019 regarding bringing a neighbourhood plan
forward before an up-to-date local plan or spatial development strategy is in place explains that
although a draft neighbourhood plan or Order is not tested against the policies in an emerging local
plan the reasoning and evidence informing the local plan process is likely to be relevant to the
consideration of the basic conditions against which a neighbourhood plan is tested. The further advice
in such circumstances is that the qualifying body and the local planning authority should discuss and
aim to agree the relationship between policies in:
•
•
•
•

5.41

the emerging neighbourhood plan
the emerging local plan (or spatial development strategy)
the adopted development plan
with appropriate regard to national policy and guidance.

The current guidance emphasises the need for local planning authorities to take a proactive and
positive approach, working collaboratively with a qualifying body particularly sharing evidence and
seeking to resolve any issues to ensure the draft neighbourhood plan has the greatest chance of
success at examination and minimising conflicts between policies in the neighbourhood plan and those
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in the emerging local plan. There is no evidence in the material supplied to me that any indicative
housing supply figure, reflecting assessed housing need was requested by, or supplied to the Steering
Group by TDC, to be tested at the neighbourhood plan examination. However, this guidance was only
introduced in May 2019, contemporaneously with the submission of the CCWNP for examination. This
shortcoming has been overcome through the preparation a Statement of Common Ground between
the Steering Group and officers of TDC between December 2019 – March 2020 and reviewed at the
examination hearing and finalised shortly afterwards incorporating the agreed housing delivery table
to 2033. (See Appendix 3).
5.42

This represents an acceptable and representative position of housing land supply providing indicative
delivery timetables sufficient to support housing policy CCW2, subject to amendments relating the
anticipated delivery period to 2026 and without infringing current Green Belt boundaries whilst
maintaining general conformity with the strategic planning policies of the Core Strategy.

5.43

It is apparent that the revised housing delivery table from 2015 relates mainly to development that
has, or is currently in the course of development and it appears that there is a reasonable expectation
given the evidence of housing delivery in recent years that the identified housing will be mainly
completed by 2026. In that event, Policy CCW2 would conform generally to Core Strategy CSP 2,
therefore meeting the Basic Condition in paragraph 8(2)(e) of Schedule 4B of the Town & Country
Planning Act 1990.

5.44

If my revised recommendation is accepted and the CCWNP is taken forward to referendum, the
supporting text to the policy will require some re-drafting to reflect the fact that Policy CCW2 provides
planning policy in the Neighbourhood Area which conforms to the adopted Core Strategy in the
absence of a Site Allocations DPD, as anticipated in Core Strategy Policy CSP 2, but is in time intended
to be overtaken by the emerging Local Plan. This examination report should assist in making those
amendments. It will be appreciated that these findings and revised recommendations should have no
bearing on the examination process in relation to the emerging Local Plan. Whatever the findings of
the Local Plan examination in terms of soundness, Policy CCW2 should assist development
management decision taking within the neighbourhood area until at adoption of a Local Plan, or 2026,
whichever the earlier, but will thereafter need revision, to provide for housing delivery to meet local
need to the end of the Plan period in 2033.

5.45

To demonstrate conformity to the adopted Core Strategy, the horizon of the housing delivery table will
require the following amendments;
• The title should be revised as “Housing Site Availability in the Plan Area 2015 to 2026.”;
• The related note should explain that the table relates to the end of the adopted Core Strategy
in 2026;
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•

•

The housing allocation, CAT040/HSG06 Land off Salmons Rd West, comprising 75 dwellings
should be deleted as this is currently located within the designated Green Belt and remains a
strategic planning policy matter for the emerging Local Plan examination to determine;
To reflect housing delivery estimates from One Public Estate in the Neighbourhood Area of 32
dwellings being delivered in 2027/8 and a further 50 in 2028/9, row 74 of the spreadsheet
must therefore be deleted for housing delivery to be limited to development up to 2026;

5.46

The relevant sub-totals and total in the amended, “Housing Site Availability in the Plan Area 2015 to
2026” would be expected to be approximately 1304 dwellings in total to the end of the Core Strategy,
averaging about 120 dwellings per annum from 2020 to 2026, well within recent housing delivery rates.
I attach the revised spreadsheet in Appendix 9. The related notes, to the figures will need minor
amendment to reflect the recommended changes outlined in the paragraph above.

5.47

The SoCG and revised related table, “Housing Site Availability in the Plan Area 2015 to 2026” (Appendix
9) should be included as part of the CCWNP, if the Plan proceeds to referendum.

5.48

Having regard to the considerations above, I recommend that this policy be modified as indicated in
Appendix 4 the amended version appearing in Appendix 5.

POLICY CCW3: HOUSING MIX
A. Proposals that include a high proportion of smaller one, two and three bedroom dwellings at
lower to median local cost will be supported within the neighbourhood area, and in accordance with
Policy CCW9 Design Of Development of this Neighbourhood Plan.
B. Housing development must contribute to meeting the existing and future housing needs of the
neighbourhood area. Developers are required to submit a neighbourhood area-Specific Affordable
Housing and Dwellings Mix Strategy with any planning application. The Strategy must clearly set out
identified housing needs within the neighbourhood area and demonstrate how the proposed
development addresses those needs.
5.49

The Basic Conditions Statement advises that Policy CCW 3 conforms to NPPF paragraph 61 and adopted
Core Strategy CSP 7. NPPF paragraph 61 explains that housing mix relates to size, type and tenure of
housing needed for different groups in the community and that these components of housing need
should be assessed and reflected in planning policies should be assessed and reflected in planning
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policies. This guidance has been followed by TDC in the preparation of its evidence base11 to support
housing mix policy across the administrative district in the emerging Local Plan. This comprehensive
assessment of housing need by tenure, size, and various groups in need of housing across the district
follows the guidance in national policy. It provides a helpful basis upon which to formulate planning
policy across the district and offers a rich resource to assist plan making at the neighbourhood planning
spatial scale. In relation to affordable housing, I note that data is available to distinguish need at the
parish geographic scale. Accordingly, this study has been cited by the Steering Group in its evidence
base in contributing to the preparation of the CCWNP.
5.50

The adopted Core Strategy “Housing Balance” planning policy, CSP 7 requires all housing developments
above a threshold of 5 dwellings to reflect the needs of the district as identified in future Housing Needs
Surveys and Strategic Housing Needs Assessments, in terms of appropriate mix. The policy
incorporates some latitude having regard to affordable housing and reflecting the character of the
area, including avoiding an over concentration of a particular type of dwelling which may cause an
imbalance and adversely affect the composition of the local community.

5.51

Relatively few Regulation 16 comments were received as a consequence of this policy compared with
housing policies CCW1 and CCW2. TDC whilst generally supporting the approach to housing mix,
considered that the requirement on developers to submit a neighbourhood area-specific Affordable
Housing and Dwellings Mix Strategy with any application excessive and unworkable, and therefore contrary
to national policy, at least for smaller sites. The LPA considered that it potentially introduces conflict with
the TDC Housing Strategy and is not a requirement of the TDC current validation requirements. Therefore,
TDC suggested that clause B of the policy should be removed.

5.52

Mr Corney commented that this policy and the paragraphs 5.1 to 5.19 do not have justification without
a knowledge of the costs of building the mix of houses referred to as development costs are
determined by the price of the land and the costs of the buildings to be erected. He considered that if
this is not viable, then the housing will not be built without a subsidy. Since the Policy makes no
mention of such a subsidy, the houses would not be built in accordance with the policy.

5.53

Rydon Homes raised objections to Policy CCW3 on the grounds that it placed a disproportionate burden
on applicants and were it to be applied there should be a minimum threshold for the policy to take
effect. The objection considered that the policy would however be unworkable in practice except on
large housing developments, but guidance would be required as to how the policy should be employed.

11

A place to call home, Tandridge Housing Strategy 2019 – 2023
https://www.tandridge.gov.uk/Portals/0/Documents/Planning%20and%20building/Planning%20strategies%20and%20p
olicies/Local%20plan/Local%20plan%202033/Examination%20library/HNS/HNS1.pdf
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5.54

Turley on behalf of Berkeley Strategic Land commented that there is no viability assessment to
accompany the Neighbourhood Plan which assesses whether this policy approach is viable.
Consequently, the approach of this policy is not justified, having regard to the clear requirements in
the Planning Practice Guidance (ID refs 56-005-20150327, 56-006- 20150327 & 56-007-20150327).

5.55

With the possible exception of parish based affordable housing need identified in TDC’s Housing
Strategy 2019 – 202312 there appears to be insufficient evidence upon which to base this housing mix
policy. Certainly, it would be a disproportionate expectation for small developments as recognised in
Core Strategy Policy CSP 7 where the existing Housing Balance policy, applies to housing developments
of at least 5 dwellings. Policy CSP 7 also builds in flexibility to the extent in which it is applied in relation
to the likely impact on the character of the area within the District. The lack of viability mechanism
and guidance associated with identifying the “lower to median cost” of developments yet requiring
housing proposals to meet the design criteria in Policy CCW9 may prove impossible to quantify for each
proposal and be overly aspirational to achieve in practice. I am also concerned that the policy may
encourage development that is inconsistent with the minimum space standards expected for one, two
and three bedroomed dwellings by calling for “Proposals that include a high proportion of smaller one,
two and three bedroom dwellings…”, as “smaller” is not defined. Whilst the policy is seeking economy
and efficiency in land use, concerns with these matters need to be appropriately balanced by achieving
mandatory space standards13 .

5.56

In relation to the evidence provided in the most recent TDC Annual Monitoring Report14, paragraphs
6.20-6.23 demonstrate that Core Strategy Policy CSP 7 has worked very effectively. Paragraph 6.23
states:
“The Core Strategy target of 70% of houses being of 3 or fewer bedrooms has
been achieved for the last twelve years. During the monitoring period 217 out

12

op cit

13

Technical housing standards – nationally described space standard, March 2015 (as amended May 2016), Department
for Communities and Local Government

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/524531
/160519_Nationally_Described_Space_Standard____Final_Web_version.pdf
14

Our Local Plan Authority’s Monitoring Report (2019), Tandridge District Council
https://www.tandridge.gov.uk/Portals/0/Documents/Planning%20and%20building/Planning%20strategies%20and%20p
olicies/Current%20and%20adopted%20planning%20policies/Monitoring%20and%20land%20supply/Authoritysmonitoring-report-18-19.pdf?ver=2020-01-03-134103-777
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of the 244 (89%) were total housing completions were 3 bedrooms or less.
This demonstrates the target is continuing to be met for this policy.”
5.57

It would therefore appear that the Core Strategy housing mix policy is delivering an appropriate mix of
dwellings by size (measured by bedrooms) as sought by Policy CCW3 and has done so since before the
Neighbourhood Area was originally designated. I am not convinced on the evidence that there is either
a need or the ability to deliver “lower to median cost” housing, including meeting the nationally
described space standard and the design aspirations embodied in Policy CCW7. The expectation in
element B of this policy to, “…submit a neighbourhood area-Specific Affordable Housing and Dwellings
Mix Strategy with any planning application…..” is simply too onerous, particularly as the
neighbourhood plan does not seek to make housing allocations, nor does it provide salient guidance
as to the targets that a “neighbourhood area-Specific Affordable Housing and Dwellings Mix Strategy”,
should be expected to meet. For these reasons, I recommend that Policy CCW3 and the related
supporting text should be deleted from the CCWNP.

POLICY CCW4: RETENTION OF EXISTING HOUSING STOCK
The loss of residential land and existing residential units to alternative uses will be
resisted, as will schemes which include the amalgamation of dwellings resulting in a net
loss i.e. where two properties are merged to become one larger property, to ensure that
existing housing supply is protected.
5.58

The Basic Conditions Statement advises that Policy CCW4 seeks to make the most effective use of land
and ensure a supply of housing. The Basic Conditions Statement cites NPPF paragraphs 117, 118 and
119 in support of this policy. Paragraph 117 advises that strategic policies should set out a clear
strategy for accommodating objectively assessed needs, in a way that makes as much use as possible
of previously developed or ‘brownfield’ land. In achieving this objective, it will frequently be necessary
to assemble land causing an amalgamation of dwellings and / or residential land to enable legitimate
planning objectives to be achieved. This is recognised in paragraph 118 of the NPPF and in related
footnote 45, which countenances the use of compulsory purchase initiatives for land assembly where
necessary. In Caterham for example it may be necessary and expedient for there to be a loss of some
housing units in relation to delivering employment, leisure and new housing development in the town
centre to achieve urban regeneration associated with the town centre masterplan (SPD), and over the
life of the Plan, other initiatives to enhance Caterham on the Hill and Caterham Town Centre which
may necessitate some net loss of housing to secure a wider objective. Such development could be
frustrated by Policy CCW4 as drafted, as this appears inflexible if as indicated the existing housing stock
is to be retained. NPPF paragraph 119, expressly reinforces the need for interventionist approaches
including land acquisition of sites, including suitable sites on brownfield registers, of the type that exists
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in this Neighbourhood Area to secure better development outcomes. Such outcomes may not
necessarily include the retention of the existing housing stock.
5.59

In relation to Regulation 16 comments, these are limited to the observation from TDC that the policy
could result in duplication of policy, to which I believe the reference is made to the emerging policy
TLP 11 in the Local Plan, were the Local Plan to be found sound and subsequently adopted by the
District Council. There were no other comments made by other consultees regarding Policy CCW4.

5.60

Noting the similarity between draft Policy CCW4 and draft Policy TLP 11 in the emerging Local Plan, I
make no comment on the appropriateness or otherwise of the draft Local Plan policy other than to
note that Policy CCW4 fails to supply the flexibility offered by Policy TLP 11. The Local Plan draft policy
would, if adopted, almost certainly overcome the shortcomings outlined above in relation to Policy
CCW4. For these reasons, I consider that the Policy CCW4 is too restrictive and inflexible and as drafted
does not conform to the guidance in the NPPF. I recommend that the policy should be deleted from
the Plan together with the supporting text. To the extent that Policy TLP 11 might survive the Local
Plan examination, and if the Local Plan is adopted, this may go some considerable way towards meeting
the objective of the Qualifying Body in relation to retention and supply of housing more widely in the
District and within the Neighbourhood Area.
POLICY CCW5: MAXIMISING OPPORTUNITIES FOR HOUSING PROVISION
A. There will be a presumption in favour of the sub-division of large residential properties to create
a mix of small one, two and three bedroom dwellings and efficient use of land, subject to
conforming to the other policies in the Neighbourhood Plan. In carrying out the conversion, the
character of the existing building, where appropriate, is to be protected and enhanced.

5.61

Whilst the Basic Conditions Statement claims that Policy CCW5 conforms to paragraph 68 of the NPPF,
this advice relates to sub-division of sites rather than sub-division of dwellings. The Planning Practice
Guidance however does contain information relating to matters that should be considered where subdivision of dwellings is proposed in the section dealing with the effective use of land and “Planning for
higher density development”15. It is not clear to me that adopted Core Strategy CSP 3 supports Policy
CCW5, as the Basic Conditions Statement states, but neither does it discourage sub-division of the type
proposed.

5.62

No Regulation 16 comments are recorded relating to the likely effects or impacts of Policy CCW5.

15

Planning for higher density development, PPG, Paragraph: 004 Reference ID: 66-004-20190722 Revision date: 22 07
2019, https://www.gov.uk/guidance/effective-use-of-land
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5.63

It is not clear what justification there may be for requiring residential sub-division to comprise a mix of
small one, two, and three bedroomed dwellings. The resultant subdivision would be a matter for
consideration relating to the effect on the appearance and character of the existing building,
infrastructure capacities and economic and structural considerations, however residential amenity in
terms of sunlight, daylight and amenity together with acceptable living space would be relevant town
planning considerations. Reference to these in the supporting statement would be helpful with a cross
reference to the advice in Building for Life 12 16(BfL12) and Policy CCW9: Design of Development. It
would also be helpful to expand the supporting statement to encourage early consideration of those
matters contained in the Planning Practice Guidance referred to above, including, historic character,
building typologies, prevailing sunlight and daylight levels, green infrastructure and amenity space. In
addition, where relevant environmental risk (flooding) and infrastructure capacities of services should
be considered in preparing development proposals. For the reasons outlined above I recommend the
minor modifications to the policy as indicated in Appendix 4 and shown as made in Appendix 5.

POLICY CCW6: AFFORDABLE HOMES
All residential development proposals in the Plan area shall provide affordable housing as required
by Policy TLP12 of the emerging Tandridge Local Plan. Affordable homes should be well integrated
with market housing. The type and size of affordable homes should meet the specific needs
identified for the neighbourhood area. Should it be demonstrated that the required level of
affordable housing cannot be met on-site for legitimate reasons, a commuted sum will be required
to ensure that the provision of affordable units is not lost.
5.64

The explicit requirement of Policy CCW6 is to require development proposals to “…provide affordable
housing as required by Policy TLP12 of the emerging Tandridge Local Plan.” There is no guarantee that
Policy TLP12 or the emerging Local Plan will be found to be sound. Since to meet the Basic Conditions
requirement, neighbourhood plan policies must conform to adopted strategic planning policies, which
currently in Tandridge means the adopted Core Strategy, Policy CCW6 fails the Basic Conditions test.

5.65

I therefore recommend, that Policy CCW6 is deleted from the submission version of the CCWNP and
all references to it in the supporting text.
Policy CCW7: HOUSING DENSITY
A. New development must be of a density appropriate for, and in keeping with, the setting of
the immediate surrounding area, using the Urban Capacity Study (2017) and any subsequent

16

Building for Life 12 (BfL12), 2018. http://www.builtforlifehomes.org/
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update as a baseline guide, and in accordance with Policies CCW8 and CCW9 of this
neighbourhood plan. Where an area is not covered by the Urban Capacity Report, density
levels will normally be in the range of 30 to 55 dwellings per hectare, and in accordance with
Emerging Local Plan Policy TLP19 and the policies in this neighbourhood plan.
B. Higher optimised net density, up to 75 units per hectare, may be considered for developments
on suitable sites that provide lower to median local cost housing in house units of 1, 2 and 3
bedrooms or which meets a specific local need, as set out in Policy CCW3. Subject to high
quality design and compatibility with its immediate environment and local character, in Town
Centre areas a net density of up to 100 units per hectare may be supported.
5.66

The Basic Conditions Statement advises that Policy CCW7 conforms to paragraphs 122 and 123 of the
NPPF, “Achieving appropriate densities”. I agree that conformity with the guidance in paragraphs 122
and 123 is essential in terms of Policy CCW7 meeting the Basic Conditions test.

5.67

However, additional salient guidance in the context of this policy is contained in paragraph 137 of the
NPPF, which sets out national planning policy related to protecting the Green Belt. This advises:
“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…..”

5.68

94% of the administrative area of Tandridge falls within the Metropolitan Green Belt. The extent of
the Green Belt is enduring and boundaries areas only subject to change on review of strategic planning
policy, such as the current revision to the Tandridge Local Plan. As part of the evidence base to inform
local Green Belt and housing policy across the district, the District Council commissioned an urban
capacity study in 201717. This was undertaken by consultants Arup, whose report recommended that

17

Tandridge District Council, Urban Capacity Study, Ove Arup & Partners Ltd, 2017

https://www.tandridge.gov.uk/Portals/0/Documents/Planning%20and%20building/Planning%20strategies%20and%20p
olicies/Local%20plan/Local%20plan%202033/Examination%20library/HNS/HNS2.pdf
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should the Council choose to include locally specific policies on residential density within the Local
Plan, these should be informed by optimised densities, contained within it. The Arup Urban Capacity
Study (UCS) Report provides a useful housing density analysis assessed against a baseline for the
character areas across the developed density areas of the district and thus including the developed
density areas within the CCWNP Neighbourhood Area.
5.69

It is important to understand the context of the UCS in relation to the CCW Neighbourhood Area and
other town planning policy matters being prepared at that time. The UCS makes reference to the
preparation of the Caterham Town Centre Masterplan, which was being prepared contemporaneously.
Concerning the housing densities in the Masterplan area, the UCS states at page 14, “As part of
developing the Caterham Masterplan the Council will be considering the opportunities for redevelopment and intensification and therefore sites within the boundary of Caterham Masterplan were
not considered in order to avoid duplication.” Thus, the Town Centres of Caterham Valley and
Caterham on the Hill were excluded from the UCS.

5.70

The Arup urban capacity study provides images derived from aerial photographs including the
Neighbourhood Area in Appendix E, using the legend on those maps to identify the optimised net
densities that should prove to be acceptable to deliver sustainable development within the character
areas (excluding conservation areas, where lower density development would be appropriate) and the
Caterham Town Centres. The relevant images derived from Appendix E are shown below. These define
the Caterham Valley and Caterham on the Hill Town centres respectively. These boundaries appear
identical to those to be found on the maps at pages 34, 35, 70 and 72 in the Town Centre Masterplan
SPD, adopted only 9 months after the final version of the UCS Report, dated March 2017. Thus, there
is consistency between these two documents in defining the Caterham Town Centres.

5.71

Whilst the UCS anticipated that the Masterplan SPD would have provided density guidance for the
Town Centres, the adopted SPD did not in fact include such guidance. The only reference in the SPD
as to housing densities within the Town Centres relate to an acknowledgement that in these areas,
higher density development might be acceptable at the identified gateways, (other than the southern
gateway to Caterham Valley Town Centre), but specific densities or density ranges are not proffered.
At paragraph 21.9, the emerging Local Plan helpfully acknowledges existing modern housing
development densities in the Caterham Valley Town Centre noting, “Places like central Caterham have
over 150 dwellings per hectare where there are clusters of flatted development.”

5.72

Policy CCW7 and the supporting statement refers to the urban capacity study to optimise housing
densities for new development, however the density ranges outlined in the supporting statement are
not cross-related graphically to the mapping of the baseline and optimised density maps in Appendix
E. Incorporating the relevant optimised housing density maps from Appendix E into the supporting
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statement would provide greater clarity to landowners, developers and if this tool were to be used to
assist development management in the CCWNA.
5.73

The optimised densities derived from the urban capacity assessment compared with the baseline
assessment are set out in table 7 of the Arup report as shown below.

5.74

The Steering Group has used the Arup Capacity Study to inform Policy CCW7 as a powerful source of
evidence to inform policy making in the neighbourhood area, which it is entitled to do. It should be
recognised that this is essentially a tool to assist and guide strategic policy making at Local Plan level
for the purpose of assessing housing capacity and housing allocations. The related maps in Appendix
E to the Urban Capacity Study (shown below) should be read together with Table 7. To support and
clarify Policy CCW7 and assist developers preparing housing proposals in the CCW Neighbourhood
Area, both Table 7 and the two mapped settlement images from Appendix E should be included in the
supporting statement to the policy justification as indicated in the paragraph above. The policy
justification should also be extended to explain density optimisation and include the criteria listed in
the emerging Local Plan Policy TLP19 and identified in the urban capacity study where appropriate, as
follows:
•
Utilise previously developed and brownfield land;
•
Create permanent and defensible boundaries for the Green Belt, where they apply;
•
Ensure the character of the site and its immediate surroundings, as well as the wider locality
and landscape, are not negatively impacted;
•
Ensure adequate access;
•
Provide appropriate densities that make the most efficient use of the land, taking into
account other policies within the Development Plan;
•
Ensure sufficient landscaping is provided;
•
Provide on-site amenity space in accordance with the most up to date open space standards;
and
•
Provide an appropriate standard of residential accommodation and private amenity space for
the occupants.
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5.75

Prior to 2015 there was an increasing realisation that minimum parking standards were adding to
problems of congestion in town centres and were reducing the ability of high density development to
be delivered, particularly in areas of high public transport accessibility levels, such as close to rail
stations and bus route interchanges. This caused the Secretary of State to amend national planning
guidance to encourage higher density development through the removal of minimum parking
standards, other than these were justifiable. This policy shift was introduced through a ministerial
Written Statement18. This provided a range of planning changes, including:
“Parking standards are covered in paragraph 39 of the National Planning Policy Framework.
The following text now needs to be read alongside that paragraph: “Local Planning
authorities should only impose local parking standards for residential and non-residential
development where there is clear and compelling justification that it is necessary to manage
their local road network.”“

5.76

Arup, the consultancy undertaking the UCS, would have been aware of this change. At page 17 of the
UCS, the consultants state:
“The density optimisation studies undertaken for the most dense areas (DCA 1 and DCA 2)
have found an optimised density which is lower than the baseline density found to be existing
in the district. This is largely a result of the car parking standards taken from the Tandridge
Parking Standards Supplementary Planning Document, which significantly reduce the amount
of space within the site available for residential buildings. Higher densities might be possible if
the standards for parking were amended, or if alternative forms of parking could be provided
on site……….”

5.77

On page 18, the UCS report notes:
“A series of optimised Density Character Areas maps are provided in Appendix E. The
boundaries shown in some cases vary from those shown in the baseline maps in Appendix C
for a number of reasons:
• The boundaries of the emerging Caterham Masterplan have been removed, to reflect
the fact that more detailed work on densities is being undertaken for this area.
• There are opportunities to further increase densities in areas that are well served by
public transport such as railway stations, in accordance with the proposed
amendments to national guidance set out in the Housing White Paper and the
December 2015 consultation on proposed changes to the NPPF.”

18

Planning Update: Written statement - HCWS488. Made by: Mr Eric Pickles (Secretary of State for Communities and
Local Government), Department for Communities and Local Government. Made on: 25 March 2015
https://www.parliament.uk/business/publications/written-questions-answers-statements/writtenstatement/Commons/2015-03-25/HCWS488/
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5.78

It was therefore unsurprising that national policy on “density optimisation” has assumed greater
importance once the NPPF was revised in 2018 and as it is presented in paragraph 137 of the current
version of the NPPF, with its cross reference to Chapter 11, “Making Effective Use of Land” and within
that chapter, paragraphs 122 and 123, “Achieving Appropriate Densities”.

5.79

Drawing these strands of policy together and applying the guidance in the NPPF at paragraph 123, it is
manifest that there will be an anticipated shortage of land for housing development over the life of the
CCWNP and that the expectation in paragraph 123a) of the NPPF should apply. This states:
“a) plans should contain policies to optimise the use of land in their area and meet as much of the
identified need for housing as possible. This will be tested robustly at examination and should
include the use of minimum density standards for city and town centres and other locations that
are well served by public transport. These standards should seek a significant uplift in the average
density of residential development within these areas, unless it can be shown that there are strong
reasons why this would be inappropriate”

5.80

Given that housing delivery is being achieved in excess of 150 dwellings per hectare within Caterham
Valley Town Centre, in the light of the guidance in paragraph 123 of the current NPPF it cannot be
appropriate to sanction a draft density policy in the CCWNP which provides only the same maximum
optimised housing density for the Town Centre, as the adjoining high density and medium-high density
areas, as advised in the UCS,.

5.81

In concluding this section on density policy within the CCWNP, paragraph 123 of the NPPF requires that
in circumstances where strong housing development pressure is manifest which leads LPAs to consider
relaxing Green Belt boundaries as part of a strategic planning policy adjustment, plans should contain
policies to optimise the use of land in their area and meet as much of the identified need for housing
as possible, as indicated in paragraph 137 of the NPPF. The guidance also advises that this will be
tested robustly at examination. The advice at paragraph 123 of the NPPF expects the use of minimum
density standards for locations that are well served by public transport and that such standards should
seek a significant uplift in the average density of residential development within these areas, unless it
can be shown that there are strong reasons why this would be inappropriate. The Arup Urban Capacity
Study for the Tandridge District which primarily provides evidence for the Local Plan was prepared in
2017 in advance of the publication of current national policy. It nonetheless provides a careful and
detailed assessment of both the housing density baseline in settlements across the district and
guidance as to the extent that housing development may be optimised, having regard to other matters
relating to the presence of conservation areas and the broader urban character and morphology of
settlements, but crucially excludes assessment of the defined town centres, as identified in both the
UCS and Caterham Town Centre Masterplan SPD.

5.82

The justification for Policy CCW7 in the supporting statement should reference the thrust of policy in
paragraph 123 of the NPPF (2019) concerning optimising the use of land to meet as much of the
identified need for housing as possible.
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5.83

As identified in the Regulation 16 comments made by TDC and paragraph 123 of the NPPF, Policy CCW7
does not conform to the guidance in the NPPF. The current version of the NPPF (2019) post-dates the
preparation of this policy as also does the relevant national Planning Practice Guidance. The policy as
currently drafted is unclear and is without justification in the submission version of the CCWNP. By
introducing the recommended changes to Policy CCW7 indicated in Appendices 4 and 5 will provide an
appropriate positive neighbourhood plan housing density policy, capable of guiding relevant
development management decisions based on recent evidence and compliant with up to date
guidance in the NPPF at paragraphs 122, 123 and 137, but excluding housing development within the
Caterham Town Centres.

5.84

Accordingly, I recommend that the policy should be amended as shown by tracked changes in Appendix
4 and as made in Appendix 5. To provide appropriate changes to the supporting policy text in the
CCWNP, the justification for the revised policy should be re-written based on the optimised density
guidance, with provision for site specific local adjustment, as advised in the Arup Urban Capacity Report
2017, including Table 7 cross referenced to the map based images and legends, pertinent to the
CCWNA as referred to and contained in this examination report.

Design and Heritage
POLICY CCW8: CHARACTER OF DEVELOPMENT
A. Development is expected to preserve and enhance the character area in which it is located (as
shown in Figure 6.1). The design of new development should take account of the local context and
reflect the character and vernacular of the area, using architectural variety in form and materials, in
order to avoid building design that is inappropriate to the Plan area. Innovation in design will be
supported where this demonstrably enhances the quality of the built form in a character area.
Density of development should be in accordance with Policy CCW7 of the Neighbourhood Plan.
B. Where relevant, development proposals are expected to address the following:
a. Make a positive contribution to the visual impact of the main highway approaches into the
settlements.
b. They do not have a significantly detrimental impact on the local views as set out in
Policy CCW17.
c. Development proposals affecting heritage assets - including non-designated heritage assets either directly or indirectly, should respect the significance of and context of the asset and
demonstrate how they will contribute to the conservation and enhancement of the heritage asset.
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5.85

The Basic Conditions Statement indicates that Policy CCW8 conforms to national planning guidance
contained in the NPPF at paragraphs 125 and 127 and to the adopted Core Strategy, Policy CSP 18.

5.86

As explained in the Basic Conditions Statement, national planning policy encourages neighbourhood
plans to develop robust and comprehensive design policies that ensures that development responds
to local character, urban form and history and reflect local identity. The policy contributes to this aim
by ensuring that development in the neighbourhood area is designed to respect the recognisable
character of the Neighbourhood Area including the characteristics of locally identified ‘Conservation
Areas’, ‘Character Areas’ and ‘Neighbourhood Character Areas’. At the local level, Core Strategy Policy
CSP 18 requires that new development is of a high standard of design that must reflect and respect the
character, setting and local context, including those features that contribute to local distinctiveness.
In so doing, development must also have regard to the topography of the site, important trees or
groups of trees and other important features that the community wishes should be conserved.
Strategic Policy CSP 18 also functions to protect amenity of neighbouring residents by preventing new
development causing significant planning harm by reason of overlooking, overshadowing, visual
intrusion, noise, traffic and any other adverse effect. In protecting character, this strategic policy
safeguards wooded hillsides in the built-up areas by ensuring that new development does not
adversely affect the character of these areas and that there is no overall loss of tree cover. Within built
up areas and villages existing green spaces that contribute to biodiversity, the quality of life, the
character or amenities of the area or those that separate built up areas are protected and where
possible enhanced for the benefit of biodiversity and/or recreation.

5.87

The draft neighbourhood plan Policy CCW8 is supported by the Caterham, Chaldon and Whyteleafe
Neighbourhood Plan Design Guidelines, prepared by AECOM in November 201819 to support emerging
CCWNP policy. It is an excellent assessment in explaining and defining the character of the
Neighbourhood Area and provides a strong evidence base in support of Policy CCW18. The AECOM
Design Guidelines explain that this advice is to be read in conjunction with the following adopted
supplementary planning guidance:
•
•
•
•

Harestone Character Assessment;
Harestone Design Guidance;
Marie Curie Urban Design Concept Statement; and
Caterham Masterplan SPD.

19

Caterham, Chaldon and Whyteleafe Neighbourhood Plan Design Guidelines, FINAL REPORT, AECOM, November 2018.
https://www.tandridge.gov.uk/Portals/0/Documents/Planning%20and%20building/Planning%20strategies%20and%20p
olicies/Parish-Council-%28neighbourhood%29-plans/CCW/AECOM-Design-Guide.pdf
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The Design Guidelines indicates that they do not supersede the existing SPG, which offers more detail, but
should be read as complementary guidance. It would be beneficial if the supporting statement in the
CCWNP explained the relationship between the existing adopted supplementary planning guidance to avoid
confusion as to the relative weight that should be accorded to the advice contained in these documents for
decision making and development management purposes compared to the AECOM Design Guidelines.

5.88

In its third Regulation 16 comment on the submission version of the CCWNP, TDC draws attention to
the supporting statement to Policy CCW9 regarding the Design Guidelines, although this applies equally
to Policy CCW8. The comment requests that the CCWNP examination should establish the status of the
AECOM Design Guidelines in the event that the CCWNP was to be made and to consider whether it
might be appropriate and indeed possible that the Design Guide might become formal adopted
supplementary planning guidance.

5.89

Ideally, there would be integrated Design Guidance covering the Tandridge District with supplementary
guidance explaining local distinctiveness and an appropriate integrated subsidiary policy framework
provided at the neighbourhood spatial scale. This is not the current position and so clarity concerning
the existing suite of design guidance within the CCW Neighbourhood Area needs to be provided in the
event that the CCWNP were to be made.

5.90

The preparation of supplementary planning documents (SPD) is covered in Regulations 11-16 of The
Town and Country Planning (Local Planning) (England) Regulations 201220, as amended by the 2017
Regulations21. As the procedure for the preparation of SPD has not been followed in the preparation
of the AECOM Design Guidelines, it would not be appropriate for this guidance to be promoted as SPD,
unless the formal process under the regulations is completed.

5.91

Concerning the status of the Design Guide, I recommend that the supporting statement should explain
this as follows.
“The Caterham, Chaldon and Whyteleafe Neighbourhood Plan Design Guidelines, prepared by
AECOM in November 2018 provide a substantial amount of the evidence adduced in
formulating policies CCW 8 and CCW 9. Whilst this design guidance has been prepared to

20

The Town and Country Planning (Local Planning) (England) Regulations 2012
http://www.legislation.gov.uk/uksi/2012/767/part/5/made
21

The Town and Country Planning (Local Planning) (England) (Amendment) Regulations 2017
http://www.legislation.gov.uk/uksi/2017/1244/contents/made
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support the CCWNP, the statement at section 1.1, paragraph 2 of the Design Guide is not
correct. It should instead read, ““The Design Guidelines, which are intended to be appended
to inform the Neighbourhood Plan, have been produced ……” Section 1.2 which reads, “These
Design Guidelines are appended to the Caterham, Chaldon and Whyteleafe Neighbourhood
Plan, providing some of the detail behind the policies promoting good urban design and
conservation. As such, this document has significant weight in the planning system and
planning applications will need to demonstrate how they have responded to the Design
Guidelines” is also not correct. It should read, “These Design Guidelines have been prepared
as part of the evidence base to the Caterham, Chaldon and Whyteleafe Neighbourhood Plan,
and provide detail in support of the policies promoting good urban design and conservation in
the Neighbourhood Area. As such, planning applications will need to demonstrate how
proposals respond to the adopted design guidance in relevant adopted supplementary
development documents covering the Neighbourhood Area, in addition to the advice in the
Caterham, Chaldon and Whyteleafe Neighbourhood Plan Design Guidelines, as relevant.”
Under section 1.3, considering the link with strategic policy, the Design Guidelines advise that
there are a number of Tandridge District Council Supplementary Planning Guidance documents
that are of relevance to the Neighbourhood Area, being:
− Harestone Character Assessment;
− Harestone Design Guidance;
− Marie Curie Urban Design Concept Statement; and
− Caterham Masterplan SPD.
Additional adopted land-use planning guidance operative in the CCW Neighbourhood Area is
the Surrey Hills AONB Management Plan 2020-2025. The Countryside and Rights of Way Act
(2000), the CRoW Act, placed a statutory duty on AONB local authorities to produce and review
management plans that will formulate policy for the management of the area. The guidance
for the AONB will be of less relevance to planning advice relating to development in urban
areas, but is nonetheless adopted guidance covering part of the Neighbourhood Area and its
context in the hierarchy of local planning guidance should therefore be established. The Surrey
Hills Management Plan has been prepared by the Surrey Hills AONB Board and adopted by
Guildford Borough Council, Mole Valley District Council, Reigate and Banstead Borough
Council, Tandridge District Council, Waverley Borough Council and Surrey County Council
under sections 88 and 89 of the Countryside and Rights of Way Act (2000). This states that
each local authority and Conservation Board must prepare and publish a Management Plan for
their AONB, which must then be reviewed at intervals of no more than five years. Section 85
the CRoW Act requires all public bodies down to parish council level to consider the nationally
protected status given to AONBs in any land use related decisions. This duty includes the
determination of planning applications and the formulation of Local and Neighbourhood Plans.
The Surrey Hills Management Plan will therefore be a significant planning policy consideration
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for development proposals in the eastern and southern parts of the Neighbourhood Area
subject to AONB designation.
Non-statutory planning guidance of relevance is provided in the Caterham Valley and Hill Town
Design Statement 2017, a community vision developed from consultation between 2015-2017
and which are located within Character Areas 3 and 6 of the AECOM Design Guidelines. The
Caterham Town Design Statement sets out the community’s vision of how local people would
like the Caterham Valley and Caterham Hill town centres to evolve over the next 20 years. The
document expressly states that it does not contain detailed planning policies or design
guidance, which it notes is the responsibility of the Neighbourhood Plan and Caterham Town
Masterplan SPD, 2018. As stated on page 14, the purpose of the Caterham Valley and Hill Town
Design Statement is to support the Town Masterplan, Neighbourhood Plan and Business
Improvement District by providing a grass-roots, community-led vision as part of the brief for
the Masterplan.
In relation to the guidance contained in the Caterham, Chaldon and Whyteleafe
Neighbourhood Plan Design Guidelines, 2018, these will carry some weight in land use decision
making, but less than that to be accorded to adopted planning guidance covering the
Neighbourhood Area and the non-statutory planning guidance provided by the Caterham
Valley and Hill Town Design Statement, because they have been subject to a higher level of
scrutiny and consultation.”
5.92

Despite the intention that the AECOM Design Guidelines should be complementary to other planning
guidance covering the Neighbourhood Area, in the event that there may from time to time be different
interpretations of the design guidance in the Neighbourhood Area, the Design Guidelines would carry
less weight than the other guidance referred to above. Consolidation of design advice in the
Neighbourhood Area could prove to be a useful longer-term objective.

5.93

The Design Guidelines present a systematic assessment of the seven-character areas identified, within
which “Locally Listed Buildings” are identified. Neighbourhood planning is a process by which nondesignated heritage assets may be identified. In identifying non-designated heritage assets, it is
important that the decisions to identify them are based on sound evidence. Clear and up to date
information on non-designated heritage assets should be accessible to the public to provide greater
clarity and certainty for developers and decision-makers, including information on the criteria used to
select non-designated heritage assets, as advised in the Planning Practice Guidance22. In addition the

22

Paragraph: 040 Reference ID: 18a-040-20190723 Revision date: 23 07 2019

https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated
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national guidance states that it can be helpful if local planning authorities keep a local list of nondesignated heritage assets, incorporating any such assets which are identified by neighbourhood
planning bodies, ensuring that up to date information about non-designated heritage assets is included
in the local historic environment record. TDC established a list of non-designated heritage assets in
August 2013, known as Tandridge District Council - Buildings of Character.23 There are relatively few
entries for buildings in the CCW Neighbourhood Area. The Design Guidelines note that the “locally
listed” buildings do not constitute a definitive list. It is also not clear what criteria were assessed in
selecting the buildings which are included in the character area assessments, accepting that each
decision would involve a degree of subjectivity. In recognising that there should be appropriate
protection given to non-designated assets in the CCWNP, and given that TDC’s list may be updated
from time to time, it would be reasonable for the Steering Group in conjunction with TDC to consider
such criteria as may exist, to expand the Buildings of Character list to include those buildings identified
in the Design Guidelines and perhaps others that have also been identified, that meet the selection
criteria for appropriate protection. In so doing, the amended policy proposed for such locally listed
structures would meet the national guidance, referred to above. It would be helpful to landowners and
developers if the supporting text were extended to explain this approach which would assist in
integrating the district-wide protection afforded to identified non-heritage assets, identified in the
Buildings of Character List, with those that contribute to character and local distinctiveness within the
Neighbourhood Area.
5.94

Having regard to the examination of Policy CCW 8 explained above, I recommend that this policy be
modified as indicated in Appendix 4 the amended version appearing in Appendix 5.
Policy CCW9: DESIGN OF DEVELOPMENT
Development is expected to demonstrate a high quality of design, which responds and
integrates well with its surroundings, meets the changing needs of residents and minimises the
impact on the local environment. Development proposals will be expected to demonstrate how
they have sought to address the following matters:
a. Being guided by the principles of Building for Life unless alternative principles would
otherwise result in a higher quality of design. Development proposals are encouraged
to achieve the ‘Built for Life’ quality mark.
b. The guidance contained within the Caterham, Chaldon and Whyteleafe Neighbourhood
Plan Design Guidelines, the Harestone Valley Design Guidance and the Surrey Hills
Management Plan.

23

Tandridge District Council - Buildings of Character
https://www.tandridge.gov.uk/Portals/0/Documents/Planning%20and%20building/Conservation%20and%20trees/Cons
ervation%20areas/Buildings-of-Character.pdf
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c. Avoiding development over two storeys unless it can be demonstrated that it will not
have a detrimental impact on views, streetscape or character of an area. Development
of three-storeys and above on or close to the boundary of sites adjacent to the
settlement boundary abutting open countryside will not be supported.
d. The creation of variety through the use of a range of housing designs, provided that the
predominant type of design reflects the character of the area.
e. Dwellings designed to be suitable for older residents (aged 60 and over) are encouraged
to meet the space and accessibility requirements of the Lifetime Homes standards. Such
dwellings may also be suitable for younger residents and are not intended to be
restricted in use.
f. To design layouts of safe and secure dwellings that meet the requirements of ‘Secure by
Design’ and minimise the likelihood and fear of crime.
g. Provide off-road parking for residents, visitors and service vehicles, in accordance with
the adopted Tandridge Parking Standards (2012).
h. Traffic generation and parking does not adversely affect vehicular and pedestrian
safety.
i. Development that is required to provide Sustainable Drainage Systems (SuDS) is
expected to be provided on site, unless there are clear reasons why this is not possible.
Such development is encouraged to demonstrate the use of a wide range of creative
SuDS solutions, for example through the provision of SuDS as part of green spaces, green
roofs, permeable surfaces and rain gardens. SuDS provision must demonstrate how its
design will enhance wildlife and biodiversity as well as minimise the impacts of flooding.
In circumstances where it has been proved that SuDs is impractical, discharge of
surface water to watercourse/sewer shall not exceed the peak rates as set out in
Policy TLP47 of the emerging Local Plan. Only where it is demonstrably unviable will
an absence of any on-site SuDS provision be permissible in such developments.
j. To ensure that areas requiring service and maintenance including watercourses are
accessible at all times.
5.95

The Basic Conditions Statement advises that Policy CCW 9 conforms to guidance contained in
paragraphs 124, 125, 126, 127, 149 of the NPPF and Core Strategy Policy CSP18.

5.96

Regulation 16 comments on this policy were made only by TDC, requesting that the examination
process should consider the status of the CCW Neighbourhood Plan Design Guidelines in the context
to be applied to this guidance, having regard to other adopted and non-statutory design guidance
extant in the Neighbourhood Area. I have provided my comments and advice in relation to Policy CCW8
above and confirm that the status of the AECOM Design Guidelines as outlined will apply equally in
relation to Policy CCW9.
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5.97

The design requirements in Policy CCW 9 (c) and (d) are respectively too prescriptive and selective.
Other design guidance does not seek to preclude development above two-storeys throughout the
Neighbourhood Area, particularly because housing density shows considerable variability across the
character areas. The Town Centre Masterplan advises for example, that on Croydon Road schemes of
4 storeys and over are considered likely to be acceptable, subject to detailed design. Policy CCW 9(d)
also duplicates guidance relating to design acceptable in character areas included in Policy CCW 8.

5.98

Policy CCW 9(e) which refers to Lifetime Homes standards is out of date. Lifetime Homes standards
were scrapped along with other out-dated standards which were subject to a “red tape” review in
2014. Such controls as are now considered relevant are to be found in the Building Regulations, outside
of the scope of town planning legislative control. The Planning Practice Guidance24 advises that in
setting clear policies to address the housing needs of groups with particular needs such as older and
disabled people, such policies can set out how the plan-making authority will consider proposals for
the different types of housing that these groups are likely to require. The guidance states that they
could also provide indicative figures or a range for the number of units of specialist housing for older
people needed across the plan area throughout the plan period. The PPG stresses the importance of
evidence of need in making use of the optional technical housing standards25 (footnote 46 of the
National Planning Policy Framework) in plan making to define the supply of accessible housing so that
planning policies for housing can set out the proportion of new housing that will be delivered to the
requisite standards being:
•
•
•

5.99

24

M4(1) Category 1: Visitable dwellings (the minimum standard that applies where no planning
condition is given unless a plan sets a higher minimum requirement)
M4(2) Category 2: Accessible and adaptable dwellings
M4(3) Category 3: Wheelchair user dwellings

National guidance for the preparation of planning policies for accessible housing advises that these
should be based on evidence of need, viability and a consideration of site-specific factors.26 In the case
of the CCWNP, evidence of need is absent, this may be a matter that the Steering Group may wish to
revisit with TDC in any review of the Neighbourhood Plan (if made) following the adoption of the Local
Plan. I note that the CCWNP recognises that a review will be necessary at that time.

Paragraph: 006 Reference ID: 63-006-20190626

Revision date: 26 June 2019

https://www.gov.uk/guidance/housing-for-older-and-disabled-people
25

Housing: optional technical standards, 27 March 2015, Ministry of Housing, Communities & Local Government

https://www.gov.uk/guidance/housing-optional-technical-standards
26

op cit Paragraph: 006 Reference ID: 63-006-20190626
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5.100 Concerning draft Local Plan Policy, it would be inappropriate to reference this prior to the adoption of
the Local Plan in order to meet the Basic Condition tests.
5.101 As to Policy CCW9(i) and the provision of SuDs, I recommend that the policy be simplified by
transferring text to the supporting statement, encouraging the use of a wide range of creative SuDS
solutions, including delivering SuDS within green spaces, in the design of green roofs, permeable
surfaces and rain gardens. The wider benefits of providing SuDs in development designs including
enhancing wildlife and biodiversity in addition to minimising the impacts of flooding would be
desirable, but recognising that there may be instances that SuDs as a design solution to manage the
discharge of surface water to watercourses or sewers will be impracticable or possibly unviable.
5.102 In relation to the supporting statement, it would be helpful if this included a cross-reference to Policy
CCW17 regarding local views and the extent to which in preparing designs, the impact of these on the
quality of local views should be assessed concerning possibility of mitigating harm through the choice
of building materials, colour and texture.
5.103 For these reasons, I recommend that if the CCWNP is to proceed to referendum Policy CCW9 should
be modified as indicated in Appendix 4 shown by tracked changes to appear as shown in Appendix 5.
It would also be helpful to revise the supporting statement to provide further explanation to assist
developers and applicants in the preparation of project designs, cross referencing this to related Policy
CCW8 concerning conserving and enhancing local character.

Policy CCW10: ENVIRONMENTALLY SUSTAINABLE DESIGN
A. Proposals must seek to improve the sustainability of development. The design and standard of
any development is encouraged to achieve the highest level of sustainable design, in order to reduce
energy consumption and climate effects. This includes:
a.
b.
c.
d.
e.

Siting and orientation of buildings to optimise passive solar gain
The use of high quality, thermally efficient building materials
Installation of energy efficiency measures such as loft insulation and double glazing
Reducing water consumption
Non-residential developments should aim to meet the Buildings Research
Establishments BREEAM building standard ‘excellent’

B. Alterations to existing buildings, including the sensitive retrofitting of historic buildings, should
be designed with energy reduction in mind and comply with current sustainable design and
construction standards.
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5.104 The Basic Conditions Statement advises that Policy CCW 10 conforms to paragraphs 149, 150 and 154
of the NPPF and Core Strategy policies CSP15 and CSP18. It would appear that Policy CCW10 has a
greater affinity with strategic Policy CSP14 concerning sustainable construction than CSP18.
5.105 Sutton & East Surrey Water plc (Mrs Alison Murphy) responded to the Regulation 16 consultation
commenting that Policy CCW 10, Section A, (d) regarding water consumption contained insufficient
detail on the level of reduction of water consumption and criticised the supporting text for not giving
wider guidance in the supporting statement regarding steps that may be taken to conserve water from
rainwater harvesting, greywater recycling and the maintenance measures that should be included as
part of the ongoing site management. It would be helpful if the supporting statement were to be
expanded to provide further guidance to assist applicants in providing appropriate information when
preparing planning applications to satisfy this policy.
5.106 I recommend the amendments to the policy if the Plan is to be taken forward to referendum, as set
out in Appendix 4, shown by tracked changes and with the changes as shown in Appendix 5.

Local Economy
POLICY CCW11: MIXED USE SCHEMES IN COMMERCIAL AREAS
Proposals which protect, enhance and promote a diverse range of uses - retail, leisure, commercial,
office, tourism, cultural, community and residential - will be supported, to secure the success of the
commercial and retail areas, subject to the other policies in this Neighbourhood Plan.
5.107 The Basic Conditions Statement notes that Policy CCW11, covering mixed use development in
commercial areas conforms to advice in paragraphs 80, 81, 118 and 127 of the NPPF and adopted Core
Strategy policies CSP 22 and CSP 23 concerning the economy and town and other centres respectively.
However, the policy appears to have a greater affinity with emerging Local Plan Policy TLP20 as
acknowledged in the supporting text to Policy CCW11 and identified in the CCWNP submission draft at
paragraph 7.6. It is not clear how Policy CCW11 relates to strategic Policy CSP 22 or how Policy CCW11
provides any clearer or focused guidance concerning matters considered in Policy CSP 23 that are not
already covered in the adopted Caterham Town Masterplan, covering the centres at Caterham Valley
and Caterham on the Hill.
5.108 TDC in its Regulation 16 comments, notes that the commercial areas in the CCWNP to which this mixeduse policy relates are not clearly defined. It is also not clear how this policy relates to the adopted
Caterham Town Masterplan Supplementary Planning Document, March 2018. The supporting
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statement refers to this as a “regeneration plan [which] has been set out for Caterham and Caterhamon-the-Hill,…”, rather than cross referencing this adopted guidance to the CCWNP. This is unhelpful.
5.109 Whilst I appreciate that the Steering Group seeks to safeguard office floorspace in the Neighbourhood
Area, it is nonetheless government policy covered by permitted development rights to allow changes
of use to residential from office use, subject to the need to apply for Prior Approval27 based on the:
•
transport and highways impacts;
•
contamination and flooding risks; and
•
impacts of noise from commercial premises on the intended occupiers of the development.
5.110 Whilst it is possible for local planning authorities to seek to control such changes of use by the
imposition of Article 4 Directions, this is not an avenue open to Neighbourhood Planning Groups or
available to neighbourhood planning.
5.111 For these reasons I recommend that this policy should be deleted together with the supporting text as
it would not appear to adequately reflect or conform to the strategic policies in the Core Strategy or
reflect national planning policy regarding the use of permitted development rights to facilitate changes
of use to from office to residential use.

Policy CCW12: INCUBATOR/FLEXIBLE START-UP BUSINESS SPACE
A. Proposals to provide incubator/start-up business space on flexible terms will be supported,
subject to specific site and traffic assessments, through:
a. conversion of existing buildings across the Plan area; or
b. provision of new buildings or conversion of existing buildings within the settlement
boundaries.
B. Proposals for the establishment of an enterprise/business park will be supported where the
site:
a. is well located in relation to the catchment area to be served;
b. has safe and convenient access for pedestrians and cyclists;
c. accommodates appropriate off-street public parking in accordance with Policy CCW28.
27

The Town and Country Planning (General Permitted Development) (England) Order 2015, Schedule 2, Part 3, Class O
(as amended).
https://www.legislation.gov.uk/uksi/2015/596/schedule/2/part/3/crossheading/class-o-offices-todwellinghouses/made
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5.112 Policy CCW12 conforms positively to the guidance in the NPPF at paragraphs 80 and 81 to provide new
employment opportunities locally and assisting emerging businesses by supporting innovative and
flexible business space to encourage economic growth. The policy also conforms to adopted strategic
guidance in Core Strategy Policy CSP 22.
5.113 It would be helpful if the supporting statement was redrafted at paragraph 7.10, deleting the phrase,
“….which can be rented out at sufficiently low rents…,” in the fourth line of that paragraph. It is not
the purpose of the planning system to control conditions relating to commercial rents and other
commercial terms of occupation which are commercial matters for the property market, and not open
to the neighbourhood plan to determine.
5.114 In ensuring such development is sustainable, good public transport accessibility would be a reasonable
expectation of suitable premises for such employment activities.
5.115 Concerning the cross reference to Policy CCW28 and public off-street parking, it is not clear how this
might be assessed or how this might conform to the adopted Tandridge Parking Standards,
Supplementary Planning Document, September 2012, in particular non-residential parking standards
as outlined in section 5 of that advice. To avoid confusion and possible conflict with this adopted policy
guidance, I recommend that reference to public off street parking be deleted from this policy.
I therefore recommend the minor modifications to the policy as shown by tracked changes in
Appendix 4 and shown as made in Appendix 5.
POLICY CCW13: RETAINING AND ENHANCING THE VITALITY AND VIABILITY OF RETAIL CENTRES
Caterham Valley and Caterham-on-the-Hill
A. Development proposals within or immediately adjacent to the defined Caterham Valley town
centre and Caterham on the Hill local centre must encompass the need for sustainable
development. There is a need to maintain the economic health, vitality and viability of these
areas in balance with residential development and infrastructure. Proposals should
demonstrate how they contribute to the Neighbourhood Plan objectives and to the ambitions
for the Town Centre as a whole, including all its local enterprises. Therefore mixed use
development proposals, including employment, retail, community and residential uses, will
be supported within the Town Centres.
B. In particular, development proposals that have the potential to provide public realm
improvements, improve vehicular, pedestrian and cycle movement within the Town Centre
and help to tackle issues identified by the evidence and analysis in the Neighbourhood Plan
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supporting documents, should consider and address those opportunities as part of their
scheme. Balanced development will be supported provided it does not conflict with other
policies or proposals in this plan.
Local and neighbourhood centres
C. Proposals which result in the loss of existing local neighbourhood convenience shops will be
resisted; they will only be supported where the applicant has demonstrated that there is no
reasonable prospect of the site or premises being used for ongoing retail or community uses.
Applicants will be expected to demonstrate that the existing use is no longer viable and that
the site has been marketed for a reasonable period of time – 12 months - for alternative retail
or community uses.
D. Development proposals that provide a balance of uses – retail, leisure and community,
commercial and residential - will be supported subject to compliance with all relevant
development plan policies. Proposals that add to or sustain the distribution of local
neighbourhood convenience shops in particular where they are designed to be accessible on
foot or by bicycle, will be supported.
E. Positive consideration will be given to applications that will improve the quality of shop fronts and
signage in these areas.
5.116 The Basic Conditions Statement advises that Policy CCW13 conforms to the NPPF guidance in
paragraphs 80, 85, 81, 118 and 127 and adopted strategic Policy CSP23, supporting the role played by
the town and local centres in the Neighbourhood Area. The policy sets out the hierarchy of centres at
the local level and proposes a mixed approach to development to encourage their ongoing viability.
5.117 The policy was supported in the Regulation 16 comments made by Ms Pamela Leazes in relation to the
Westway Centre. Mr. Robert Lloyd-Sweet of Historic England commented that whilst supporting the
intent of the Policy CCW13, Historic England are concerned that there is not a clear mechanism to
assess the correct balance of the uses suggested, particularly where this could be used to justify
residential development in town and neighbourhood centres that reduce the critical mass of business
and community uses needed to sustain an active centre. TDC commented that the footnote on page
37 of the CCWNP, relating to Fig 7.1 identifying the four retail centres in the Neighbourhood Area,
states; “Mapping is based on town centre case studies and the Masterplan, and are subject to change.”
TDC notes that definition of retail centres is set by TDC as strategic policy and should be reflected in
the map and policies which relate to it, so the policies are clear and workable in line with national
policy.
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5.118 Plainly it would not be appropriate for the CCWNP to introduce changes to adopted strategic retail
policy through altering the defined boundaries of the retail centres. It is apparent that the concerns
raised by Historic England regarding the “correct balance of uses” suggested in the policy originate not
in adopted strategic policy but in the emerging Local Plan in policies TLP24 and TLP25 and relate to
active uses in retail frontages. There is no justification explaining how the correct balance of uses
would be assessed and the frequency of re-assessment which would be essential given the speed of
change that is occurring in retail centres at all scales within the retail hierarchy as a consequence of
the structural change induced as a consequence of the retail offer of the popularity and reach of
internet shopping. The balance of uses proposed in the context of the neighbourhood plan appears to
differ from that identified in the emerging Local Plan relating to retail frontages, but rather retail,
leisure and community, commercial and residential. There is no indication in the supporting statement
as to how this might operate or how an appropriate balance might be assessed from time to time.
5.119 In the light of these observations, I recommend that if the policy is to be retained, it should be amended
to relate only to matters C and E in the submission draft version of the Plan and re-titled, “POLICY
CCW13: RETAINING AND ENHANCING CONVENIENCE SHOPS OUTSIDE CATERHAM VALLEY AND
CATERHAM HILL TOWN CENTRES” and that the policy be revised as indicated in Appendix 4 and as
made in Appendix 5.
5.120 There is confusion regarding the terminology applied to retail centres within the Neighbourhood Area
in the adopted Core Strategy and Masterplan SPD. Other definitions are used for some of the centres
in the emerging Local Plan. To avoid the potential for further confusion, in addition to the deletion of
matters recommended in the policy concerning the retail centres in Caterham Valley and Caterhamon-the-Hill, which are adequately covered in the adopted Masterplan SPD, Fig 7, the map in the CCWNP
identifying the retail centres should also be deleted together with references in the supporting text to
these retail centres and the references that might suggest that the boundaries of the retail centres in
the Neighbourhood Area may be subject to change.
5.121 As recommended, Policy CCW13 should relate to the retention and enhancement of convenience
shops outside of the two designated town centres in the Masterplan SPD. This should be clarified in
the supporting statement to this policy, noting that the SPD already provides protective measures
relating to maintaining primary and secondary retail frontages and through the application of viability
testing where changes of use are proposed for non-retail uses, in Caterham Valley and Caterham on
the Hill Town Centres respectively. References to other retail centres in the Neighbourhood Area
should be substituted by the term, “convenience shops”, except for paragraph 7.16 of the CCWNP
where the Neighbourhood Plan supports the diversification of use, particularly offices in local and
neighbourhood centres, beyond the Town Centres.
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POLICY CCW14: SUPPORTING RECREATION AND SUSTAINABLE TOURISM
A. Development proposals for recreational and tourism activities, including a Visitor Centre, will
be supported where the following criteria can be met:
a. There are demonstrable economic and social benefits of the proposals; and
b. There is no significant detrimental impact on the existing community; and
c. Adequate provision for parking is included, particularly for proposals within or
adjacent to the local centres; and
d. the siting, scale and design has strong regard to the local character, historic and
natural assets of the surrounding area and the design and materials are in keeping
with the local style and reinforce local distinctiveness and provide a strong sense of
place.
B. Proposals for the improvement of signage for local facilities will be supported, provided that
they can be satisfactorily integrated within their surroundings.
5.122 The Basic Conditions Statement notes that Policy CCW14 conforms to paragraphs 80, 83 and 85 of the
NPPF and Core Strategy Policies CSP13 and CSP22.
5.123 No Regulation 16 consultation comments were received in relation to this policy.
5.124 I recommend the following minor amendments to this policy for clarity as identified by tracked changes
in Appendix 4 and shown as made in Appendix 5.

Natural Environment
POLICY CCW15: NATURAL LANDSCAPE AND RURAL CHARACTER
Development proposals should maintain and enhance the natural environment, retain landscape
features, such as chalk downland, and enhance the rural character and setting of the
Neighbourhood area. Where reasonable and necessary, development proposals are expected to
demonstrate that they have addressed the following matters:
a. Respect the natural topography of a site wherever possible and preserve and sensitively
incorporate existing natural features such as trees, hedgerows and ponds within the site.
b. Be integrated into the landscape and include new landscape buffers between existing
development and the countryside adjacent to development sites.
c. Consider including street trees in their landscaping plans; if trees of arboreal significance
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must be removed, they should be replaced with trees of a similar potential size and native
species elsewhere on the site, unless this is clearly not possible.
d. Design open space that is:
i. in usable parcels of land and not fragmented
ii. safe, easily accessible and not severed by any physical barrier
iii. is accessible to the general public
iv. creates a safe environment considering lighting and layout
v. complemented by landscaping
e. The use of an appropriate legal agreement is encouraged to ensure proper management
of the open space over the lifetime of the development.
5.125 TDC, in its Regulation 16 comments indicates that this draft Policy reads like a list of things that
development should do, rather than establishing criteria that acceptable development should achieve,
and the town planning reasons to justify those criteria. Indeed, it is not clear quite what form of
development and prospective land uses might be anticipated. Neither the policy nor the supporting
statement is explicit regarding where this policy will apply although it is assumed that this will be in the
Neighbourhood Area, beyond the settlement boundaries, where land is almost exclusively covered by
Green Belt or Green Belt and AONB designations28 which largely precludes development other than
limited Green Belt “appropriate development”, or other development provided that “very special
circumstances” may be demonstrated, (see NPPF, paragraphs 143-147).
5.126 Therefore, as a generality, development that is likely to be considered acceptable beyond the
settlement boundaries having regard to national and adopted guidance within the Neighbourhood
Area is likely to be small in scale due to the restrictive land use designations beyond the settlement
boundaries. The Design Guidelines for the Rural Fringe character area provide guidance to assist the
land use planning for development which is likely to come forward, but the CCWNP rural character
policy is not cross referenced to this, or indeed other guidance which might justify the policy. It is not
clear for example what is meant by considering planting “street trees” in CCW15(c). This would appear
to be at odds with the advice for trees planting in the Rural Fringe character area in the Design
Guidelines. In terms of proportionality, it is also unclear why development of a scale likely to be
anticipated in the rural character area should be expected to provide public access, why public access
might be expected to be provided, or a management agreement, presumably with a parish council to
manage “the open space”, over the lifetime of the development as anticipated in CCW15(e).

28

This is clearly illustrated by Figure 6: Green infrastructure context plan, page 21, Design Guidelines, AECOM.
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5.127 For these reasons CCW15 lacks credibility as a neighbourhood plan policy; it is not adequately justified
by evidence and lacks clarity of purpose. It would not thus assist the decision maker in reaching
development management decisions in the Neighbourhood Area and consequently I recommend that
the policy should be deleted from the Plan together with the supporting text.

POLICY CCW16: GREEN INFRASTRUCTURE AND DEVELOPMENT
Proposals should be designed from inception to create, conserve, enhance and manage green
spaces and connective chains of green infrastructure, as shown in Figure 8.1, with the aim of
delivering a net environmental benefit for local people and wildlife. Proposals that seek to
improve the connectivity between wildlife areas and green spaces will be encouraged in order
to enhance the green infrastructure of the Neighbourhood area.
5.128 The Basic Conditions Statement indicates that Policy CCW16 conforms to paragraphs 170 of the NPPF
where planning policies should contribute to and enhance the natural and local environment. Policy
CCW16 conforms to Core Strategy Policy CSP 17 on Biodiversity, which expects development proposals
to protect biodiversity and provide for the maintenance, enhancement, restoration and, if possible,
expansion of biodiversity, by aiming to restore or create suitable semi-natural habitats and ecological
networks to sustain wildlife in accordance with the aims of the Surrey Biodiversity Action Plan.
5.129 Figure 8.1 below appears to be derived from the Caterham, Chaldon and Whyteleafe Neighbourhood
Plan Environmental Report which accompanied the submission version of the Neighbourhood Plan,
prepared for the CR3 Neighbourhood Plan group, March 2019, by AECOM, although this is not
acknowledged in the supporting text. Concerning Policy CCW16 (Green Infrastructure and
Development), this report explains at paragraph 5.14, that the policy “….sets out a range of provisions
for enhancing green infrastructure networks and securing environmental enhancements. This is
accompanied by an indicative map of the proposed enhancements, which covers large areas to the
south, west, and centre of the Neighbourhood Plan area.” Paragraph 5.21 of this environmental report
further explains that, “Policy CCW16 (Green Infrastructure and Development) confirms that proposals
should be designated to create, conserve, enhance and manage green spaces and connective chains of
green infrastructure with the aim of delivering a net environmental benefit for local people and
wildlife.”
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Figure 8.1: Green Infrastructure Network in the neighbourhood area

5.130 In Figure A12 in the Environmental Report and as indicated in Figure 8.1 in the CCWNP, the
environmental designations shown extend beyond the TDC and Neighbourhood Area boundaries thus
exhibiting the qualities of a strategic planning policy as Figure 8.1 is specifically referred to in the policy
and as recognised in the Basic Conditions Statement which confirms that Policy CCW16 conforms to
the NPPF guidance at paragraph 171. This paragraph advises that when designating sites for
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development, plans should allocate land with the least environmental or amenity value; take a strategic
approach to maintaining and enhancing networks of habitats and green infrastructure; and plan for
the enhancement of natural capital at a catchment or landscape scale across local authority
boundaries. Neighbourhood planning policies may not include strategic planning policies. There is also
confusion between Figure 8.1 of the CCWNP showing the Green Infrastructure network and Figure 7
of the Design Guidelines showing the Green Infrastructure corridors in the Neighbourhood Area. The
Green Infrastructure corridors as shown in Figure 7 differ significantly from the Green Infrastructure
networks in Figure 8.1, as will be seen identified in Figure 7 below. It is not clear why this should be the
case and is confusing.

Figure 7: Green Infrastructure corridors
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5.131 For the reasons indicated in the paragraph above, I therefore recommend that the policy is deleted
from the Plan together with the draft supporting text.
POLICY CCW17: LOCALLY SIGNIFICANT VIEWS Development proposals are required to ensure that
they do not have a significantly detrimental impact on the locally significant views listed in Figures
8.2 and mapped in Figures 8.3 to 8.6, with detailed descriptions in Appendix A.
5.132 The Basic Conditions Statement notes that Policy CCW17 conforms to national planning guidance in
paragraphs 124,125 and 127 of the NPPF. The policy also conforms to adopted strategic planning
guidance in Core Strategy Policy CSP 20. This relates specifically to protecting the Areas of Outstanding
Natural Beauty in Tandridge and sets out principles to be followed to achieve this by conserving and
enhancing:
a) the special landscape character, heritage, distinctiveness and sense of place of the locality;
and
b) important viewpoints, protect the setting and safeguard views out of and into the AONB.
5.133 The Design Guidelines assess views to be found in each of the seven-character areas within the
Neighbourhood Area. The elevated terrain and wooded valleys contribute to many of the far-reaching
views across the Neighbourhood Plan area as do many of the local green spaces which are defining
features of Chaldon, Caterham Hill, Caterham Valley and Whyteleafe. As the Neighbourhood Area
contains interesting, visually attractive and varied topography formed by chalk downland incised by a
system of dry valleys where tightly limited settlement boundaries have been created, it is unsurprising
that many valued local views have been identified by the local community in the preparation of the
CCWNP. Inevitably there will be a degree of subjectivity and qualitative assessment and judgement in
the selection of the views which the community as a whole is seeking to protect and which the
community recognises contribute to local distinctiveness following considerable consultation,
consideration within the SEA and the preparation of the Design Guidelines in the preparation of the
CCWNP.
5.134 In relation to neighbourhood planning and views, the guidance of Historic England29 is helpful. This
advises,
“Views
If a view is identified as important, perhaps using a view triangle on a map, it is essential
that policy or supporting evidence clearly identifies the characteristics of each view that
29

“Identifying and Promoting Local Character, Historic England”, Neighbourhood Planning Information Sheet, Version
1.3, Supplementing Historic England Advice Note 11, October 2018
https://historicengland.org.uk/content/docs/planning/design-policies-information-sheet-v2pdf/
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are desirable to protect, such as the open quality of the rural foreground or the isolated
character of a local landmark within a green setting. Stating that the view from X should
be protected doesn’t provide sufficient clarity for decision makers.”
5.135 The Regulation 16 consultation reply made by Historic England (Robert Lloyd-Sweet), commended the
identification of green infrastructure networks as an aspect of the historic environment and locally
significant views that merit consideration in planning decisions. There was no suggestion that Historic
England’s own guidance (above) had not been satisfactorily followed in relation to the strength of the
evidence expected to justify these locally significant views.
5.136 Sigma Planning Services on behalf of Rydon Homes commented that Viewpoints CATH 32 and CATH 33
from the public footpath between Burntwood Lane and Whyteleafe Road look east and south-east
towards Woldingham and would be unaffected by any housing allocation on the Essendene Park site.
5.137 Turley on behalf of Berkeley Strategic Land, in its Regulation 16 comment on Policy CCW17, raised
concerns as to whether the preparation of the evidence base had been prepared using the guidance
prepared by the Landscape Institute30 prepared by an appropriately qualified professional and whether
the images themselves were, “fully verified GLVIA 3 compliant montages that mimics the human eye
i.e. with a 50mm lens”. It would appear that the images and assessment may not have been conducted
with the degree of rigour which might be expected for a formal EIA, but nonetheless for the purposes
of capturing the significance of each view to permit an appreciation of that view from each defined
viewpoint, I consider that the assessment undertaken for the purpose of neighbourhood plan making
has been appropriate and proportionate. No criticism of the qualitative aspects of the views in
assessing their significance for the purpose of preparing the SEA for the neighbourhood plan was made
by AECOM in undertaking the assessment, which noted31 that through “….protecting local character,
views and open spaces, supporting local distinctiveness and the quality of the public realm, and
conserving and enhancing the natural environment through applying the principle of environmental net
gain in the design of new developments. However, given the approaches taken forward through the
Neighbourhood Plan will help to safeguard areas and limit potential effects from new developments
rather than secure significant enhancements, these impacts are unlikely to comprise significant positive
effects overall.”

30

Reviewing Landscape and Visual Impact Assessments (LVIAs) and Landscape and Visual Appraisals (LVAs)

Technical Guidance Note 1/20 (10 Jan 2020) (latest advice)
https://landscapewpstorage01.blob.core.windows.net/www-landscapeinstitute-org/2020/01/20-1-Reviewing-LVIAsand-LVAs-Final.pdf
31

Caterham, Chaldon and Whyteleafe Neighbourhood Plan Environmental Report ( to accompany the submission
version of the Neighbourhood Plan), AECOM, March 2019, paragraph 5.43
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5.138 Turley also raised a concern that the three views comprised in the images for “CH6” might be a device
to prevent development of their client’s landholding in Roffes Lane. This site forms part of the Green
Belt and narrow green corridor between Caterham-on-the-Hill and Caterham Valley extending north,
north-east to Whyteleafe. Whilst the consultant avers that the client’s landscape consultant considers
that a housing development could be accommodated in this gap, this is not a land-use consideration
to which I consider weight should be accorded in assessing the appropriateness of the significance of
these three views, due principally to the Green Belt designation of the land to which the views relate.
5.139 In considering the locally significant views proposed within the CCWNP in Policy CCW17, I consider that
these have been prepared with an appropriate and proportionate level of information and evidence.
There are several views that I consider should be deleted, for the reasons set out below:
• CH2 Alderstead Heath towards Chaldon Church. A view from the very top of the North Downs along
an ancient footpath connecting Chaldon with Chipstead. Illustrates historic working farmland. OS
Grid Ref: 2954CH2. The view looking east towards Chaldon Church should be deleted as the western
viewpoint CH2 is neither within the Neighbourhood Area, nor the TDC administrative area.
• CAV15 Tillingdown, East of A22 looking Southeast. The Valley separating Tillingdown from
Woldingham. Important for recreational use and wildlife value. OS Ref: 3556. This viewpoint
located to the east of the A22 is also beyond the Neighbourhood Area which would not fall within
jurisdiction of the CCWNP were the CCWNP to be made.
• WHYT26 Two perspectives of Whyteleafe Recreation Ground. LH Photo looking up from Upper
Warlingham Railway Station towards the rare chalk grassland of Riddlesdown. RH Photo looking
down towards Westhall Road with A22 to right of image. Illustrates how the urbanisation remains
softened by the surrounding natural landscape. OS Map Ref:3458. The northerly viewpoint, looking
south, is also located outside of the Neighbourhood Area and thus seeks to partially control
development of land outside the designated Neighbourhood Area.
• WHYT27 View from the Roman Road on Riddlesdown towards Whyteleafe looking West with
outlook to Kenley Common and Whyteleafe Hill. Illustrates how the urbanisation remains softened
by the surrounding natural landscape. OS Grid Ref:3359. Again, this viewpoint located beyond the
Neighbourhood Area boundary seeks to control the development outside of the management of
land within the CCWNP’s administrative area.
• CAV28 Looking West from Long Hill Woldingham, with De Stafford school in the distance. Another
example of the urban area in its rural setting. OS Grid Ref:3456. This viewpoint is also located
beyond the Neighbourhood Area boundary and thus would seek to control the development of land
beyond the CCWNP administrative area.

Edge Planning & Development LLP

38 Northchurch Road

London N1 4EJ

020 7684 0821

71

Caterham, Chaldon and Whyteleafe Neighbourhood Plan 2018 to 2033 (submission version) - Examination Report

5.140 In relation to the policy text, I recommend the alterations should be made as indicated by the tracked
changes in Appendix 4 and in Appendix 5 showing those changes made.
5.141 It would also be helpful if the title of Figure 8.2 could be moved to the beginning of the list of locally
significant views. Also, when updating the viewpoints on the maps, please add the appropriate figure
references (Figures 8.3 - 8.6 inclusive) to each map as relevant, as these are missing in the submission
version of Appendix A to the Plan.
POLICY CCW18: LOCAL GREEN SPACES The 33 areas (including three groups of areas) listed and
mapped in Figure 8.7 and detailed in Appendix B and defined on the Policies Map are designated as
Local Green Spaces. Local policy for managing development on a Local Green Space should be
consistent with policy for Green Belts (NPPF 145); proposals for built development on will not be
permitted unless it can be clearly demonstrated that it is required to enhance the role and function
of that Local Green Space.
5.142 The Basic Conditions Statement indicates that Policy CCW18 conforms to Paragraphs 99, 100, 101 and
145 of the NPPF and CSP20 of the Core Strategy.
5.143 The national guidance in the NPPF paragraphs 99-100 advises that Local Green Spaces should only be
designated when a plan is prepared or updated and be capable of enduring beyond the end of the plan
period. LGS designation should only be used where it is:
a) reasonably close to the community it serves;
b) demonstrably special to a local community and holds a particular local significance; and
c) local in character and is not an extensive tract of land.
5.144 Paragraph 101 of the NPPF notes that policies for managing development within a Local Green Space
should be consistent with those for Green Belts.
5.145 Following the preparation of the Plan there had been a number of consultees who had complained
concerning insufficient landowner consultation regarding the proposed designation of Local Green
Space (LGS) in the preparation of the CCWNP. The matter of Local Green Spaces was a contested issue
with reference to the Regulation 16 consultation replies. In late 2019, I requested that the Steering
Group might consider each proposed area for LGS designation be considered having regard to a
template which might allow for a standardised assessment of each proposed LGS area against the
criteria which might justify designation as outlined in the NPPF guidance. I am grateful to the Steering
Group and the officers of TDC, in consolidating and presenting the evidence. I have found this most
useful in assessing the proposed LGS sites in the context of national guidance and how this has been
interpreted by the Steering Group in preparing the CCWNP. This has greatly assisted me in preparing
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for the Hearing and believe that this has been of considerable help in clarifying the proposed 32 LGS
areas.
5.146 There remained some matters which were explored at the Hearing concerning LGS, as follows:
1)
What additional benefits, if any, would be achieved in relation to designating land as LGS which
is already designated as Green Belt?
2)

If there would be any additional benefits to be derived from designating Green Belt land as
LGS, would these benefits be significant and why would this be the case?

3)

In designating LGS, paragraph 99 of the NPPF explains that Local Green Spaces should only be
designated when a plan is prepared or updated, and that such spaces should be capable of
enduring beyond the end of the plan period. Also, such designations should be consistent with
the local planning of sustainable development and complement investment in sufficient
homes, jobs and other essential services. This indicates that in some instances a balance may
need to be struck between competing land use options and opportunities. Furthermore, as
advised in the PPG, the future management of land designated as Local Green Space will
remain the responsibility of its owner. In striking the appropriate balance;
a.
has the proposed designation of LGS sites adequately considered the needs and
aspirations of landowners? and
b.
what steps were taken to assess the future management arrangements with
landowners during the site assessment period and have these been adequate?

5.147 Each of the proposed sites for LGS designation are considered individually in this examination report
having regard to the evidence provided by the Steering Group, comments made by consultees at the
Regulation 16 consultation stage, my site visits, the discussions held at the Hearing on 10th March and
as appropriate supplementary information collated and supplied to me by Tandridge Council from
various parties invited to provide additional information from matters arising at the Hearing.
LGS Proposals in Caterham on the Hill
5.148 Area 1 - Dene Field, Civil Burial Ground and St Mary’s Churchyard
5.149 The site which extends to 4.71 ha is large in relation to most sites comprising Local Green Space,
although in the judgment of the Steering Group, the site is said to be small in scale. It is held in three
ownerships, each with its own land use and function. The Dene Field is owned by the NHS and is held
for future development if needed for possible medical use, or possibly for an alternative, value
generating use in the event that the land was to become surplus to the NHS. St Mary’s Church and
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churchyard is owned by the Southwark Diocesan Office whilst the Civil burial ground is within the
ownership of TDC.
5.150 The NHS objects to the proposed LGS designation fearing that this might exacerbate difficulties in
restricting its ability to obtain planning permission, were the NHS to seek permission to develop this
site. Important in determining whether LGS designation is appropriate, is the need for this to endure
beyond the end of the plan period (2033). At the Hearing, it appeared likely that the NHS would
probably wish to develop the land within that period, although no clear NHS use had been identified.
In the event that there was a medical / healthcare related need serving the local community the
Steering Group expressed the view that the Parish Councils would undoubtedly support development
of the land for such use, notwithstanding it is designated as Green Belt and in its response to the
Regulation 16 comments, the position of the Steering Group was that, “SG would not want to see this
space lost to development in the future.” At the Hearing it became evident that due to the generosity
of the NHS, whilst there are no formal arrangements, the NHS has permitted the use of the Dene Field
for firework displays, public events and gatherings although none had occurred recently.
5.151 Under the circumstances that there may be a need to utilise this site for NHS related development to
benefit the community over the life of the Plan. The balance of advantage, I believe would be for the
Dene Field to be unfettered by LGS designation. There would be no disadvantage to the local
community in relation to the planning control exercised over this land due to its current designation
and the NHS would be able to plan its future use of the site more easily in the event of need before
2033, the end of the Plan period.
5.152 Regarding St Mary’s church and the churchyard, this part of Area 1 is not within the Green Belt. During
the hearing the arguments for and against designation of the whole or part of the curtilage of the
church were considered. The Southwark Diocesan office complained that the maps which sought to
identify the land associated with the church in the submission version of the Plan were unclear. The
Diocese’s position was stated as being that at the very least the buildings and immediately adjacent
land surrounding the churches should not be the subject of LGS designation. The Diocese wished to
ensure that if community based proposals were subsequently promoted and likely to be directly
related to the church buildings, requiring close proximity to them, such proposals should not be
fettered effectively by Green Belt and LGS policy. Whilst during the Hearing and shortly thereafter a
compromise position was negotiated, the church and churchyard comprising the Southwark Diocesan
office’s landholding appear to function as a single planning unit, there would be no significant planning
benefit in applying an LGS designation over either part, or the whole of the church and churchyard in
relation to its current use sufficient to warrant LGS designation. Therefore, I recommend deletion of
St Mary’s church and churchyard from this designation.
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5.153 Concerning the civil burial ground within the ownership of TDC and the access strip to it from Church
Road, this is an appropriate and acceptable area for LGS designation which conforms to the guidance
in the NPPF at paragraph 100. Accordingly, Site 1 should be identified as being the civil burial ground
and access strip from Church Road.
5.154 Area 2 - Queen’s Park, Queen’s Park Road Caterham, CR3 5RB
5.155 This park was created for the community to commemorate Queen Victoria’s Diamond Jubilee in 1897.
It is conveniently located for pedestrian access within Caterham on the Hill, extending to 9.83 ha. It is
part of the network of Green Belt providing a green lung permeating the neighbouring urban area. The
park comprises the largest children’s play area in the District and is also used for fetes and fairs and
fund-raising events and has an art pavilion that hosts a wide collection of community-based events and
clubs. There are 5 other smaller ancillary pavilions for sports activities to support the use of 5 full size
football pitches, 1 full size rugby pitch, 2 cricket pitches, 1 bowls green, 3 croquet lawns, pitch and putt
course, 3 tennis courts and 1 multi use games area.
5.156 No objection to LGS designation has been raised to LGS designation by TDC in its capacity as Local
Planning Authority and landowner. The site was identified as an appropriate area for LGS designation
in 2013/14 and according to the LGS evidence provided in the consolidated survey, TDC was first
notified of the intention to designate this site in 2016 at the time of the first Regulation 14 consultation.
I am content that LGS designation is justified notwithstanding the park is already designated as part of
the Green Belt separating Caterham on the Hill from Caterham Valley to the extent that the proposed
designation has been supported by the community during the Regulation 14 and 16 consultations.
5.157 Area 3- Rugby pitches, Park Avenue: CR3 6AH
5.158 This land comprises sports pitches extending to 8 hectares, on the western perimeter of the built-up
area, used by Caterham School, the landowner. The site adjoins Queen’s Park to the north and is part
of the network of open land separating Caterham on the Hill from Caterham Valley and is designated
Green Belt. Access to the site is controlled by way of a gated access road leading from Park Avenue.
There is no public access or any significant ability to appreciate this open area from public roads,
although public accessibility is not a criterion for designation.
5.159 Objection to this designation has been sustained by the school and further representations were made
at the Hearing. Paragraph 010 of the Planning Practice Guidance provides clarification on whether land
already protected should also be designated as LGS. The advice states:
“If land is already protected by Green Belt policy, or in London, policy on Metropolitan Open
Land, then consideration should be given to whether any additional local benefit would be
gained by designation as Local Green Space.
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One potential benefit in areas where protection from development is the norm (e.g. villages
included in the green belt) but where there could be exceptions is that the Local Green Space
designation could help to identify areas that are of particular importance to the local
community.”
5.160 The observations made by the Steering Group seeking to justify why the additional layer of protection
beyond that provided by Green Belt designation are that: “These playing fields are heavily used by a
major private (‘public’) school and by visiting teams. They provide a buffer zone to the increasingly
dense housing developments along Stanstead Road.” This is insufficient justification and can be
distinguished from the adjoining Area 2, Queen’s Park, which offers extensive opportunities for public
recreation.
5.161 The cumulative effect, if the School playing fields were to become LGS, would be the creation of over
17.8 ha of Local Green Space in this locality. In my opinion, in this context, the LGS created would be
an extensive tract of LGS, not supported by the NPPF at paragraph 100. For these reasons, I
recommend that Area 3 should be deleted from Policy CCW18.
5.162 Area 4 - Salmons Lane Green
5.163 This triangular area of 0.9ha was laid out as part of the neighbouring housing development. It is
designated Green Belt and owned by TDC. The Steering Group considers that this green area “holds a
particular local significance” as a gateway site giving a strong visual impression when entering
Caterham Hill along Whyteleafe Road, forming an attractive village green between the former Salmons
manor house to the east and the RAF Kenley Conservation Area to the NW. It is accessible by the public
and used for recreation. No objections have been raised to LGS designation of this area. It is of a size
and context which is generally familiar for LGS designation in neighbourhood plans and I agree that
LGS designation is appropriate.
5.164 Area 5 - Town End Recreation Ground, Banstead Road/ Town End, CR3 5QH
5.165 This 1.43-hectare landholding within the ownership of TDC and used as a recreation ground, has
historic associations with RAF Kenley. A Junkers JU 88 A-14, was shot down and crashed here in 1943
and there is still a communal air raid shelter on the site. The Steering Group advise that this open
recreational area and children’s playground serves the most heavily built up part of Caterham Hill and
is well used by the local community which surrounds it. There were no objections to the LGS proposed
designation. I agree that LGS designation would be appropriate having regard to the NPPF guidance.
5.166 Area 6 - Westway Common, Westway/ Chaldon Road, CR3 5TP
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5.167 This land area is said to be owned by TDC in the Steering Group’s evidence provided in the site template
for this holding, although it states that the ownership of common land can be ambiguous. I note that
it also appears within Surrey County Council’s countryside estate, extending to more than 2,300
hectares (6,500 acres) within the County. Westway Common is mapped as appearing on the Registers
of Common Land and Town or Village Greens, held in the Commons Registration Section, at County
Hall, Kingston upon Thames, KT1 2DN. Surrey County Council was a Regulation 16 consultee, but the
council did not comment on this policy in its response. In its Regulation 16 response, TDC has
confirmed that it is the owner of Westway Common and I take this to be correct.
5.168 Westway Common is bisected by Westway, a public highway, the northern triangular part abutting
Avenue Road is allotments, the rest of the site is a common. I understand that this recreational space
hosts the Caterham Carnival and visiting travelling fairground shows. There is also a Beacon fire-signal
which is lit for commemorative events. The common holds local significance for residents of Caterham
and is of historic value to the community. There have been no Regulation 16 objections to the
proposed LGS designation, which I support for those reasons.
5.169 Area 7 - Heath Road Community Allotments, Heath Road CR3 5RR
5.170 This site is owned by TDC and extending to 1.77ha located between Heath Road and Sunny Rise. It is
“back-land” mainly backing on to the rear gardens to the dwellings between Sunny Rise and Heath
Road with a narrow access to Heath Road. There is a gated pedestrian access at the southern end of
the site to a footpath which also connects to Wood Lane, Heath Road, Sunny Rise and west to Chaldon.
TDC expressed an objection to the LGS designation for the reason that, “……this is an example of a site
where in the longer term there may be the opportunity to consolidate whilst not diminishing the number
of plots actually in use and to provide allotments as part of other designated open space areas in
proximity to housing. This could permit any surplus land to be developed for much needed affordable
housing to meet community need, should the opportunity arise, in line with para 97 of the NPPF.
Designation would make this more difficult in the long term as the final sentence of NPPF para 99 sets
out that Local Green Space should be capable of enduring beyond the plan period.” The provision of
allotments by local authorities is set out in a plethora of Acts of Parliament from 1819 to 1950 but have
featured relatively little in terms of town planning legislation. For example, in the NPPF 2012, there
was no mention of allotments and in the revisions of 2018 and 2019, there are just two small references
to them.
5.171 The Local Government Planning and Land Act, 1980 and Local Government and Planning (Amendment)
Act 1981 influenced the forward planning of allotments, requiring councils to safeguard existing land
used as allotments. Development proposals resulting in the loss of allotments should only be
considered where:
1. There is evidence of long-term insufficient demand for continued use of land as allotments;
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2. Suitable land is made available, either by retention or relocation, to replace allotments that are
in use;
3. Where it is necessary to develop a site for other purposes, suitable sites are made available to
relocate tenants;
4. Any proceeds from land sale is re-invested in developing the allotment service.
5.172 As such land used as allotments already have considerable protection. It is not clear whether the
allotments within the Neighbourhood Area are statutory allotments, but where this is the case, a
Council may not dispose of such allotment land without the Secretary of State’s consent. Section 8 of
the Allotments Act 1925 states – “Where a local authority has purchased or appropriated land for use
as allotments the local authority shall not sell, appropriate, use or dispose of the land for any purpose
other than use for allotments without the consent of the Secretary of State”. This consent "may be
given unconditionally or subject to such conditions as the Secretary of State thinks fit, but shall not be
given unless the Secretary of State is satisfied that adequate provision will be made for allotment
holders displaced by the action of the local authority or that such provision is unnecessary or not
reasonably practicable.” Section 32 of The Small Holdings and Allotments Act 1908 requires that
money from the sale or exchange of statutory allotment land be spent on acquiring new land for use
as allotments or on improving the existing stock of allotments. However, money from the sale of
allotment land may first be used to discharge debts or liabilities of the council in respect of land
acquired by the council for allotments32. This provision may cause difficulty for TDC if the land is
formally proposed for use as affordable housing.
5.173 It would appear from the LGS site templates prepared by the Steering Group, that TDC was only
formally notified about this LGS proposal in June 2019. Given the complexity of allotment ownership
and disposal, this is a relatively short period of time, particularly in the light of the Planning Practice
Guidance that the qualifying body “….should contact landowners at an early stage about proposals to
designate any part of their land as Local Green Space”.33
5.174 If the CCWNP is made and the emerging Local Plan is adopted, there will be a need to update the
neighbourhood plan. In the light of these considerations, I consider that to designate this land as LGS
at present would be premature. I therefore recommend that this site should not be designated as LGS

32

Allotment disposal guidance: Safeguards and alternatives, Department for Communities and Local Government,
January 2014
33

Paragraph: 019 Reference ID: 37-019-20140306 Revision date: 06 03 2014

https://www.gov.uk/guidance/open-space-sports-and-recreation-facilities-public-rights-of-way-and-local-greenspace#Local-Green-Space-designation
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at present, but this should be reconsidered on the early review of the CCWNP in the light of progress
at that time, if any by TDC regarding alternative land use proposals for these allotments.
5.175 In the meantime, it would be helpful if the parties review the potentially surplus allotment sites in the
Neighbourhood Area, of which there appear to be several, with a view to establishing their legal status
and the extent to which the community might work together to achieve an agreed outcome as to
landownership and land use, recognising that the legislation relating to allotments is complicated and
not simply capable of determination by altering planning policy. It may transpire that LGS might prove
to be appropriate, but there are other opportunities that might, having regard to the landownership
and disposal constraints and aspirations, yield a better community outcome and prove acceptable to
the Secretary of State. In the absence of any agreement at that time, the local community may prefer
to seek designation of such sites as Assets of Community Value (ACV), which would appear to be
possible under the Localism Act 2011 and which could provide longer term control against
development through land ownership, were TDC desirous to sell such surplus sites, although the
Secretary of State’s consent to dispose would still be needed before the Council could sell a listed AVC
site.
5.176 Area 8 - Le Personne and Banstead Roads CR3 5SW
5.177 These five small strips of verges / communal amenity space comprising 0.25 ha of land located between
housing and the public highway were formed as a result of redevelopment of Personne estate after
the Second World War. These residuary areas proposed for LGS designation are located in close
proximity to each other adjoining Le Personne Road and Banstead Road near its junction with Foxon
Lane.
5.178 The Steering Group believed that these parcels were owned by TDC, but the Regulation 16 response
from the District Council indicated that the two strips in the South East corner are owned by Surrey
County Council (SCC), who are statutory consultees to the plan. No comment was raised by SCC in their
reply to TDC concerning this landownership or this policy. The Steering Group consider that these
parcels hold a local significance as amenity space for the local residents in addition to defining the
character of the locality. I support the designation of these small areas as LGS and recommend that
they be designated as such in the CCWNP.
5.179 Area 9 – York Gate estate
5.180 This area comprises 6 parcels of land being the open space components of the Yorke Gate estate
housing development which total 1.01 ha of open space, transferred to TDC as recreation and amenity
space as part of the section 106 agreement relating to this development.
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5.181 The parcels of land are known as:
i. Fairbourne Lane/Darby Close CR3 5BR
ii. Seymour Avenue/Green Lane CR3 5BU
iii. Fairbourne Lane/ Green Lane CR3 5AZ
iv. Drake Avenue south to Fairbourne Lane CR3 5AW
v. Howe Drive CR3 5AX
vi. Yorke Gate/Chatfield Court CR3 5AT
5.182 These areas of open land provide amenity land and a setting to the housing development permitted
some 15 years ago. Since the redevelopment has taken place these parcels are said to have become
valued and have become significant for recreation and dog walking for the local residents. I therefore
recommend that these 6 sites should be designated as LGS within Policy CCW18 in the Plan.
5.183 Area 10 - Hambledon Park estate
5.184 This area comprises 6 parcels of land being the open space components of the Hambledon Park estate
housing development which totals 4.43 ha of open space, transferred to TDC as recreation and amenity
space as part of the section 106 agreement relating to this development.
5.185 The parcels of land are known as:
i. Hambledon Linear Park
ii. Soper Drive
iii. Hambledon Road/Christie Walk
iv. St Lawrence Way/Marcuse Road
v. St Lawrence Way/Pye Close
vi. Coulsdon Road to Chaldon Road
5.186 These areas of open land provide amenity land and a setting to the housing development on the
Hambleton Park estate, in similar circumstances to Area 9, adjacent and which provide similar amenity
benefits valued by the local community. No objections to the proposal to create these areas of LGS
were made during the Regulation 16 consultation, although TDC queried the numbering of sub areas
in the plan and in Appendix B which do not appear to align. These should be checked and corrected as
appropriate.
5.187 I therefore recommend that these 6 sub areas should be designated as LGS within Policy CCW18 in the
Plan.
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5.188 Area 11 – Oakgrove estate, CR3 5LP
5.189 This area comprises 4 parcels of land being the open space components of the Oakgrove estate
developed by Berkeley Homes, being the southern site formerly part of St Lawrence’s Hospital. The
proposed LGS areas total 1.47 ha. Ownership was transferred to the Residents’ Association in 2018.
5.190 The four parcels of land are known as:
i. Oakgrove/Blackthorn Road
ii. Gibson Way/Driscoll Way
iii. Oakgrove, opposite Woodview Way
iv. Holland Park
5.191 These proposed areas of LGS provide amenity land and a setting to the housing development on the
Oakgrove estate, similar to the proposed parcels on the Hambleton Park and York Gate estates. They
effectively comprise a comprehensive network of amenity space and landscaped areas for public
benefit. Sub area iv, Holland Park, also includes a burial ground for patients of the former St Lawrence’s
Hospital. No objections to this proposal to create these four sub-areas of LGS were made during the
Regulation 16 consultation, despite late notification to the landowners in June 2019. I therefore
recommend that these should be designated as LGS within Policy CCW18 in the Plan.
5.192 Area 12 - Land adjoining Coulsdon Common, north of Ninehams Road and Ninehams Gardens
5.193 This comprises a crescent /semi-circle of land fronting Ninehams Road and two parcels of land
adjoining Coulsdon Common. The combined area of the three parcels of land is 1.31 ha.
5.194 The Common is located beyond the TDC administrative boundary and thus outside the Neighbourhood
Area. The two parcels of land just within the Neighbourhood Area are surviving remnants of Coulsdon
Common and are owned and managed as public open space by the Corporation of London. Both
parcels separate the built-up area from the Common beyond the Tandridge DC boundary and are
designated as being within the Green Belt and are part of a proposed National Nature Reserve.
5.195 I note that property management considerations have not been discussed with the landowners.
5.196 By contrast, the crescent comprises a grassy verge with trees separating a row of semi-detached houses
from Ninehams Road. TDC, its Regulation 16 comments, advised that the service road to the north of
the crescent is of inadequate width and parking is inadequate. TDC state that in the longer term this
land has potential to support improvements to parking to benefit local residents but LGS designation
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would make this more difficult, noting that Local Green Space should be capable of enduring beyond
the plan period.
5.197 The residuary areas of Coulsdon Common are already designated Green Belt. There is no compelling
case that would distinguish the common land of which the two adjoining parcels form part that would
justify an additional layer of planning control. Concerning the crescent shaped verge, the use of this
to provide improved accessibility and some parking could offer significant benefits to the amenity of
residents of this section of Ninehams Road. It would appear that this might be achieved without
necessitating tree felling. In the light of the position whereby the Local Plan may soon be adopted,
rendering the CCWNP if made, in need of revision, I consider that the three land parcels comprising
Area 12 should not be designated as LGS on the grounds that the case for LGS designation for the
residuary common land is not warranted in relation to the criteria in paragraph 100 of the NPPF, and
the crescent may not enure beyond the life of the Plan in 2033. Were it the case that an improvement
scheme had been prepared for the service road and approved, by the time of a further review of the
CCWNP, then a proposal for LGS designation might find favour, depending on the prevailing
circumstances at that time.
5.198 Area 13 – Fenemore Road Linear Park CR8 5GJ
5.199 This linear park provides the approach to RAF Kenley from Hayes Lane. Appendix B to the CCWNP
explains that the proposed LGS designation is strongly supported by local residents to prevent
development of this area which is owned and managed by the Corporation of London. The land is
designated Green Belt, which assists in maintaining the separation of Whyteleafe, Coulsdon and
Caterham in this part of the North Downs. The function of the LGS in this area, also known as Kenley
Park, would be to provide an area for recreation and walking for residents of the modern but densely
developed residential area immediately to the west, and which distinguishes it from the more
extensive Green Belt area to the north and north-east of which it forms part. As the land is already
managed by the Corporation of London and no objection has been raised to this designation, despite
the late notification to the landowner, I support this proposed designation as part of Policy CCW18.
5.200 Area 14 - Caterham Barracks development
5.201 The proposed LGS comprised within Caterham Barracks comprises 9 parcels of land extending in total
to 2.6 ha known as:
i. Sergeants Place
ii. Cricket Field, Coldstream Road
iii. Brigade Place
iv. Grenadier Place
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v. Weston Drive/Coldstream Road
vi. Alexander Crescent
vii. Anzio Gardens
viii. Adair Gardens
ix. The Grove/Stirling Drive
5.202 The proposed LGS sites are owned by the Caterham Barracks Community Trust and in part by the
Village Association Ltd. The Community Trust was established as a collaboration between the
developer of the site (Linden Homes) and Tandridge District Council. The refurbishment and
development of the site took place between 1999 and 2003.
5.203 The Caterham Barracks Site was designated as a Conservation Area by TDC in 1996, covering the 11ha
site. Caterham Guards Barracks remains a principal part of the military heritage of Caterham, a former
garrison town. According to the Community Trust, the garden squares and other green spaces are an
integral part of the overall masterplan design and are valued by the residents and maintained by the
Trust on their behalf. These spaces contribute to the sense of well-being that the development as a
whole engenders in people who live in this heritage complex. The primary green space is the Cricket
Field, Coldstream Road (the Green), owned by Caterham Barracks Community Trust and in part by the
Village Association Ltd. The objects of the Trust include the provision of recreational facilities and the
Green is well used for recreation. The Community Trust believes that these areas are probably
protected from development through the charity’s articles, nonetheless the Trust supports LGS
designation for the proposed parcels of land identified as an additional safeguard.
5.204 It is understood from the Community Trust that the proposed LGS area which may be most vulnerable
is the Weston Drive/Coldstream Road element, being the green space adjacent to the play area, owned
and maintained by the TDC and the remaining green space which is owned and maintained by the
Village Association Ltd, the property management company, which maintains the Barracks site.
5.205 The Community Trust considers that all of the green spaces set out in the plan are of value to the
community and warrant protection since they have a significant part to play in the mental health and
well-being of residents. I concur that the proposed LGS areas should be designated as Local Green
Space to assist in conserving the masterplan layout and the setting of the old and new buildings which
contribute to the significance of the character and historic significance of the former barracks.
5.206 Area 15 - Alma, Huntsman’s and Newlands Court, Coulsdon Road, CR3 5NZ
5.207 This proposed area of LGS provides the garden / landscaped grounds to the three blocks of flats
known as Alma, Huntsman’s and Newlands Court, together with the rear parking and servicing areas.
These dwellings and curtilages are owned by TDC. The site area is about 0.76 ha.
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5.208 The buildings were constructed about 60 years ago. They are described by TDC as being, “of their time”,
in its Regulation 16 comment. TDC indicated that these buildings will need to be refurbished or
redeveloped to improve the occupational standards for the tenants. The architectural merit of the
existing buildings would not warrant their retention and re-modelling in my opinion. It is therefore
likely that redevelopment is likely to be the preferred approach to re-using the site. To be expected to
retain the existing building footprint on redevelopment would appear to place an inappropriate burden
on the District Council, in contemplating future redevelopment of this site. In the expectation that the
Council may bring forward this site for redevelopment over the next 13 years, it would be inappropriate
to fetter the site by an LGS designation at this time. This would be out of step with the advice contained
in the NPPF, paragraph 99, whereby designated LGS sites in Tandridge are expected to continue to at
least 2033. Accordingly, I recommend that this proposal for LGS designation should be deleted from
the CCWNP.
5.209 Area 16 - Windmill Close, CR3 5QW
5.210 This is a small site of only 0.03 ha, comprising a verge opposite Newlands Court (see Area 15 above).
It is located fronting Coulsdon Road at the junction with Windmill Close. Due to its size, character and
appearance, this area appears to function as little more than a verge fronting Coulsdon Road and
Windmill Close. It is bisected by a public footway and it is apparent that due to the narrowness of
Windmill Close as an access road and the inadequate provision of parking spaces, local residents use
this verge partially for parking. It would not appear suitable or adequate for safe recreational use such
as children’s ball games as claimed due to proximity to the public highways. Whilst the immediate
locality is urban in character, Coulsdon Common, an extensive open area for public enjoyment, is only
some 250 metres to the north-west, an easy level walk from this verge.
5.211 TDC commented in its Regulation 16 consultation response that it is unclear how this site meets the
criteria in NPPF paragraph 100. The site could be improved for public benefit by some simple measures
such as the introduction of a bench, planting of shrubs and possibly the introduction of a couple of
parking places to aid traffic circulation in Windmill Close. However, in my opinion, this small pocket of
amenity space does not warrant LGS designation, having regard to the guidance in the NPPF.
5.212 Area 17 – Thomas Avenue Community Space and Playground CR3 5QA
5.213 Thomas Avenue is a cul-de-sac, leading from Coulsdon Road. The areas where LGS designation is
sought comprises two interlinked rectangles of land forming part of a small self-contained housing area
at the end of this cul-de-sac, used as an open car parking area and children’s playground respectively.
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The combined area extends to about 0.3 ha. This land is owned and managed by London and Quadrant
(L&Q), a registered social landlord, the owner of the neighbouring dwellings.
5.214 As with a number of the proposed LGS sites and contrary to guidance, L&Q were not notified until June
2019, late in the plan preparation period, that the QB intended to designate this land as LGS. L&Q
objected to the proposed designation on the grounds that:
“We do not disagree with the provision of green spaces, but we are also concerned with the
potential for anti-social behaviour (ASB). The location of these plots is to our mind typical of
areas where ASB can occur and this has been found on other sites we have with similar layouts.
We are also aware that the local police have highlighted dealing with ASB as a key priority
within the ward. Restricting this as green space will limit any changes, we are able to make to
support the community.
Part of the area is being used as car parking for residents and as highlighted within the local
plan, car parking provision in appropriate locations is sought within the area and we are happy
for its existing use in this capacity to continue; however, designating this area green space will
restrict our capacity to re-configure or make better use of this space.”
5.215 Thus, the objection to LGS designation from the owner reflects challenging property management
issues and the possible need to make better use of this space. Appendix B to the CCWNP in considering
this site states:
“The main square is presently ill-used with excessive car parking on hard-standing tarmac, but
clearly as the population increases in Caterham, it is being recognised that there will be a need
to transform the area with a balanced use by the community.”
Such balanced use by the community might involve new built community facilities, which might be
sought to counter anti-social behaviour currently experienced. LGS would reduce flexibility to
undertake such development in this location, which is under used as a car park. LGS designation
absent, such development proposals could prove more appropriate during the period of the Plan to
2033.
5.216 Accordingly, I recommend that this site is not included in the list of areas designated as LGS in Policy
CCW18.
5.217 Area 18 - St Lawrence Churchyard and Green, Church Road CR3 6SA
5.218 This site of 0.03 ha comprises an 11th century church, churchyard and green. According to Appendix B
to the CCWNP, the community is making increasing use of the church and its grounds as a location for
musical events, afternoon teas, tours of the church and repair workshops. The annual Remembrance
Day event is held on the site, centred on the refurbished war memorial. Appendix B indicates that the
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proposed Local Green Space designation would recognise the unique contribution this special place
continues to make to the Caterham Hill community.
5.219 The property is owned by the Southwark Diocesan office which objects to the designation.
5.220 At the hearing, this matter was discussed at some length. Both the landowner and the QB appear to
share the same overall objectives that the buildings and curtilages should be conserved and protected.
There would appear to be no reason why the current community activities which facilitate the unique
contribution makes to the Caterham Hill community should not continue irrespective of whether LGS
designation is made. At present, the site is covered by Green Belt designation. There is some concern
that this may change following the examination of the Local Plan as the submission version of the Local
Plan and related policies map identifies a proposed alteration of the Green Belt boundary to exclude
this site. This remains speculative. The property is also a Grade 1 listed building, (List Entry
Number:1377607), which also provides strong protection from development irrespective of any shift
in the Green Belt in the future.
5.221 It is perhaps unfortunate that earlier notification of the proposed designation was not provided to the
Southwark Diocesan office, which might have covered future management arrangements concerning
possible LGS designation. Prior to the hearing it is evident that no such discussions had taken place
which would be expected to accord with national planning practice guidance34, where “…..the
qualifying body (in the case of neighbourhood plan making) should contact landowners at an early
stage about proposals to designate any part of their land as Local Green Space.”
5.222 Although the Southwark Diocesan office offered a compromise solution after the hearing to accept LGS
designation of the garden area fronting Manor Road and Church Road, LGS designation remained
objectionable due to the potential of the future use of the land and control that might be ceded to the
QB. In reality, neither party would be likely in my opinion to gain or lose advantage either way whether
LGS designation is made. In conclusion and having regard to guidance on Plan making at paragraph 16
f) in the NPPF, plans should “…serve a clear purpose, avoiding unnecessary duplication of policies that
apply to a particular area (including policies in this Framework, where relevant)” and having regard to
the existing planning policy framework relating to this site, I recommend that LGS designation would
result in duplication of protection from development and by reference to the guidance above, Area 18
should be removed from the list of LGS areas in CCW18.
34

Planning Practice Guidance, Paragraph: 019 Reference ID: 37-019-20140306 Revision date: 06 03 2014

https://www.gov.uk/guidance/open-space-sports-and-recreation-facilities-public-rights-of-way-and-local-green-space
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5.223 Area 18A – Rosedale Allotments, Park Road, CR3 5TD
5.224 This site comprise a backland site used as allotments and owned by Tandridge District Council and in
particular is held as part of the TDC Housing Revenue Account (HRA). According to the Regulation 16
consultation response, this land is said to have the potential for housing development. I note that this
site adjoins social housing and presume this might provide improved access. It would appear that
access is currently pedestrian only. The site is also small being only 0.12 ha, thus the development
potential would be limited. Tandridge Council appears only to have been notified about the proposed
LGS designation by the Steering Group in June 2019. As with the assessment of LGS at Area 7, Heath
Road, which also provides allotments in a similar backland location, again owned by TDC, with similar
housing aspirations, given the expectation following adoption of the Local Plan, LGS designation on the
Rosedale Allotments site would appear to be premature at present, for identical reasons. I therefore
recommend that this site should not be designated as LGS at this stage.
5.225 In the meantime, and as with Area 7 it would be helpful if the parties review the potentially surplus
allotment sites in the Neighbourhood Area, with a view to establishing their legal status and the extent
to which the community might work together to achieve an agreed outcome as to landownership and
land use, recognising that the legislation relating to allotments is complicated and not simply capable
of determination by altering planning policy. It may transpire that LGS might prove to be appropriate,
but there are other opportunities that might, having regard to the landownership and disposal
constraints and aspirations, yield a better community outcome and prove acceptable to the Secretary
of State. In the absence of any agreement by that time, the local community may prefer to seek
designation of such sites as Assets of Community Value (ACV), which would appear to be possible under
the Localism Act 2011 and which could provide longer term control against development through land
ownership, were TDC desirous to sell such surplus sites compared with LGS, although the Secretary of
State’s consent to dispose would still be needed before the Council could sell a listed AVC site.
LGS proposals in Caterham Valley
5.226 Area 19 - Church Hill View CR3 6SJ
5.227 This area comprises land to the north and south of Church Hill. The northern component comprises a
steep wooded hillside between leading to the The Hill, an access road to a striking modern housing
development and detached houses with extensive southerly and south-easterly views above this
proposed section of LGS. The area to the south of Church Hill comprises the Village Green, a protected
Village Green (Reference VG02), and land comprising part of the Pelham House development. In total
the area extends to 1.61 ha.
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5.228 The land is owned by TDC whose Regulation 16 consultation reply advised that the bottom area of
Church Hill View forms part of the TDC Housing Revenue Account asset portfolio and is part of the
Pelham House development. TDC advised that the area, to a depth of 20m from the rear façade of the
flats, should be excluded from the open space because it is part of Pelham House. TDC also advised
that the part at the northern end is designated and protected as Village Green. At the hearing,
amending the area subject to LGS designation was discussed. It was agreed that there would be further
discussions to review the boundaries following the hearing. By 20th March I was supplied with a revised
plan of the area proposed for LGS to the south of Church Hill as shown below. The map shows a cross
hatched area which the Steering Group consider should be designated in this area of Church Hill View.
It excludes amenity land at Pelham House and the land sold to an adjoining householder. In supplying
this to me TDC commented, “TDC acknowledge and agree the removal of part of the proposed Local
Green Space 19 in the vicinity of Pelham House, so that only the black hatched area at this end of LGS19
would be designated. However, we note that the remaining (hatched) area is already designated as
Village Green, a designation which already recognises the special character of this area.” As this Village
Green is registered it is protected from development under the Village Green legislation, notably the
Commons Act 2006. Development on registered land is a criminal activity35 , thus this Village Green
has adequate protection from development. In applying the guidance in the NPPF in relation to “Plan
making” at paragraph 16 f, plans should, “….f) serve a clear purpose, avoiding unnecessary duplication
of policies that apply to a particular area (including policies in this Framework, where relevant).”
Duplication of the protection that already exists in legislation under the Commons Act 2006 should be
avoided and thus LGS designation is not necessary to protect this land from development.

35

Judgments - Oxfordshire County Council (Respondents) v. Oxford City Council (Appellants) and another (Respondent)
(2005) and others http://www.bailii.org/uk/cases/UKHL/2006/25.html
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5.229 Therefore, I recommend that the land appropriate for LGS protection in relation to Area 19 in the
CCWNP should be limited to the land identified in Appendix B to the north of Church Hill.
5.230 Area 20 - Tillingdown Hill Recreation Ground and Copse CR3 6QU
5.231 This 0.76 ha area comprising the Tillingdown recreation ground and a copse, serving the community of
the built-up area along the high upper slopes of the west side of Caterham Valley. Appendix B to the
CCWNP notes that the area holds a particular local historic significance for the publicly visible sections
of a Roman road through Tandridge District. The copse is designated as Ancient Woodland with several
Tree Protection Orders in place and is part of an extensive wildlife corridor along the upper valley rim.
5.232 Part of the area is owned by TDC, but according to the Council, which was only notified of the proposed
designation in June 2019, part of this area remains in unidentified ownership. No Regulation 16
objections were raised to the proposed designation. I concur with the proposed designation and that
it meets the criteria in NPPF paragraph 100, for LGS designation.
5.233 Area 21 - Timber Hill Park CR3 6LD
5.234 This open space is used for informal recreation and as a children’s play area. It extends to 0.66 ha and
is owned by TDC. This land was a gift to the people of Caterham in perpetuity for use as a public open
space under a covenant made in 1900.
5.235 Appendix B explains that this tranquil open parkland area is a highly valued public open space just a
few minutes’ walk from the Valley shopping area. It has recreational space, benches, a popular modern
children’s playground and tree planting around the perimeter. There is an attractive view past Victorian
houses to the landmark of St John’s church. The site also has historic value with a communal WW2 air
raid shelter surviving on the west side.
5.236 No Regulation 16 comments were received during the consultation on the submission version of the
Plan concerning the proposed designation of this area as LGS. I therefore recommend that Area 21
should be included in the designated list of Local Green Space in the CCWNP, as having local significance
for recreation and leisure close to the Town Centre.
5.237 Area 22 - Stafford Road Recreation Ground CR3 6NJ
5.238 This linear backland on the valley floor running parallel to the railway approach to Caterham Town
Centre extends to approximately 0.66ha. The land is owned by TDC and is already protected as a Field
in Trust, protected in perpetuity from development. The Regulation 16 comments made by TDC during
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the consultation on the submission version of the Plan explained that LGS designation was superfluous
in this instance due to the title restriction as to use. I agree that the future use of the site is adequately
protected, arguably to a greater extent than is possible through planning policy, which conceivably
might change in the future, according to town planning circumstances on subsequent plan reviews. I
agree that LGS designation is unnecessary and that Area 22 should be deleted from the list of LGS sites
in Appendix B as the site is adequately protected from other forms of development.
5.239 Area 23 - Valley Sports Ground, White Knobs Way, CR3 6RH
5.240 This rectangular 2.47 ha site on the valley floor is the only public recreation ground in the St John’s
area of Caterham. The site is owned by TDC for recreation use, but the proposed LGS designation
excludes a pavilion used as The Rainbow’s Day Nursery and play area. It is within a Biodiversity
Opportunity Area and Potential Site of Nature Conservation Importance. The proposed designation
was not the subject of any Regulation 16 comments. I concur that due to its local significance for
recreation use, the proposed LGS designation is appropriate, and I recommend that the site should be
included in Appendix B and designated as LGS under Policy CCW18
LGS Proposals in Chaldon
5.241 Area 24 - Six Brothers Field, Hilltop Lane, Chaldon
5.242 This field on the east side of Hilltop Lane, Chaldon, has been owned by the National Trust since 1926,
being donated by a local benefactor, Mr. Martin Coles Harmon, for the benefit of local residents. It is
one of the first properties owned by the National Trust and is currently managed by the Six Brothers
Field Committee. It extends to 2.61 ha and is used by local residents for recreational purposes including
cricket, the annual Chaldon Picnic, local Scout groups and dog walking. There is public access.
5.243 The proposed LGS designation was notified to the National Trust and Six Brothers Field Committee at
Regulation 14 stage. Both support the proposed LGS designation in the CCWNP. I am content that the
site is valued as having local significance by the community for recreation and for its local significance
in terms of social history. I recommend that LGS designation is appropriate.
5.244 Area 25 - St Lawrence Hospital former burial ground, Hilltop Lane, Chaldon
5.245 This 1.37 ha site was the overflow burial ground to the former St Lawrence’s Hospital. It was acquired
by Chaldon Village Council in 2011 as it was considered to be important to the local community. The
site was used as a burial ground following consecration in 1915 until 1964 for some 3,600 persons.
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Included in the proposed designation is a 20ft wide buffer zone around the perimeter of the site. The
buffer zone comprises land owned by the Surrey National Golf Club, whose course surrounds the burial
ground. The site is publicly accessible by a bridle way and footpath, (Green Lane) which connects the
site with the former hospital site, now housing, comprising the Yorke Gate estate. I agree that the site
by virtue of its historic use holds a particular significance to the local community and the proposed LGS
designation is appropriate.
5.246 Area 26 - Chaldon Churchyard, green, shaw and pond
5.247 The proposed area of LGS comprising Area 26, comprises St Peter and St Paul Church and churchyard,
owned by the Southwark Diocesan office, the Green owned by Tandridge District Council and part of
the curtilage of Chaldon Court Farm including the pond, in all totaling 0.68 ha.
5.248 The entire site is within the Green Belt, which washes over Chaldon, and is in an Area of Great
Landscape Value. Southwark Diocesan office represented by Ms Jacquie Andrews of Howard Sharp &
Partners objected to LGS designation on the grounds that it duplicated the Green Belt designation, by
adding nothing further to it in town planning terms, but rather appeared to be a device by which the
Steering Group sought to gain more control (or say) in any proposals being promoted under the
planning process. This was rejected by the Steering Group at the hearing. In order to overcome the
difficulty Ms Andrews presented a proposal whereby the church and churchyard were excluded from
the proposed designation, leaving the triangular green bounded by lanes and the land comprising the
pond and neighbouring land forming part of Chaldon Court Farm being part of the LGS designation.
5.249 The church is also a Grade 1 listed building of particular architectural and historic interest, dating from
the eleventh century. The effect of listing further protects the existing buildings and their setting from
proposed development which might be harmful to the setting of the church. Whilst the setting is not
defined, it is likely to encompass most, if not all of the proposed neighbouring LGS.
5.250 Furthermore, the proposed LGS area is also part of the Chaldon Conservation Area which extends to 7
ha and includes 11 buildings centred on the church. The boundaries of the conservation area are
shown below. The area of faint horizontal purple lines on the map below, indicates an area of Area of
High Archaeological Potential (AHAP), which includes the churchyard.
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5.251 There is therefore unlikely to be any material difference between any town planning decisions in
relation to development of land within this proposed LGS designated area, irrespective of whether any
part of the proposed LGS area is designated as such, or whether it remains protected due to the effect
of the Grade 1 listing of the church and its curtilage, including the separately listed tombs in the
adjoining graveyard, and the combined effect of being within the Green Belt, an Area of Great
Landscape Value and the Chaldon Conservation Area. Accordingly, because the proposed LGS
designation is unlikely to provide any additional town planning protection to development proposals
offered by the current policy protections, I consider that the LGS designation should not be accorded
to Area 26. This is consistent with the approach advised in the NPPF at paragraph 16 f), as previously
indicated.
5.252 Proposed LGS in Whyteleafe Parish
5.253 Area 27 - Community Garden, Hornchurch Hill/Whyteleafe Hill CR3 0AA
5.254 This comprises an area of about 0.03ha providing landscaped community space with mature trees and
memorial seating, close to Whyteleafe centre, the nearby station and Whyteleafe School. The land is
owned by Whyteleafe Village Council.
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5.255 Despite its urban setting, it is nonetheless considered to offer tranquility to those who choose to use
it and therefore has been promoted by the Steering Group as Local Green Space. I understand that
LGS designation is supported by the Village Council with whom responsibility for the management of
this land as LGS would remain. No Regulation 16 comments were received in relation to this proposed
designation during the CCWNP submission version consultation. I consider that this proposal is
appropriate having regard to the criteria to be satisfied LGS criteria in the NPPF at paragraph 100 and
recommend that the site be included in the list of LGS sites in Appendix B as part of the CCWNP, if this
proceeds to referendum.
5.256 Area 28 - Community Allotments, Church Road CR3 0AR
5.257 This 0.79 allotment site is owned by TDC, but the proposed LGS allocation is not supported by the
District Council, despite its location within a “green corridor” adjacent to the railway approach to
Caterham station and being designated Green Belt. The District Council states in its Regulation 16
comment that, “the designation of this land would preclude its future use for the provision of affordable
housing in the event that the allotments fall into disuse or are relocated. Whilst the Council has no
active plans for this site the Council welcomes the Examiner’s views on how this situation could be
facilitated.” There is no evidence that it is likely that these allotments are at risk of falling into disuse.
It is not clear what circumstances might arise under which the Council as landowner, might seek to
relocate the allotments, other than perhaps (exceptionally) for housing development, or other
community use, such as for the expansion of the adjoining school or the adjoining sports facilities which
would be compatible with Green Belt designation. None of these are currently planned, as fairly
conceded by TDC. I am aware, however, that the degree of consultation with TDC and the Steering
Group concerning proposed LGS site designation has in many cases taken place later than would
normally be expected rather than early following the identification of candidate areas, as outlined in
the national Planning Practice Guidance. This has been indicated previously in this examination report
(see LGS Areas 7 and 18A above). In the case of the subject proposed LGS area, I note that TDC has
been aware of the community ambition to protect this site from development since before the
Regulation 14 consultation. As LGS designation would not be appropriate where the use of an LGS site
is uncertain to extend beyond the Plan period (2033), I consider that at the present time, these
allotment gardens should not be designated LGS.
5.258 Moreover, as explained in relation to the allotments at Area 7, Heath Road, which also provides
allotments owned by TDC and with similar housing aspirations, given the expectation that adoption of
the Local Plan will soon take place, LGS designation on the Church Road Allotments site would similarly
appear to be premature at present. I therefore recommend that this site should not be designated
as LGS at this stage.

Edge Planning & Development LLP

38 Northchurch Road

London N1 4EJ

020 7684 0821

93

Caterham, Chaldon and Whyteleafe Neighbourhood Plan 2018 to 2033 (submission version) - Examination Report

5.259 As with Area 7 and Area 18A, it would be helpful if the parties review the potentially surplus allotment
sites in the Neighbourhood Area, with a view to establishing their legal status and the extent to which
the community might work together to achieve an agreed outcome regarding landownership and land
use if it transpires that TDC have an intent to dispose or redevelop these allotments for affordable
housing, recognising that the legislation relating to allotments is complicated and not simply capable
of determination by altering planning policy. It may transpire that LGS designation might prove to be
appropriate, but there are other opportunities that might, having regard to the landownership and
disposal constraints and aspirations, yield a better community outcome and prove acceptable to the
Secretary of State. In the absence of any agreement by the time of the adoption of the Local Plan, the
local community may prefer to seek for example, designation of these sites as Assets of Community
Value (ACV), which would appear feasible under the Localism Act 2011 and which could provide longer
term control against development through land ownership, were TDC desirous to sell such surplus
sites, compared with LGS designation. However, the Secretary of State’s consent to dispose would still
be needed before the Council could sell a listed AVC site.
5.260 In the meantime, the open character and use of the site will remain protected from development to a
significant degree through the existing Green Belt designation.
5.261 Area 29 - St Luke’s Churchyard CR3 0AA
5.262 St Luke’s Church and churchyard is located at the junction of Whyteleafe Hill and Church Road and
extends to 0.59 ha.
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5.263 The rationale for LGS designation is both its present tranquility and historic significance associated with
the Second World War, linked with the nearby RAF Kenley airfield and notable for its connection to the
Battle of Britain. On 13th August 1940, St Luke’s became the first Church to be damaged by enemy
action when a bomb landed outside the Church in Whyteleafe Hill. The churchyard is maintained by
the War Graves Commission.
5.264 The site is partially within the Green Belt; the northern half comprising the church and war memorial
is excluded as shown above. Neither the church nor churchyard are listed.
5.265 The property is owned by the Southwark Diocesan Office, which has objected to the inclusion of the
churchyard as LGS in the CCWNP. The matter was considered at the hearing on 10th March 2020.
Following the hearing discussions, a compromise was offered on the part of Howard Sharp on behalf
of the Diocesan office, proposing the designation of the northern section of the churchyard, but
excluding the church. This would effectively extend the same level of protection from development as
exists over the southern section of the churchyard, within the Green Belt. I am grateful for the parties
showing this degree of flexibility and recommend that this proposal should apply to the northern
section of the site but excluding the church as illustrated edged red on the plan to the left below.

5.266 The southern boundary of the LGS area should align with and be contiguous to the designated Green
Belt boundary as shown on the plan above on the right.
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5.267 Area 30 - Manor Park, Burntwood Lane, CR3 6TE
5.268 Manor Park comprises a country park of 19.16 ha of open space. Appendix B describes Manor Park as,
“…..an asset serving residents of Caterham and Whyteleafe and from further afield.” Part of Manor
Park’s attraction is the fact that it has its own car park and is highly accessible from the nearby A22. As
a consequence, it is widely used for walking and recreation with “…landmark panoramas from the top
of the park– both north, and south to the Surrey Hills AONB,” as described in Appendix B to the CCWNP.
5.269 This area of proposed LGS is approaching the upper limit of what might be considered “local”, as local
green space, partly on the grounds of its accessibility and on the margin of being “an extensive tract of
land”, although the maximum size of LGS is not defined in national guidance. Furthermore, the land is
within the Green Belt. The land is also within the ownership of TDC, which supports the LGS
designation. The park is part of a wildlife corridor that stretches north from Caterham, linking the AONB
through as far as central Whyteleafe (Church Road).
5.270 For these reasons, and taking into account the history of the park evidenced in “The History of Manor
Park”, by Gwyneth Fookes, 189736, I recommend that Manor Park be included in the list of LGS areas
within Appendix B and Policy CCW18.
5.271 Area 31 - Whyteleafe Football Ground, Church Road, CR3 0AR
5.272 Located on the valley floor with access from Church Road, this 2.08 ha site is used as the football
ground of the Whyteleafe Football Club (popularly referred to as The Leafe and ‘the Pride of East
Surrey’). Appendix B to the CCWNP notes that the club has been an integral part of the
neighbourhood since 1946. Whilst Appendix B notes that football caters for sport for all ages with
youth training and junior leagues, pressure remains to ‘release’ sports fields and facilities for other
development.
5.273 The site is within designated Green Belt and a green corridor and is therefore protected to uses
appropriate within the Green Belt and protected from other value generating forms of development.
The land is owned by Whyteleafe Football Club, which supports the designation which has been located
at this site for the last 70 years.
5.274 I therefore consider that in these circumstances, LGS designation would be appropriate.
36

http://bournesoc.org.uk/bslivewp/wp-content/uploads/Manor_Park_history.pdf
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5.275 Area 32 - Whyteleafe Recreation Ground, Hillbury Road, CR3 0ER
5.276 This 6.64 ha site comprises a recreation ground with access from Hillbury Road. It is described as the
“flagship” public open space serving the community and is well maintained.
5.277 It is owned and managed by TDC. No objections were raised in relation to LGS designation of this land.
Whyteleafe Recreation Ground is within the Green Belt and is a Site of Nature Conservation
Importance.
5.278 The land is described as a rare example of chalk downland, which links westwards with other open
spaces for several miles through Kenley and Coulsdon Commons to Farthing Downs. Appendix B advises
that there is a proposal to make these spaces a National Nature Reserve managed by Natural England,
LB Croydon and the City of London. Thus, the site has a local significance for nature conservation and
also scenic beauty. I consider these attributes should be recognised through LGS designation,
notwithstanding that the land is within the Green Belt.
5.279 This concludes the consideration of the sites which I consider are appropriate to include in Policy
CCW18. If these recommendations are accepted, there will need to be a significant element of editing
and consolidation of Appendix B. It would be helpful for users of the CCWNP if Appendix B were
published as part of the CCWNP, rather than as a freestanding document. I also recommend minor
amendment to Policy CCW18 as shown in Appendix 4 as tracked changes and as made in Appendix 5.

Leisure and Community
5.280 POLICY CCW19: ALLOTMENTS AND COMMUNITY GROWING SPACES
A. Proposals that would result in the loss of all or part of existing allotment spaces will not be
supported unless alternative and equivalent allotment space is provided.
B. Alternative allotment provision proposed as part of such proposals will be required to meet the
following criteria:
i. the scale of the alternative site must be of at least an equivalent scale to the existing allotment
provision; and
ii. the quality of the alternative site must be of at least an equivalent standard in terms of layout and
soil character to the existing allotment provision; and
iii. the location of the alternative provision must be generally accessible by pedestrians and cyclists
and within or adjacent to the defined settlement areas, as shown on the Policies Map.
C. The provision of allotment facilities and/or community growing spaces of a size appropriate to
developments, particularly where these can be used to create attractive screening for, for example,
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car parking areas, will be encouraged, in particular for the residents of Caterham Valley and
Whyteleafe.
5.281 Policy CCW19 seeks to protect allotments and / or community growing spaces. Community growing
spaces are an alternative solution to allotments which can be designed into new developments, so that
they are close to residents’ homes and involve collective growing by residents. My understanding is
that community growing spaces are not covered by the legislation and regulations pertaining to
allotments.
5.282 Concerning conformity with national planning policy, the Basic Conditions Statement notes that Policy
CCW19 conforms to the NPPF at paragraphs 91 and 92. With reference to the adopted Core Strategy,
the policy is said to conform to CSP13. In relation to the Core Strategy, there is no strategic planning
policy relating to the provision of allotments or community growing spaces. The Glossary to the Core
Strategy refers to the Community, Sport and Recreation Facilities and Services, the focus of Policy CSP
13 as being, “Facilities or services for the community, including open space, sport and recreational
facilities, community/village halls or buildings, shops, pubs, and children’s play areas.” There is no
specific reference to allotments or community growing spaces in the adopted Core strategy elsewhere
within this guidance. However, there is no doubt that in promoting healthier lifestyles, the NPPF from
2018 and currently supports the provision and retention of allotments in paragraph 91 and 92.
5.283 The protection of allotments in the Neighbourhood Area has already been considered in relation to
LGS designation in the light of the Regulation 16 observations made by TDC concerning the allotments
at Area 7 Heath Road, Area 18A Rosedale Allotments and Area 28 Community Allotments, Church Road.
5.284 In the Regulation 16 consultation replies, TDC advises that clause A may be considered to duplicate
emerging Local Plan policy TLP38 and TLP17. To the extent that the Local Plan is at examination there
is no certainty when the Local Plan may be adopted and if it is, whether these policies will be included
either as they are drafted or modified, any duplication of policy would only arise following adoption of
the Local Plan. At that point, the relevant Local Plan policy, if different, would take precedence over
the CCWNP policy guidance.
5.285 I am of the opinion that Policy CCW19 conforms generally to the guidance in the NPPF at paragraphs
91 and 92 in support of allotment and community growing spaces provision in section C. Whilst the
policy aspirations in section A and B are laudable, the legislation relating to the disposal of allotments
is complicated and extends beyond what might be expected to be delivered through planning policy.
The current position is explained in “Allotment disposal guidance: Safeguards and alternatives”,
January 201437. Reference to this guidance should be made in the supporting text to this policy in the
37
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CCWNP explaining the process applicable to statutory allotments where land use change through
disposal is proposed. The supporting text might also encourage early engagement between the
allotment holders and the landowner where disposals of allotments are being contemplated regarding
the possibility of applying to list the allotment site(s) as an Asset of Community Value. Such listing
would give interested community groups, including formally constituted allotment associations, the
opportunity to raise money to purchase the land should it be placed for sale.
5.286 I therefore recommend that the policy be made more positive, simplified, yet retaining the community
aspiration to increase allotment provision where there are deficiencies and secure comparable
alternative provision where development proposals would result in a loss of allotments in the
Neighbourhood Area, as shown in Appendix 4 by tracked changes and as made in Appendix 5.

POLICY CCW20: LIBRARIES, MUSEUM AND THEATRE
A. Proposals that would result in the loss of all or part of existing library sites, the museum and the
theatre sites will not be supported unless alternative facilities of equivalent standard and
convenience can be provided on an alternative site prior to the start of any redevelopment.
B. Proposals that enable the diversification and flexible use of the buildings through the extension
of and shared use of such buildings, to provide additional community facilities for example the
introduction of a small café, will be supported.
5.287 Policy CCW20 conforms to NPPF paragraphs 91 and 92, in addition to Policy CSP 13 of the Core Strategy.
5.288 The policy was supported in the Regulation 16 consultation replies by Historic England and the Theatres
Trust, by Mr. Robert Lloyd-Sweet and Mr. Tom Clarke respectively.
5.289 It is possible that where changes to cultural venues are proposed, this may involve refurbishment and
or redevelopment of an existing cultural venue and may include proposed value generating uses, the
latter being recognised in section B of the draft policy. The example in section B would be better
expressed in the supporting text rather than in the policy itself. Also, there are various means by which
development funding in the Arts may be achieved, including by way of charitable donations and lottery
grants, for example. It should not be necessary in the policy to require reprovision on an alternative
site prior to the start of development, where re-provision is envisaged on another site; only that
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/662348/Allotment
_disposal_guidance_-_Safeguards_and_alternatives.pdf
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adequate funding has been secured to facilitate delivery. This might be achieved through a planning
agreement under s106 of the Town & Country Planning Act 1990 (as amended). Whilst planning policy
can encourage and support initiatives to widen and enhance cultural venues, there may be viability
issues that require some flexibility in land use decision making over the Plan period.
5.290 I therefore recommend minor alterations to the draft policy as shown by tracked changes in Appendix
4 and as made in Appendix 5 to reflect these points.
Policy CCW21: COMMUNITY HUBS
A. Proposals that would result in the loss of community and leisure facilities will only be supported
if alternative and equivalent facilities are provided. Such re-provision will be required to
demonstrate that the replacement facility is:
a.
b.
c.
d.

at least of an equivalent scale to the existing facility; and
is in a generally accessible location to the community of the Neighbourhood Plan area; and
is made available before the closure of the existing facility; and
is of a quality fit for modern use.

B. Proposals for new/improved community facilities, including the provision of a Community Hub
in Whyteleafe, will be encouraged subject to the following criteria:
a. the proposal would not have significant harmful impacts on the amenities of surrounding
residents and the local environment; and
b. the proposal would not have significant adverse impacts upon the local road network.
5.291 Policy CCW21 conforms to NPPF paragraphs 91 and 92, in addition to Policy CSP 13 of the Core Strategy.
5.292 The policy was supported in the Regulation 16 consultation replies by Pamela Leazes and by TDC. I
agree that for clarity the term Community Hub should be defined within the glossary in the CCWNP,
perhaps as suggested by TDC by reference back to Figure 9.1 which illustrates the location and indicates
the nature of existing hubs. At this stage in the plan making process, I do not consider this policy
duplicates emerging Local Plan policy for purposes of development management, although may do so
depending on the content of Policy TLP 06 when the Local Plan is adopted. At that point, if there were
to be conflict or duplication, the Local Plan policy being the most recently adopted policy would in
those circumstances take precedence. There were no other consultation responses regarding this
policy.
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5.293 The policy would be framed more positively38 by first encouraging additional provision of community
hub development in the Neighbourhood Area and specifically in Whyteleafe where no such facilities
currently exist. I therefore recommend the minor modifications shown by tracked changes in Appendix
4 and as made in Appendix 5.

POLICY CCW22: PROTECTION OF PUBLIC HOUSES
A. Development proposals to change the use of public houses (Class A4) will only be supported if
such a use is demonstrably unviable. In order to demonstrate this, evidence will be required
to show that the existing public house has been actively marketed as a Use Class A4 for a
period of not less than 12 months at a reasonable market value for drinking establishment
floorspace, that are comparable to the market values for drinking establishment floorspace in
that general locality.
B. Proposals for the expansion of existing public houses (Class A4) in the neighbourhood area to
develop appropriate community-based activities, such as a restaurant will be supported,
subject to complying with other policies within the plan and provided the scale, design and
materials are in keeping with the local character and reinforce the local distinctiveness of the
surroundings.
5.294 This Policy conforms to the strategic guidance in the NPPF at paragraphs 91 and 92 and Core Strategy
Policy CSP 13. There were no Regulation 16 comments received regarding Policy CCW22 during the
pre-examination public consultation.
5.295 The policy would benefit from being more positively presented to conform to guidance in the NPPF for
the reasons explained in relation to the examination of the previous policy (see footnote 35). This
would be consistent with the purpose of the policy at paragraph 9.16 of the CCWNP which states that
this is to, “To increase the viability of all public houses within the neighbourhood area by encouraging
them to improve and expand suitable community facilities.”
5.296 In relation to the use of viability assessment in the policy in seeking to ensure that public houses will
not be lost unless it is accurately demonstrated that such premises are unviable, it would be helpful if
the guidance in the policy and supporting statement refers to the need for the viability assessment to
follow the guidance in the NPPF at paragraph 57, that, “All viability assessments, including any
undertaken at the plan-making stage, should reflect the recommended approach in national planning
guidance, including standardised inputs, and should be made publicly available.” It is normal practice
for the applicant to be required to meet the cost of the planning authority in undertaking a peer review
38

See NPPF paragraphs 10, 11 and 16.
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of the viability assessment to verify its content, assessment methodology, results and conclusions. In
order that such viability assessments are conducted appropriately and subject to a proportionate level
of scrutiny, the policy should be strengthened.
5.297 It would be helpful if the supporting statement also referred to the possibility of community
intervention to save public houses where appropriate through listing as Assets of Community Value
with a view to having the opportunity to acquire such premises if they are offered for sale, as provided
under the Localism Act, as a further means of protecting pubs by local communities.
5.298 Accordingly, I recommend that the policy should be amended by tracked changes as shown in Appendix
4 and with those changes made in Appendix 5 if the draft Plan is to proceed to referendum.

POLICY CCW23: BURIAL GROUNDS
Proposals for the provision of both traditional consecrated and green/woodland burial sites by
either the local authority or private providers will be supported, provided that:
i. the conditions meet adopted national and local land use policies;
ii. it incorporates adequate off street parking; and
iii. there is no loss of amenity to neighbouring areas.
5.299 This policy conforms to the NPPF at paragraph 92 and adopted Core Strategy Policy CCW 13. The
justification for the policy advanced in the supporting text is that there is no further burial space
available to the general public in the neighbourhood area and within the wider area of Tandridge
District.
5.300 TDC helpfully noted in its Regulation 16 comment that any proposal to use common land for burial
purposes is likely to require specific consent under the Commons Act 2006 in addition to planning
permission. There were no other Regulation 16 responses in relation to this policy.
5.301 I recommend that this policy is acceptable as drafted, in supporting provision for additional burial space
within the Neighbourhood Area as indicated in the CCWNP.

Healthcare and Education
Policy CCW24: MAINTAINING EXISTING HEALTH SERVICES
A. Proposals which provide, enhance and facilitate the continued delivery of health facilities on
the following sites, as shown on the Policies Map, will be supported:
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a. Caterham Valley general practice surgery
b. Chaldon Road general practice surgery
c. Whyteleafe general practice surgery
d. Townhill general practice surgery
e. Caterham Dene Hospital
f. North Downs Hospital
B. Proposals for the expansion, including relocation locally if required, of these services will be
supported subject to the following criteria:
a. the proposal would not have significant harmful impacts on the amenities of surrounding
residents and the local environment;
b. the proposal would not have unacceptable impacts on the local road network; and
c. the proposal is located within or immediately adjacent to the settlement boundary as
defined in Policy CCW1.
5.302 Policy CCW24 conforms to NPPF paragraphs 91 and 92, in addition to Policy CSP 13 of the Core Strategy.
5.303 The supporting text to this policy indicates that the purpose of this policy is “…to ensure the provision
of adequate primary health services in the Neighbourhood area over the [next] plan period,
safeguarding what already exists and supporting expansion or relocation locally where needed.”
5.304 On behalf of NHS Property Services Ltd, Mr. Mark Adams commented that in meeting community
healthcare needs “…not all buildings in NHS ownership can be reconfigured or adapted in a manner
that meets modern requirements. It is essential therefore that such assets can achieve best value to
facilitate ongoing service delivery and planning policies must be alive to this.” With reference to Policy
CCW24, NHSPS requested that the policy be amended to include the opportunity for residential or
suitable alternative uses, either within the policy or supporting text to help meet ongoing patient
needs, whilst including the option to deliver much needed new homes to meet the District’s housing
shortfall.
5.305 In its Regulation 16 comments TDC noted that while supporting the general thrust of Policy CCW24,
part of Caterham Dene hospital site is located in Green Belt, suggesting that an additional note is added
to this policy stating that in cases where expansion into Green Belt is contemplated, national policy
must be considered as well as local policy guidance.
5.306 To the extent that there may be an ambition that additional healthcare facilities might be sought on
land within the Green Belt, it would be important to qualify the policy to meet Green Belt development
planning guidance within the NPPF at paragraph 143, recognising that such development would be
inappropriate development, which is, by definition, harmful to the Green Belt and should not be
approved except in very special circumstances. In relation to the request on behalf of the NHS by Mr
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Adams to include flexibility in favour of the NHS regarding this policy, this could not extend for example
to allowing development in the Green Belt unless this is justified by reference to satisfying the very
special circumstances test, which would need to be determined by references to the proposal being
advanced at the time.
5.307 I therefore recommend that Policy CCW24 should be modified as identified in Appendix 4 with tracked
changes, and also in Appendix 5 where those changes are shown as made if the Plan is to proceed to
referendum.

POLICY CCW25: EDUCATION PROVISION
A. Proposals which provide, enhance and facilitate the continued delivery of educational
provision on existing state education land, including associated playing fields, as defined on
the Policies Map, will be supported.
B. Proposals for the expansion of existing schools in the Plan area will be supported where it can
be demonstrated that:
a. Expansion would not exacerbate existing access related or traffic circulation problems,
or that suitable mitigation measures are being brought forward as part of the proposal;
b. The development would not result in a significant loss of amenity to local residents or
other adjacent users; and
c. The development does not conflict with other Plan policies or proposals.
C. Where expansion of an existing school is not possible, and/or a proposal for a new school is
brought forward, the proposal will be supported where it can be demonstrated that:
a. The development would be safely accessible by pedestrians and cyclists and is well
related to bus routes and/or there is adequate provision for waiting school buses to park;
b. The development has appropriate vehicular access and does not adversely impact upon
traffic circulation;
c. The development would not result in a significant loss of amenity to local residents or
other adjacent uses; and
d. The development does not conflict with other Plan policies or proposals.
5.308 Policy CCW25 conforms to NPPF paragraphs 91 and 92, in addition to Policy CSP 13 of the Core
Strategy.
5.309 Regulation 16 comments were raised by TDC concerning this policy, querying whether the apparent
distinction between state school and private school development in this policy was intentional, noting
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that the Policies Maps appear to show only state schools in relation to this policy. I note that this is
explicit on the key to the policies maps. Curiously, in connection with LGS site 3 which comprises the
rugby pitches to Caterham School, within the CCWNP, these are referred to simply as Rugby Pitches.
Furthermore, in the supporting statement to Policy 25 reference is made only to state school provision.
I presume that the policy is expected to apply to state and privately funded school provision as there
are no apparent reasons for any such distinction to be made. For avoidance of doubt:
•
Figure 10.1; Education and Health Facilities,
•
Figure 16; (all) Policies Maps; and
•
The supporting text to Policy CCW25,
should be revised to make appropriate reference to private in addition to state funded schools.
5.310 TDC similarly made reference to the need for the policy to have regard to Green Belt policy to the
extent that school development proposals might be promoted in the Green Belt and would thus need
to be justified by very special circumstances.
5.311 The third point raised in relation to this policy by TDC was the extent to which it duplicated emerging
policy in emerging Local Plan policy TLP23.
5.312 Taking these matters into consideration, together with the statement in paragraph 4.9 of the
submission version of the CCWNP, which states, “ Local engagement has indicated that protecting the
Green Belt and green space is a top priority for residents”, I recommend that Policy CCW25 should be
amended as shown by the tracked changes in Appendix 4 and shown as made in Appendix 5. In
common with a number of other policies, concerning provision of community facilities, in the event
that the Local Plan is adopted in due course, at that point if the CCWNP has already been made, to the
extent that there is then duplication of policies by Local Plan policies, the latter would take precedence
and as indicated earlier in this examination report. The neighbourhood plan would then need revision
to reflect the then adopted strategic guidance in the Local Plan. At that time any duplication of policy
would then be identified and removed in the successor version of the Plan. In the meantime, prior to
the emerging Local Plan being adopted, the CCWNP would, if made, provide appropriate development
management guidance in the interim in the Neighbourhood Area.

Transport and Movement
POLICY CCW26: PROTECTION AND ENHANCEMENT OF KEY MOVEMENT ROUTES
A. Development will be expected to not have an unacceptable impact on Key Movement Routes,
as defined on the Policies Map, and provide a strategy to mitigate the impact of additional
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traffic movements on the safety and flow of pedestrian access.
B. Proposals to enhance the identified Key Movement Routes will be strongly supported.
C. Loss of public bridleways and footpaths will not be approved unless suitable alternatives are
provided.
D. Development proposals to improve cycling and walking will be supported. In particular,
provision of cycle and pedestrian routes that are physically separated from vehicular traffic and
from one another will be strongly supported. Such routes should also ensure that access by
disabled users and users of mobility scooters is secured.
E. To ensure that residents can access public transport facilities, schools, leisure and other
important facilities serving, all new developments should ensure safe pedestrian access to link
up with existing footways and cycleways that, in turn, directly serve the Key Movement Routes.
5.313 Policy CCW26 conforms to NPPF paragraphs 102 and 104 and Policy CSP 13 of the Core Strategy.
5.314 In responding to the Regulation 16 consultation, Mr. P. Flower considered that that Chaldon Common
Road, Birchwood Lane, Willey Farm Lane and the whole length of the North Downs way should be
included as key walking routes as these are used by numerous walkers and cyclists for leisure purposes
to access and walk the length of the North Downs Way.
5.315 TDC’s comments at the Regulation 16 consultation concerning Policy CCW26 supported the thrust of
policy, but considered that in Clause A, it would not be appropriate to expect all development to
“provide a strategy to mitigate….” Also, Clause C appears to be duplicated by emerging Local Plan policy
TLP31.
5.316 The draft policy essentially focuses on walking, cycling, public transport and matters relating to
pedestrian access. The Key Movement Routes referred to in the policy are not distinguished from other
routes within the neighbourhood area. There is no explanation as to how or why these routes have
been selected and the extent, or any clarity, as to what measures new development would be expected
to be provided, or indeed whether such improvements would be technically feasible. The NPPF at
paragraph 104, states,
“Planning policies should: ………
d) provide for high quality walking and cycling networks and supporting facilities such as cycle
parking (drawing on Local Cycling and Walking Infrastructure Plans);….”
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5.317 In preparing the CCWNP, the Forum has prepared in its evidence base a Group Report on Transport
matters. This is an interesting and, in many respects, a detailed assessment of traffic and transport
issues within the neighbourhood area. However, it is not clear that the routes identified have been
drawn from Local Cycling and Walking Infrastructure Plans, or that there has been any significant
involvement of local highways authorities in preparing this policy.
5.318 Moreover, at the end of the section in the Transport evidence, concerning pedestrian movement issues
following paragraph 5.211, there appears a critical comment which states in red type-face, “Need a
Policy for Footpaths and Bridleways None of this as currently written leads to a policy”. I agree with
that comment.
5.319 In considering the scale of development that is likely to be permitted for urban land uses within the
settlement area over the life of the CCWNP, the guidance proffered in AECOM’s Design Guide39 at page
164, would appear to offer a more proportionate and helpful basis upon which to form an appropriate
town planning policy associated with new development for enhancing cycling, walking and access to
the highway network, including for the disabled.
5.320 For these reasons, I recommend that Policy CCW26 be deleted from the Plan, together with Figures
11.1 -11.4 and the supporting text in paragraphs 11.4 -11.8 inclusive.

POLICY CCW27: BUS SERVICES AND COMMUNITY TRANSPORT
Contributions from new major development in the neighbourhood area will be used to provide
additional community bus services or, where appropriate, improvements to the public bus service
by way of increased services and improvements to public transport infrastructure. These
contributions will be collected through Section 106 Agreements or the Community Infrastructure
Levy mechanism.
5.321 The CIL Regulations state that the NCIL portion of funds must be used “to support the development of
the local area by funding: (a) the provision, improvement, replacement, operation or maintenance of
infrastructure; or (b) anything else that is concerned with addressing the demands that development
places on an area.”
5.322 TDC’s Regulation 16 consultation response supported the policy, although noted that “…..there does
not appear to have been any discussion to date on how expenditure of TDC CIL receipts and
neighbourhood CIL receipts might be synchronised, particularly in relation to TDC’s Infrastructure
Delivery Plan.”
39

op cit
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5.323 The Planning Practice Guidance40 offers assistance in advising how CIL monies should be allocated and
spent. It states: “Where a neighbourhood plan has been made, the charging authority and communities
should consider how the neighbourhood portion can be used to deliver the infrastructure identified in
the neighbourhood plan as required to address the demands of development. They should also have
regard to the infrastructure needs of the wider area.” It is therefore premature to determine how NCIL
monies should be spent within the neighbourhood area until the CCWNP is made on passing a
referendum. It follows that it would be inappropriate to include Policy CCW27 in the neighbourhood
plan. It would be open to the parishes to negotiate with TDC over their aspirations for the allocation
of NCIL expenditure, indeed TDC has indicated in its Regulation 16 comments on this policy that such
discussion is invited to maximise the beneficial local impact of this expenditure, and cross referencing
the arrangements to be put in place once the Plan is made, (see paragraph 14.6 in the submission
version of the CCWNP).
5.324 Accordingly, Policy CCW27 should be deleted from the Plan together with the supporting text.

POLICY CCW28: PUBLIC CAR PARKING
A. There will be a presumption against the loss of publicly accessible off-street car parking in the
neighbourhood area. Any proposals that would result in the loss of existing publicly available
‘off-street’ car parking spaces must provide at least an equivalent number of spaces in an equally
accessible location.
B. Proposals for new development that provides additional public off-road car parking spaces, in
particular next to businesses and at transport hubs, will be supported. Alongside any new public
car parking provision, appropriate levels of bicycle parking facilities and electric vehicle charging
points will be required.
5.325 Concerning conformity with national planning policy, the Basic Conditions Statement notes that Policy
CCW28 conforms to the NPPF at paragraph 106 and with reference to the adopted Core Strategy, the
policy is said to conform to CSP12, Managing Travel Demand.
5.326 There were no Regulation 16 submission version consultation responses concerning this policy.
5.327 In looking at the Transport evidence base supplied, there is no consideration of off-road public car
parking provision associated with development to support the policy. There is however adopted
Tandridge Parking Standards Supplementary Planning Document, September 2012 and the adopted
40

Planning Practice Guidance, Paragraph: 146 Reference ID: 25-146-20190901 Revision date: 01 09 2019
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Caterham Town Masterplan Supplementary Planning Document. The latter is of more assistance in
relation to the adequacy and aspirations for public parking in Caterham town centre. I appreciate from
consultation in relation to the Caterham Town Masterplan SPD and the evolution of the CCWNP that
both the qualitative and quantitative aspects of parking in the Neighbourhood Area have been
important issues. Concerning the Caterham Town Centre Masterplan preparation, it is clear that
surveys undertaken at that time concluded that there was not an overall deficiency of parking in the
area in terms of off-street public parking, although the parking is somewhat dated. The balance of
advantage in the adopted SPD favoured the rationalisation of some on street parking provision in the
town centre on the grounds of enhancing traffic flow and safety.
5.328 In section B of the proposed policy, it is not clear why a developer should be expected to provide,
“additional public off-road car parking spaces, in particular next to businesses and at transport hubs”,
in addition to doubtless providing on-site parking for the particular use, including visitor parking, for
which the proposed development would generate a need. The policy provides no justification for the
scale of provision considered appropriate by way of off-road parking and how and by whom this might
be expected to be managed. It is probable that this policy would conflict with the adopted Tandridge
Parking Standards Supplementary Planning Document and its intent. For these reasons and in the
interests of delivering sustainable development I recommend that the policy and reference to it is
deleted.

Infrastructure and Utilities
POLICY CCW29: INTEGRATED INFRASTRUCTURE
A. All necessary community, transportation and utilities infrastructure must be provided for new
developments, and will be secured if necessary by Section 106 Agreements linked to planning
permissions.
B. All new residential, commercial and community properties within the Neighbourhood Plan area
should be served by a superfast broadband (fibre-optic) connection.
C. The only exception will be where it can be demonstrated, through consultation with Next
Generation Access (NGA) Network providers, that this would not be either possible, practical or
economically viable. In such circumstances, sufficient and suitable ducting should be provided
within the site and to the property to facilitate ease of installation at a future date on an open
access basis.
5.329 Concerning conformity with national planning policy, the Basic Conditions Statement notes that Policy
CCW29 conforms to the NPPF at paragraphs 8, 34, 81 and 112 and with reference to the adopted Core
Strategy, the policy is said to conform to policies CSP12 and CSP15.
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5.330 The policy is laudable and aspirational. As noted in the NPPF at paragraph 28, non-strategic policies
should be used by local planning authorities and communities to set out more detailed policies for
specific areas, neighbourhoods or types of development which may involve amongst other matters the
provision of infrastructure at a local level. The policy supports an integrated approach along the lines
of the proposals in the District Council’s emerging Local Plan, in Policy TLP04 which makes reference
to a coordinated Infrastructure Delivery Plan, which will be necessary for delivery of the South
Godstone Garden Community and perhaps other large scale (strategic) development proposals. Such
an approach is anticipated in the NPPF where infrastructure capacities need to be planned at least over
a 15-year horizon (NPPF paragraph 22)41. As indicated in the Regulation 16 comments from TDC, clause
A of this policy is redundant as utilities infrastructure must be provided to new development, although
it is for the developer to initiate these discussions who invariably will be responsible for connection
charges.
5.331 The supporting statement for this policy relates essentially to the improvement of communications
technology and the need to improve broadband infrastructure. This is a matter for the infrastructure
providers and capacity and quality of supply is unlikely to be influenced significantly by planning policy,
other than through facilitating known technological improvements. The proposed policy in clauses B
and C subject to minor amendment would achieve this objective.
5.332 In relation to the Regulation 16 comments made by Savills on behalf of Thames Water, supporting the
principle of an integrated infrastructure policy, but amended in relation to the use of water resources
and in particular drainage are applicable to Local Plan preparation rather than at the neighbourhood
plan level, having regard to guidance in the National Planning Practice Guidance.42 The Environment
Agency has designated the Thames Water region to be “seriously water stressed”. In order to mitigate
the effects of climate change through water conservation, demand management is becoming an
important issue affecting the availability of raw water for treatment and demand from customers for
potable water. The mandatory national standard set out in the Building Regulations is 125
litres/person/day for the design of new dwellings, but where there is a clear local need, local planning
authorities can set out in Local Plan policies a requirement that new dwellings meet the tighter Building
Regulations optional requirement of 110 litres/person/day. It would not be appropriate for the CCWNP
to adopt the higher standard of mains water consumption, as this would be a matter for consideration
by TDC, in relation to its Local Plan.

41

NPPF (2019) paragraph 22, “Strategic policies should look ahead over a minimum 15 year period from adoption, to
anticipate and respond to long-term requirements and opportunities, such as those arising from major improvements in
infrastructure.”
42

Paragraph: 001 Reference ID: 7-001-20140306 Revision date: 06 03 2014
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5.333 Due to the constraints imposed by the National Planning Practice Guidance it would not therefore be
appropriate for a neighbourhood plan to promote the integrated infrastructure for development
available in the preparation of Local Plans and which would normally be for strategic large scale
projects.
5.334 Notwithstanding the comments above, there is a case for amending the policy to encourage new
development to connect to broadband enhancements. This would require the supporting text on page
83 of the submission draft Plan to be amended to read:
“12 INFRASTRUCTURE AND UTILITIES
Broadband
Broadband
Purpose
12.1 The Neighbourhood Plan intends to ensure that new development is well
connected to the local infrastructure network – including broadband network.communications,
transportation and utilities - and for adequate utilities and infrastructure to be in place.
Justification
12.2 Within the neighbourhood area broadband connectivity varies. The network is being improved
but this is gradual. To facilitate the upgrade of existing networks, new development should be
designed with ducting to facilitate the provision of superfast (fibre-optic) connection to the internet.
.
telecommunications; television; clean, dirty and storm water networks.
12.3 The modern economy is changing and increasingly needs good communications infrastructure as
a basic requirement. The 2011 Census highlights how people are working differently to a generation
ago – across the neighbourhood area, 4% of people work from home and 16% are self-employed. Of
these self-employed people, 79% have no employees so effectively work in service activities that
simply require computer access to a broadband connection.
12.4 Currently broadband provision (and speed is seen as inadequate. Data from Ofcom18 reveals that
some rural areas, including parts of Chaldon, are only able to access 10Mbps. In September 2017,
the Government announced the trialling of ‘full fibre broadband’, which can provide data at speeds
close to one gigabit per second (Gbps); Woldingham is partly connected to this Ultrafast network.
12.5 BT has an obligation to provide a landline to every household in the UK and developers want to
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facilitate high speed broadband provision as a marketable feature. But there have been instances
where developers have not contacted BT early enough for fibre and ducting to be laid. Again they
may have a national agreement with a cable provider but one that is not active in this area, and fail
to deal with this - leaving new housing developments with poor connections.
12.6.
The
Neighbourhood Plan supports an approach to facilitate the upgrade of broadband technologies in new
development across the neighbourhood area.”
5.335

I further recommend that Policy CCW 29 be amended as shown in Appendix 4 with tracked changes
and as shown as made in Appendix 5.

6.0 Summary
6.1

When examining neighbourhood plans, paragraph 8 of Schedule 4B to the Town & Country Planning
Act 1990 (as amended) [excluding 2b, c, 3 to 5 as required by 38C (5) of the Planning and Compulsory
Purchase Act 2004 (as amended)], states that the Plan must meet the following “basic conditions”;
• it must have appropriate regard for national policy;
• it must contribute towards the achievement of sustainable development;
• it must be in general conformity with the strategic policies of the development plan for the local
area;
• it must be compatible with human rights requirements and
• it must be compatible with EU obligations.

6.2

In accordance with Schedule 4B, section 10 of the Town & Country Planning Act 1990 (as amended),
the examiner must make a report on the draft plan containing recommendations and make one of the
following three recommendations:
(d)
that the draft plan is submitted to a referendum, or
(e)
that modifications specified in the report are made to the draft plan and that the draft plan
as modified is submitted to a referendum, or
(f)
that the proposal for the plan is refused.

6.3

Meeting the Basic Conditions

6.4

When examining neighbourhood plans, paragraph 8 of Schedule 4B to the Town & Country Planning
Act 1990 (as amended) [excluding 2b, c, 3 to 5 as required by 38C (5) of the Planning and Compulsory
Purchase Act 2004 (as amended)], states that the Plan must meet the following “Basic Conditions”;
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a. having regard to national policies and advice contained in guidance issued by the Secretary of
State it is appropriate to make the neighbourhood plan.
d. the making of the neighbourhood plan contributes to the achievement of sustainable
development.
e. the making of the order (or neighbourhood plan) is in general conformity with the strategic
policies contained in the development plan for the area of the authority (or any part of that area).
f. the making of the order (or neighbourhood plan) does not breach, and is otherwise compatible
with, EU obligations.
g. prescribed conditions are met in relation to the Order (or plan) and prescribed matters have been
complied with in connection with the proposal for the order (or neighbourhood plan).
6.5

The extent to which the submission version of the CCWNP meets the Basic Conditions is fully reviewed
in section 4 of this examination report, prior to consideration of the submission version policies. Having
regard to the examination of the policies in section 5 of this report, I consider that the policies, subject
to the recommended policy amendments, would meet the Basic Conditions tests.

6.6

I am satisfied that the consultations described in the CCWNP Consultation Statement and appendices,
comply with Section 15(2) of part 5 of the Regulations and that the proposed neighbourhood
development plan meets the requirements of paragraph 8 of Schedule 4B to the 1990 Act, in
accordance with Regulation 15(1) of part 5 of the Regulations.

6.7

The CCWNP meets the definition of a ‘Neighbourhood Development Plan’ in that it sets out policies in
relation to the development and use of land in the neighbourhood area and therefore complies with
the requirement of the Planning and Compulsory Purchase Act 2005, Section 38A (2).

6.8

The ‘Neighbourhood Development Plan’ (as defined under Section 38A), specifies the time period for
which it is to have effect. The period of the Plan is 2018 to 2033, as defined in the title of the CCWNP.
The 15-year life is also referenced in the Plan, thus the requirement of the Planning and Compulsory
Purchase Act 2004, Section 38B (1) (a) is satisfied.

6.9

I confirm that the CCWNP does not include any policies relating to excluded development, including
minerals, waste or nationally significant infrastructure projects, as defined s61K of the Town & Country
Planning Act 1990 (as amended). Thus, the requirement of the Planning and Compulsory Purchase Act
2005, Section 38B (1) (b) is also satisfied.

6.10

Regulation 32 of the Neighbourhood Planning (General) Regulations 2012 (as amended) prescribes a
further Basic Condition in addition to those set out in the primary legislation, that in the making of the
neighbourhood plan, the requirements of Chapter 8 of Part 6 of the Conservation of Habitats and
Species Regulations 2017 (which sets out the habitat regulation assessment (HRA) process for land use
plans, includes consideration of the effect on habitats sites) will not be breached.
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6.11

In the context of the Caterham, Chaldon and Whyteleafe Neighbourhood Plan 2018 to 2033, I am
content that the habitat regulation assessment process for land use plans has been sufficiently
undertaken as identified in the SEA Report undertaken by AECOM on behalf of the CR3 Neighbourhood
Plan Group in March 2019 indicating that there are no European designated sites for nature
conservation within the Neighbourhood Plan area, the Mole Gap to Reigate Escarpment Special Area
of conservation (SAC) is located approximately 6km to the west (at its nearest point). The Basic
Condition in relation to Regulation 32 is therefore satisfied.

6.12

I understand that the emerging Local Plan has been accompanied by a HRA to ascertain the potential
for adverse effects on the integrity of European sites, either alone or in combination with other plans
or projects. This was completed in January 2019 for the submission version of the emerging Local
Plan.

6.13

The AECOM SEA Report notes that appropriate assessment in the HRA identified that that the three
impact pathways upon the Mole Gap to Reigate Escarpment SAC (recreational disturbances, air quality
and hydrology) could be screened out as non-significant, mitigated or impacts avoided. The report
advised that providing that the appropriate assessment recommendations are followed through, the
HRA concludes that there would be no likely significant effects to the qualifying features of European
sites resulting from the emerging Local Plan. As AECOM anticipated that the Neighbourhood Plan was
expected to be in conformity with the quantum and location of development in the draft Local Plan,
(assuming that Plan was found sound at examination and then adopted), AECOM further envisaged
that no additional effects would be anticipated on European designated biodiversity sites. However,
AECOM’s findings in relation to HRA and the Local Plan are not relevant in respect of the examination
of the CCWNP and the extent to which the Basic Conditions are met.

6.14

I am content that the Plan does not breach and is not otherwise incompatible with the European
Convention on Human Rights or breach Directive 2001/42/EC on the assessment of the effects of
certain plans and programmes on the environment (The Strategic Environmental Assessment (SEA)
Directive); or Directive 92/43/EEC on the conservation of natural habitats and of wild fauna and flora
(The Habitats Directive).

6.15

Subject to my recommendations being acceptable concerning policy modifications recommended in
section 5 of this report, which are intended to ensure that the policies conform to national planning
policy guidance and adopted strategic planning guidance within Tandridge District Council within the
Core Strategy and other adopted supplementary planning documents, I concur with the Basic
Conditions Statement that the Plan policies relate to land use planning matters (the use and
development of land) and that this neighbourhood plan has been prepared in accordance with the
statutory requirements and processes set out in the Neighbourhood Planning (General) Regulations
2012, as explained and for the reasons given in sections 2 and 4 of this report.
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7.0 Conclusions and Recommendations
7.1

I conclude that the CCWNP policies, subject to my recommended modifications as set out in this
examination report, will contribute to the attainment of sustainable development within the CR3
Neighbourhood Plan Group’s neighbourhood area. I also conclude that, subject to the
recommendations in this report being accepted, the Plan would meet the basic conditions as defined
in the Localism Act 2011, Schedule 10 and Schedule 4B, 8 (2) of the Town and Country Planning Act
1990 and Regulation 32 of the Neighbourhood Planning (General) Regulations 2012 (as amended).

7.2

I am satisfied that subject to the recommended policy revisions being accepted, that the draft CCWNP
has given adequate regard to the policies in the National Planning Policy Framework (NPPF 2019) and
other relevant national planning guidance and would be in conformity with the strategic policies of the
adopted Tandridge District Council’s Core Strategy.

7.3

For the reasons set out above and subject to the modifications indicated in the preceding sections of
this examination report being accepted, I consider that the Plan will make a positive contribution to
the attainment of sustainable development, promoting economic growth, supporting social wellbeing,
whilst conserving the natural and historic environment within the designated area and would meet the
neighbourhood planning, “Basic Conditions” tests.

7.4

I therefore recommend that in accordance with Schedule 4B to the Town and Country Planning Act
1990, paragraph 10 (2), b) that the modifications specified in this report are made to the Caterham,
Chaldon and Whyteleafe Neighbourhood Plan 2018 to 2033 Submission Version, May 2019 and that
the Plan as modified is submitted to a referendum.

7.5

However, due to COVID-19 (Coronavirus), on 7th April 2020, the Ministry of Housing, Communities and
Local Government (MHCLG) published a new paragraph 107 in Planning Practice Guidance,
Neighbourhood planning.43 This advised amongst other matters that:
•

43

All neighbourhood planning (NP) referendums that were meant to take place between 16
March 2020 and 5 May 2021 have been postponed until 6 May 2021 pursuant to the Local
Government and Police and Crime Commissioner (Coronavirus) (Postponement of Elections
and Referendums) (England and Wales) Regulations 2020 (SI 2020/395).

Planning Practice Guidance, Paragraph: 107 Reference ID: 41-107-20200513, Revision date: 13 05 2020

https://www.gov.uk/guidance/neighbourhood-planning--2
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•

7.6

Where a local planning authority (LPA) has issued a decision statement containing a detailed
intention to send a NP to referendum, (as set out under Regulation 18 of the Neighbourhood
Planning (General) Regulations 2012), the plan can be given significant weight in decisionmaking so as long as the NP is material to the planning application.

Consequently, and subject to TDC issuing a decision statement containing a detailed intention to send
a NP to referendum, the CCWNP incorporating the recommended modifications could be given
significant weight in decision-making, provided that the CCWNP is material to the planning application
under consideration in the Neighbourhood Area.

Referendum Area
7.7

It is the independent examiner’s role to consider the referendum area appropriate if the Qualifying
Body wishes to proceed to the referendum stage. In the event that the parishes of Caterham Hill,
Caterham Valley, Chaldon and Whyteleafe wish to proceed to a referendum with this Plan, I consider
that the referendum area should extend to the entire administrative area of the four councils, being
the designated Neighbourhood Plan Area.
Jeremy Edge BSc FRICS MRTPI
10th August 2020
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Appendix 1 - Background Documents
In examining the CCWNP, I have had regard to the following documents:
Documents cited and / or prepared by the CR3 Neighbourhood Plan Group in the preparation of
the CCWNP
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.

Caterham, Chaldon and Whyteleafe Neighbourhood Plan 2018-2033 (Submission Version), May 2019
CCW Neighbourhood Plan Appendix A
CCW Neighbourhood Plan Appendix B
Basic Conditions Statement
Consultation Statement
Consultation Statement Addendum
Consultation Statement Appendix A
Consultation Statement Appendix B
Consultation Statement Appendix C
Consultation Statement Appendix D
Consultation Statement Appendix E
Consultation Statement Appendix F
Consultation Statement Appendix G
Consultation Statement Appendix H
Consultation Statement Annex I
SEA Environmental Report
SEA Consultation Responses
AECOM Design Guide

19.
20.
21.
22.
23.
24.
25.
26.
27.
28.
29.
30.
31.
32.
33.

Building for Life 12, Birkbeck & Kruczkowski, Nottingham Trent University, 2015
Caterham, Chaldon and Whyteleafe Neighbourhood Plan Design Guidelines, AECOM, 2018
Caterham Masterplan Supplementary Planning Document, 2018
Caterham Valley and Hill Town Design Statement, 2017
Coast to Capital Rural Statement, Coast to Capital Local Enterprise Partnership, 2016
East Surrey Rural Tourism Co-operation Project, Tourism South East, 2018
Harestone Valley Design Guidance SPD, Tibbalds, 2011
Housing and Economic Land Availability Assessment, Tandridge District Council, 2017-2018
Local Plan 2033, Tandridge District Council, 2018
National Planning Policy Framework, 2019
School Organisation Plan, Surrey County Council, 2018
Settlement Hierarchy (Addendum), Tandridge District Council, 2018
Strategic Housing Market Assessment, Turley, 2018
Tandridge District Core Strategy, 2008
Tandridge District Council, Urban Capacity Study, Ove Arup & Partners Ltd, 2017
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34.
35.
36.
37.
38.
39.
40.
41.
42.

Tandridge Economic Needs Assessment Update, G L Hearn, 2017
Tandridge Housing Strategy (draft), 2019-2023
Tandridge Landscape Capacity and Sensitivity Study, Hankinson Duckett Associates, 2017
Tandridge Local Plan Part 2: Detailed Policies, 2014-2029
Tandridge Open Space, Sport and Recreation Facilities Assessments, Ethos Environmental
Planning, 2017
Tandridge Parking Standards SPD, 2012
Tandridge Retail and Leisure Study update, Lichfields, 2018
Town and Local Centre Review, Tandridge District Council, 2018
May 28 Business Report

CR3 Neighbourhood Plan Group’s Evidence Base (Group Reports)
43. Heritage and Urban Design
44. Transport
45. Leisure and Community
46. Health and Education
47. Business Report
48. Housing Group Report
49. Utilities

50.
51.
52.
53.
54.
55.
56.
57.
58.
59.
60.
61.
62.

63.

Other documents
The Town & Country Planning Act 1990 (as amended)
The Planning and Compulsory Purchase Act 2004 (as amended)
Human Rights Act 1998
National Planning Policy Framework, revised 24 July 2018
National Planning Policy Framework, revised 19 February 2019
National Planning Policy Framework, revised 19 June 2019
Planning Practice Guidance, Last updated 1 October 2019
Neighbourhood Planning (General) Regulations 2012
Localism Act 2011
Equality Act 2010
Human Rights Act 1998
The Neighbourhood Planning (General) Regulations 2012
Directive 2001/42/EC on the assessment of the effects of certain plans and programmes on
the environment, implemented in England through the Environmental Assessment of Plans
and Programmes Regulations 2004.
Sustainability Appraisal / Strategic Environmental Assessment for the CR3 Plan: Scoping
Report, October 2016
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64.
65.

66.
67.
68.
69.
70.
71.
72.
73.
74.
75.
76.
77.

78.
79.
80.

81.

CR3 Forum Neighbourhood Plan, Strategic Environmental Assessment Screening Opinion,
Prepared by Tandridge District Council on behalf of CR3 Forum.
European Convention on Human Rights (as last amended on 2nd October 2013
Council Directive 92/43/EEC of 21 May 1992 on the conservation of natural habitats and of
wild fauna and flora
Updating the Objectively Assessed Housing Needs of Tandridge, Neil McDonald December
2018
Guidance Neighbourhood Planning Revision date: 09 05 2019 Ministry of Housing,
Communities & Local Government
A place to call home, Tandridge Housing Strategy 2019 – 2023
Technical housing standards – nationally described space standard, March 2015 (as amended
May 2016), Department for Communities and Local Government
Our Local Plan - Authority’s Monitoring Report (2019), Tandridge District Council
Planning for higher density development, PPG, Paragraph: 004 Reference ID: 66-00420190722 Revision date: 22 07 2019
Building for Life 12 (BfL12), 2018
Tandridge District Council, Urban Capacity Study, Ove Arup & Partners Ltd, 2017
The Town and Country Planning (Local Planning) (England) (Amendment) Regulations 2017
Housing: optional technical standards, 27 March 2015, Ministry of Housing, Communities &
Local Government
The Town and Country Planning (General Permitted Development) (England) Order 2015
“Identifying and Promoting Local Character, Historic England”, Neighbourhood Planning
Information Sheet, Version 1.3, Supplementing Historic England Advice Note 11, October
2018
Reviewing Landscape and Visual Impact Assessments (LVIAs) and Landscape and Visual
Appraisals (LVAs) Technical Guidance Note 1/20 (10 Jan 2020) (latest advice)
Allotment disposal guidance: Safeguards and alternatives, Department for Communities and
Local Government, January 2014
Judgments - Oxfordshire County Council (Respondents) v. Oxford City Council (Appellants)
and another (Respondent) (2005) and others
Hearing Documents:
Agenda
Agreed Statement of Common Ground
Compendium of information on housing and LGS matters, including relevant Regulation
16 comments by third parties.
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Appendix 2 - Chronology of Events - Designation of the
Neighbourhood Area
Chronology of the Qualifying Body Issue
By Anna Cronin, TDC, 11/3/20
The Examiner asked for further information on compliance with Reg. 5 of the Neighbourhood Planning
(General) Regulations 2012.

These regulations were made on 1st March 2012, laid before Parliament on 6th March 2012, and (importantly)
came into force on 6th April 2012.
So before that date no neighbourhood area could be formally designated, whether it involved a parish(es), or
a Neighbourhood Forum as constituted under the Localism Act 2011.
CCW have produced evidence that a Frontrunner bid for funding was made to DCLG in 2011, with the
involvement and support of the four parishes (Caterham on the Hill, Caterham Valley, Whyteleafe and
Chaldon) plus two community groups (ABC and CCP) and Tandridge District Council. It was clear from this that
the intention was to produce a neighbourhood plan for the total area of the four parishes.
On 12th May 2012, once the Regulations were in force, CCW (Mr Windridge) applied to TDC for designation
of the Neighbourhood Area. Email reproduced below, and map attached:
Dear Paul
May I apply formally under the Localism Act for Tandridge District Council to designate the area covered by
the attached map, as a Neighbourhood Area, for the purposes of creating a Neighbourhood Plan.
The groups seeking to act together to carry out a plan, include:
Caterham Hill Parish Council ( Who will act as the primary parish)
Caterham Valley Parish Council
Chaldon Village Council
Whyteleafe Village Council
The Caterham Community Partnership Ltd
The Caterham Business Partnership
plus others who will be invited to participate
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The proposal is more completely described in the document submitted jointly with Tandridge District Council,
to DCLG last year and which resulted in the selection of the bid for funds under the "Front Runner" scheme.
We consider that the primary parish, the Caterham Hill Parish Council, is a relevant body for the purposes of
the Localism Act and to be responsible for the creation of a Neighbourhood Plan.
Yours sincerely
Chris Windridge
Acting Coordinator of the Caterham Hill, Caterham Valley, Chaldon, Whyteleafe Parishes and Community
groups

This is clear as to the role of the parishes, and of Caterham on the Hill PC in particular.
TDC carried out the process of advertising this request (copy text of advert attached) and on 18th July 2012
Piers Mason of TDC wrote to the Clerk of Caterham on the Hill PC confirming designation of the
neighbourhood area (letter attached).
As the area designated was four parishes, whose boundaries have not changed since 2012, and the lead body
was a parish council, it appears that the process of redesignating the neighbourhood area in 2018 was
unnecessary. It may have sprung from the issue explained at the Hearing on 10th March regarding the change
of umbrella name from “CR3” to “CCW” to more accurately reflect the area covered by the Neighbourhood
Plan.
In any event it is considered that this demonstrates that the Neighbourhood Area is properly designated and
the body making the application were, and remain, a relevant body for the purposes of Section 61G of the
Act.
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The Neighbourhood Planning (General) Regulations 2012

Publicity under Regulation 6

Tandridge District Council has received an application under Regulation 5 to designate a neighbourhood area
for the purposes of creating a Neighbourhood Plan.
The groups seeking to act together to carry out a plan, include: Caterham Hill Parish Council (who will act as
the primary parish), Caterham Valley Parish Council, Chaldon Village Council and Whyteleafe Village Council,
The Caterham Community Partnership Ltd, The Caterham Business Partnership plus others who will be
invited to participate.
The proposal is more completely described in the document submitted jointly with Tandridge District Council,
to the Department for Communities and Local Government last year and which resulted in the selection of
the bid for funds under the "Front Runner" scheme, the bid document is available at:
www.tandridge.gov.uk/neighbourhoodplanning
The groups consider that the primary parish, Caterham Hill Parish Council, is a relevant body under Section
61G of the Town and Country Planning Act 1990 and to be responsible for the creation of a Neighbourhood
Plan.
If you have any comments to make on the proposed neighbourhood area (see the map of the area), these
can be sent to the Chief Planning Officer, Tandridge District Council, Council Offices, Oxted, RH8 0BT or by
email to LDF@tandridge.gov.uk by 13 July 2012.
Piers Mason
Chief Planning Officer
Tandridge District Council
1st June 2012
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Appendix 3 – Statement of Common Ground

Statement of Common Ground
between
Caterham, Chaldon & Whyteleafe Neighbourhood Plan Steering Group
and
Tandridge District Council
regarding
the Examination of the Caterham, Chaldon & Whyteleafe Neighbourhood Plan – Housing
Development

agreed March 2020
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Introduction
This Statement of Common Ground has been developed at the request of the Examiner of the CCW
Neighbourhood Plan, Mr. Jeremy Edge, and its main subject is the housing figures set out in the
Plan as submitted, particularly Table 5.2.
The Examiner requested that the Table be updated to the end of December 2019 and outlined a
number of points he wished to see clarified. More recently he has issued an agenda and notes for
the Hearing on 10th March 2020 which pose additional questions. This SOCG sets out agreed notes
to the updated table, and answers to a number of questions posed by the Examiner in his agenda
paper.
An updated and agreed spreadsheet version of Table 5.2, labelled Housing Site Availability in the
Plan Area 2015-2033, is attached to this SOCG. The presentation has been amended from that in
the Plan to provide additional information on relevant planning applications, and clearer information
on delivery status, numbers of units and to better identify sources of information. It has also been
retitled “Housing Site Availability in the Plan Area 2015-2033” in order to more accurately reflect
its content as it does not solely cover brownfield sites.
Draft iterations of this Table have been checked by TDC and by CCW, and any discrepancies
remaining are considered by both parties to be negligible in terms of their impact on the overall
figures.

Sources of Data
The original source of the information summarised in Table 5.2 of the Neighbourhood Plan derived
from a number of sources. It was compiled by the NP Housing Subgroup from TDC Planning
Applications and Monitoring Records. Including: sites contained in the adopted local plan, the
emerging local plan, the Caterham Masterplan, sites submitted by “call for sites” exercises and
ongoing monitoring of planning permissions granted. As the preparation for the Neighbourhood Plan
progressed, the data was checked and monitored to ensure that no double counting was occurring,
e,g. the same site appearing under two or more categories and sometimes with differing housng
capacities.
The compilation of the data has led to the preparation of Table 5.2, but it was recognised that at
each key stage in the Plan's preparation it needed to be re-checked and updated, as indeed has
been the case during this Examination.
There is no separate CCW Neighbourhood Plan evidence base document, underpinning Table 5.2,
because of the fact that the data is not 'fixed', and would quickly become out of date. However, as
set out above and in the following paragraph, it is underpinned by TDC data. TDC and CCW now
agree that the latest iteration of Table 5.2 represents the most comprehensive database of large
sites with residential planning permission, residential allocations and potential allocations in the Plan
area.
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Table 5.2 has therefore now been updated by the CCW SG and checked by TDC using the Council’s
housing monitoring database. Several iterations of the spreadsheet have been checked by both
parties to arrive at the final version attached. The sources of information used in the most recent
updating have been: published TDC Annual Monitoring Reports, material produced in connection
with the recent Local Plan examination in public, the live TDC database (which includes information
on developer intentions), and local knowledge, for example the records of the four local parish
planning committees which comprise the CCW NP area.
It should be further noted that Completions are monitored several times a year by TDC and checked
on site.
The spreadsheet comprising Table 5.2 now includes several small corrections to the original table,
and updates it to reflect new large permissions, onsite activity and developer anticipated delivery
dates, to the end of December 2019.
In addition, it has been considered appropriate to create greater clarity around windfall sites (1-4
units). The original table contained an estimate of windfall additions of 5% and was based on figures
provided by TDC. However, with the passage of time, it has not proved possible to identify and
update the source of this estimate. However, TDC have area-specific monitoring information for
small windfall sites delivering four or fewer residential units and by working with the CCW, the former
estimate has now been replaced by these figures so that the windfall contribution to housing delivery
in the area over the last few years can now be identified. The completed windfalls at 72 are based
on monitoring from 2015 to 2019.

Explanatory Notes to the Table and Update
Both Table 5.2 and the attached agreed spreadsheet refer to large sites i.e. of five or more
residential units in the CCW NP area, either permitted since 2015 or allocated in the emerging Local
Plan.
The housing data was compiled into a spreadsheet which has now become Table 5.2 in the various
versions of the Draft Plan. Following comments made by TDC in mid-2018 on an earler and much
lengthier version of the Draft Plan, a significant amount of supplementary housing data was removed
from the Plan , but Table 5.2 is felt to have great value and has been retained in the Plan and
updated at all key stages.
Sites may be wholly residential or mixed development. While the table is headed “Brownfield Sites”
and the vast majority of sites included are brownfield as defined in the NPPF, a small number
(identified by an asterisk) are greenfield or a mix of brown and greenfield. Given this, the CCW SG
has taken the decision to rename Table 5.2 to assist in the examination process.
In all cases figures given are net additions to the housing stock:
•

“Completed” means completed net additions to the housing stock.
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•

“Under construction” means sites that were under construction at the end of 2019. In some
cases, construction work will not yet have delivered completed units.

In lines 9-14 of the spreadsheet six additional permissions given between the date of compilation of
Table 5.2 and the end of 2019 have been added. One of these, in line 12, is on part of a site
allocated in the emerging Local Plan (see line 67).
An early comment from the Examiner asked when the development of 167 units at Godstone Road,
Whyteleafe was expected to be completed. As at December 2019 information from TDC is that the
owner has indicated a start of heavy ground works in April 2020 and suggests completion by the end
2020 or early 2021, which is more likely given the size of the development.
Spreadsheet lines 33, 34 and 35 give updated details of three sites which in Table 5.2 were marked
as a block of “Not started” sites with estimated completion dates in the past, and this was queried by
the Examiner. This category heading has now been removed and the three sites added to the overall
list (Gadoline House which is now completed, Tillingdown Farm which is under construction, and the
balance of Marie Curie).
Spreadsheet lines 38-49 sets out a block of sites labelled “Revisions since Housing Sub Group
Report”, also so labelled in Table 5.2.
The Examiner queried whether it was anticipated that these sites would be delivered by 2025. The
spreadsheet updated information shows that most of these sites are complete or under construction.
However, if reference is made to lines 66-77 in Table 5.2, some of these sites, at the time of writing,
have no planning applications submitted or decided. It is therefore possible that some sites within
the section TDC Housing Topic Paper 2018 may not be completed until after 2025, although the
estimated dates given are based on current TDC estimations.
The Examiner asked about two specific sites:
•

Quadrant House - Since Table 5.2 was produced in July 2018, Quadrant House has been
bought by TDC who have elected not to take advantage of permitted development approval
originally shown. TDC are intending that the building will be a business hub as opposed to
residential, hence the figure is now shown as zero as no housing units will be delivered on
the site.

•

Westview Avenue - this was shown in an early iteration of the update of Table 5.2 in error, as
a small site it has now been included in Windfall figures.

The Examiner asked if Rose and Young site has planning permission for 48 units.
There is a net gain of 48 units for this site under application 2015/1926. There is an earlier approval
2014/15 for 68 flats and a later one 2018/138 for a hotel and restaurant. Demolition and earthworks
have taken place but work is currently halted due to Contractor’s financial problems. TDC is working
on basis of eventual implementation of 2015/1926 for net gain 48 units but this is unlikely to be
before 2021/22.
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Spreadsheet lines 56-61 specifically identify a number of new sites taken from the TDC Annual
Monitoring Report for 2018, which were not included in Table 5.2.
Line 65 identifies a list of sites from “TDC Housing Topic Paper 2018”. This paper set out a number
of sites which were later included in the emerging Local Plan as Allocations, as denoted in the
spreadsheet, as well as a number of sites included in the Caterham Masterplan.
Double Counting
Line 12 2018/2445 and Line 67 CAT005/HSG08 156-180 Whyteleafe Rd. Planning permission for 39
units has been given for part of this site as indicated in the spreadsheet line 12, and a further
application for 34 on the balance of the site is at appeal. This site is retained in the spreadsheet
because it is an emerging Local Plan allocation, with a nominal capacity of 59. This site is therefore
also included in the Table at line 67 with a figure of 20 to agree with the TDC estimate for the whole
site. If the appeal application is successful the capacity of the site will be greater than 59, at 73. See
notes on page 3 of spreadsheet.
The Examiner has in his agenda notes (para 10) requested that the issue of double counting in
Table 5.2, raised by Rydon Homes and TDC, be addressed and this has been done.
To some extent the confusion arises from the title of Table 5.2 which is inaccurate as presented in
the submission Neighbourhood Plan because, rather than setting out the contribution expected from
brownfield sites, it additionally sets out the contribution from allocations in the emerging Local Plan
and Caterham Masterplan, from other TDC policies such as One Public Estate, and from Windfalls
(not defining whether these are on brownfield land or all land including garden land). It is therefore
agreed that the total figure of 1348 (This should be 1389 to align with Table 5.2) NB TDC do not
understand CCW’s comment in brackets. at the foot of Table 5.2 in the Submission plan did not
solely represent brownfield capacity in the Neighbourhood area. It is now hoped that, with the
revisions and retitling of Table 5.2, this figure has now altered and there is now greater clarity
regarding the content and purpose of the Table.

Inconsistency between paragraph 5.9 of the NP and Table 5.2
The Examiner in his agenda notes has raised the point that paragraph 5.9 mentions 82 dwellings
being delivered in the Neighbourhood area as part of the One Public Estate policy, while Table 5.2
suggests that 150 will be delivered, in two tranches of 70 and 80 units.
Paragraph 5.9 is correct, as numbers to be delivered from One Public Estate in the area are
estimated at 82 units (as set out in the emerging Local Plan and in associated Examination
document TED 05). TDC’s current housing trajectory estimates that 32 will be delivered in 2027/8
and a further 50 in 2028/9. Line 74 of the spreadsheet has therefore been updated with this
information.
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Windfall completions
Table 5.2 included an estimate of 5% for Windfalls - see the comment above regarding data
sources, and the table below which sets out how many residential completions have come forward
on small Windfall sites within the Neighbourhood Plan area since 2013/14. As garden land is not
regarded as “brownfield” in the NPPF, the table gives overall totals and then splits these into garden
land/non garden land. The majority of windfalls are derived from non-garden land. The table shows
that, regardless of the definition of the original land use, windfall residential development has been
delivered at a steady rate. This may be expected to continue and based on the average completion
rate of 15 pa would add around another 200 completions over the Neighbourhood Plan period, to
add to the 72 already shown in Table 5.2.

Year
2013/2014
2014/2015
2015/2016
2016/2017
2017/2018
2018/2019
2019/2020 (up to end
of Dec 2019)
AVERAGE

Total CCW Small
Site (4 units and
under) Windfall
Completions
19
15
19
5
22
7

Total CCW Small Site
Total CCW Small Site Windfall Windfall Completions
Completions on Residential
Excluding Residential
Garden Land
Garden Land
10
9
6
9
8
11
4
1
3
19
0
7

19
15

3
5

16
10

Agreed between CCW Steering Group and Tandridge District Council

(signed)
Name

For CCW Steering Group

(signed)
Name

For Tandridge District Council

Date
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Data relating to Table 5.2 of the Caterham Neighbourhood Plan
Table 5.2 seeks to demonstrate the availability of large (more than five residential units net)
brownfield sites from 2015 in the Neighbourhood Area. While the vast majority of sites are
brownfield, as defined in the NPPF, a small number are greenfield and are denoted with asterisks.

The table contained in the Neighbourhood Plan document was created in July 2018.As it contains
three Geenfield sites the NPSG has renamed this iteration as Housing Site Availability in the Plan Area
2015 -2033

Following advice from the Examiner, the table has now been amended to reflect the position on
brownfield availability (and past delivery) at December 2019.
As part of this process, the original Table 5.2 (July 2018) has been slightly amended to correct a
couple of errors that it contained.
Sheet Two of this spreadsheet contains the position at the end of 2019

The figures have been discussed with Tandridge District Council and use their latest evidence base.
Update - The data shows that the are 1389 units of housing expected to be delivered from 2015. Of
these, 546 have been completed and 843 are outstanding. TDC COMMENT- THIS FIGURE IS 882 AS
NONE DELIVERED YET AT ST ANNE'S WALK
TDC Monitoring have calculated a windfall allowance of 72 over the same period creating a grand
total of 1461
The Examiner also posed a series of questions about the data, and the answers are contained in the
separate word document.
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This sheet updates Table 5.2 to give the position at December 2019
Sub-headings taken from July 2018 Table 5.2 to enable read across
2019 figures
Housing Site Availability in the Plan Area 2015 to 2033. (Note)

Site Reference
2017/2227
2017/1282
2018/1444
2018/2445
2019/1801
2017/1774
2010/1175
2011/1117
2013/72
2013/1880
2012/505
2013/761
2013/1196 & 2017/2351
2012/697
2012/1168
2012/1477
2012/939
2014/384
2014/491/nc
2013/1880/nc
2014/1451
2013/885
2013/1504
2010/579
2006/312
2016/1727
2015/2057 &2016/1746
SUB-TOTAL

2015/1540
2015/2263
2015/1334
2015/1047
2016/1305
2015/31/nc
2016/44
2015/1926
2017/1399/nc
2018/82
2017/733
SUB-TOTAL

2017/358
2017/240
2017/2076
2017/1770
2018/209/nc

Allocations
Allocations
Allocations
Allocations
Allocations
Allocations
CAT079

Site Assessment
SUB-TOTAL

Site name

Completions
(at December
2019)

Units (net) Expected DeliveryStatus

70 to 74 Godstone Road, Whyteleafe CR3 0EA
64 and 66 Beechwood Road, Caterham CR3 6NB
Land rear of 55-65 High Street, Caterham CR3 5UF
Land off Annes Walk, Caterham see line 67 ( Note) **
Rear of Clearway Court, 139-141 Croydon Rd, Caterham CR3 6PF
Chaldon Road Clinic, Chaldon Road CR3 5PG
223-227 Croydon Road Caterham
Oaklands Coulsdon Road Caterham ( Note)
Adult Education Centre Caterham
Whyteleafe House Godstone Rd Whyteleafe ( Note)
Caterham Cars Station Ave Caterham
Pinewood Garage Chaldon Rd Caterham
126-128 Harestone Hill Caterham ( Note)
110 Chaldon Road Caterham ( Note)
Applewood House Firs Rd Caterham ( Note)
9-11 Stanstead Rd Caterham ( Note)
125 Godstone Rd Whyteleafe
Marie Curie Harestone Drive Caterham
Orbital House 85-87 Croydon Rd Caterham
1-9 Whyteleafe Business Centre CR3 0AT (Note)
St Thomas Station Rd Whyteleafe ( Note)
Chaldon Mead Rook Lane Chaldon
76 Croydon Road Caterham (Note)
200 Coulsdon Rd Caterham
Gadoline House Godstone Rd Whyteleafe
Marie Curie Rear Site
Tillingdown Farm ( Note)

Revisions since Housing Group Report
Bronze Oak ( Note)
Land at 186 and rear 174-178 Whyteleafe Rd
Land at 170/ rear of 162-168 Whyteleafe Rd ( Note) **
Ninehams Gardens Caterham
Rear of Whyteleafe Business Centre
The Gardens Church Hill Caterham
Quadrant House 47 Croydon Rd Caterham ( Note)
143 Godstone Road Whyteleafe
Caterham Youth Centre 89a. 91 Godstone Rd
Spire Court Stanstead road
Rose and Young Caterham ( Note)
Permitted development:
Clear Way Court 139-141 Croydon Road ( Note)
Maybrook House Godstone road Caterham ( Note)
Heronswood 51 Harestone Hill Caterham
(Note)

9
6
6
39
9
6
11
53
38
167
35
14
15
13
11
12
9
28
19
47
10
5
9
14
118
4
9
716

2019/20
2020/21
2020/21
tba
tba
2019/20
2015
2015
2017/18
2020/21
2015/16
2016
2016/17
2017
2017
2016
2015
2017
2016
2016/17
2017
2016
2017
2015/16
2019/20
est 2020
est 2020

not started
Under construction
not started
not started
not started
not started
Completed
Completed
Completed
Under construction
Completed
Completed
Completed
Completed
completed
Completed
Completed
Completed
Completed
Completd
Completed
Completed
Completed
Completed
Complete
not started
Under construction

26
13
10
15
12
11
0
6
17
4
48

2021
2017/18
2020
2018/19
2018/19
2017/18

Not started
Completed
Under construction
Completed
Completed
Completed Oct 2019

2016/17
2016/7
2015/16
2021/22

Completed
Completed
Completed
Under construction

9
6
6
39
9
6
11
53
38
167
35
14
6
13
11
12
9
28
19
47
10
5
9
14
118

452

16 est 2019/20
20 2020/21
8 2019/20
206

Outstanding

9

4
9
264

26
13
10
15
12
11
0
6
17
4

0

48

Planning permission granted
Under construction
Not commenced
78

16
20
8
128

New Sites 2018 TDC Monitoring
238 Godstone Road Whyteleafe
409-411 Croydon Road Caterham
Hornchurch Hill Whyteleafe (Note)
57 Tupwood Lane Caterham
Seltek House 38 Westway Caterham
SUB-TOTAL

8
10
7
18
16
59

est 2019/20
est 2020/21

Under construction
planning permission granted

est 2020/21
est 2020

Outline planning
Completed

TDC Housing Topic Paper 2018 (Note)
HSG05 Sandiford House 40 Stanstead Rd Caterham (Note)
CAT005/HSG08 156-180 Whyteleafe Rd. (Note)
CAT040/HSG06 Land off Salmons Rd West. (Note) **
CAT044/HSG09 Fern Towers
HSG19 Edgeworth Close Whyteleafe ( Note)
CAT081/HSG7 Coulsdon Lodge ( Note)

14
20
75
6
6
14

2021
2021
2024+
2020
2021
2021

14
59
75
6
6
14

6
82
150
20
15
408

2020
2024+
2022
2020
2021
0

6
82
150
20
15
447

546

882

complete
22

outstanding
47

Hallmark House Timber Hill Rd Caterham
CMP 1 Public Estate Chaldon Rd DBC&RC ( Note)
CMP 2 Church Walk Caterham (Note)
CMP4 Furniture Store WH ( Note)
Golden Lion Caterham ( Note)

OVERALL TOTALS

1389

Windfalls completed 2015- end 2019 on all land (Note)
GRAND TOTAL

Edge Planning & Development LLP

72

8
10
7
18
16
16

43

1461
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Notes
12

See line 67. **Greenfield Site

16

The actual site comprises 161 units: 108 were completed prior to 31 March 2015, and 53 were completed from 1 April 2015 onwards

18

Latest TDC Report. Major groundworks commencing April 2020. Completion 2020/21

21

Table 5.2 dated July 2018 stated the number of units as 12. In fact the site comprises net 15 units.

22

Table 5.2 dated July 2018 stated the number of units as 12. In fact the site comprises net 13 units, which were completed in 2017.

23

TDC (AC) confims this was completed in 2017

24

TDC (AC) confirms this has now been completed.

28

TDC (AC) confirm this is completed

29

TDC confirm this was completed in 2017

31

TDC (AC) confirm completed in 2017

35

The site falls partially outside the Neighbourhood Area (into Woldingham parish). Units shown is therefore an estimate (down from original 16 shown in 2018 table)

39

TDC confirm this is 26 units and is in the Council's House Building Programme for 2021. Site purchased by TDC after July 2018

41

TDC confirm that 10 net units is the figure contained in the AMR, although AC reports that TDC info says 6. 10 has been retained as per AMR report.**Greenfield Site

45

Purchased by TDC July 2018. TDC confirm that this site is no longer residential.

49

The TDC monitoring Report for April 2018 shows a net gain of 48 units for this site under Ta 2015/1926. There is an earlier approval 2014/15 for 68 flats and a later one 2018/138
for a hotel and restaurant. Currently the Contractor has gone bust implementing TA 2015/1926.

51

Expected delivery is an estimate, based on approval date. Est delivery date unlikely to be met. More likely to be 2020/21

52

Latest TDC Report Site completion delayed now expectd 2020/21 Unit confirmed as 20 net

54

The total for Table 5.2 (2018) was 281. The 2019 figures reveal 75 fewer units to be delivered.

59

Site is described as Brownfield/greenfield and in built up area in Officer Report. No reason not to include.

65

name of sub-heading amended and corrected.

66

Unit (net) based on Local Plan capacity estimate/ Delivery date taken from EiP HLS note Oct 19 (AC)

67

Note 1: Unit (net) based on Local Plan capacity estimate. Delivery date taken from EiP HLS note Oct 19 (AC).
Note 2: Outline Approval 2018/2445 for 39 units has been
granted for the northern part of the site and an outline application for 38 units for the southern part is at appeal. Note 3:HGS08 estimated capacity at 59 to maintain alignment
with allocation in LP. ** Greenfield Site

68

Unit (net) based on Local Plan capacity estimate/ Delivery date taken from EiP HLS note Oct 19 (AC). Green Site

69

Unit (net) based on Local Plan capacity estimate/ Delivery date taken from EiP HLS note Oct 19 (AC)

70

Unit (net) based on Local Plan capacity estimate/ Delivery date taken from EiP HLS note Oct 19 (AC)

71

Planning application as yet undetermined

74

This is the current number of units for this project currently included in the TDC Local Plan. Est delivery dates 32 in 2027/8 and 50 in 2028/9.

75

TDC (AC) noted that EiP Inspector indicated this site not suitable for allocation due to uncertainty over delivery dates. Likely to come forward through plg apps. NPSG response:
Site owner has put site forward for development, hence included here with estimate on unit numbers. TDC (AC) note on the unit numbers that there is an undetermined plg app
for 178. NPSG response: The Master Plan (and local feeling) suggests a lower number which is why 150 used.

76

TDC (AC) noted that EiP Inspector indicated this site not suitable for allocation due to uncertainty over delivery dates. Likely to come forward through plg apps. NPSG response:
Site owner has put site forward for development, hence included here with estimate on unit numbers.

77

TDC (AC) noted that EiP Inspector indicated this site not suitable for allocation due to uncertainty over delivery dates. Likely to come forward through plg apps. NPSG response:
Site owner has put site forward for development, hence included here with estimate on unit numbers.

83

This is figure is calculated from TDC monitoring data from 2015 - 2019 inclusive
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Appendix 4 - Summary of Recommended Revised Policies (tracked
changes)
POLICY CCW1: LOCATION OF DEVELOPMENT

Deletion Recommended

POLICY CCW2: HOUSING REQUIREMENT
POLICY CCW2: HOUSING REQUIREMENT
During the period 2015 to 2026, proposals will be supported as identified in Table **, Housing Site
A. During the period 2015 to 202633, proposals will be supported as identified in Table **, the Housing
Site Availability in the Plan Area 2015 to 2026. housing requirement in the Plan area will be met as
follows:

ii. The following site allocations, as set out in the emerging Local Plan, and which provide for
approximately 170 units, in accordance with other policies in the Neighbourhood Plan:

Site
Sandiford House,
40 Stanstead Road
Land off Salmons
Lane West,
Caterham
Coulsdon Lodge,
Coulsdon Road
156 -180
Whyteleafe Road,
Caterham
Land at Fern
Towers, Harestone
Hill
Edgeworth Close,
Whyteleafe

Reference
HSG05
HSG06

75

HSG07

15

HSG08

60

HSG09

6

HSG19

6

Total

Edge Planning & Development LLP

Number of units
14

176
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POLICY CCW3: HOUSING MIX

Deletion Recommended

POLICY CCW4: RETENTION OF EXISTING HOUSING STOCK

Deletion Recommended

POLICY CCW5: MAXIMISING OPPORTUNITIES FOR HOUSING PROVISION
Proposals for the sub-division of large
residential properties to create a mix of one, two and three bedroom dwellings to ensure the
efficient use of land, subject to conforming to the other policies in the Neighbourhood Plan will
be supported. Where appropriate such development shall protect and enhance
the character of the existing building.

POLICY CCW6: AFFORDABLE HOMES

Deletion Recommended

POLICY CCW7: HOUSING DENSITY OUTSIDE THE CATERHAM MASTERPLAN AREA
Development proposals for housing prepared to optimise housing delivery in accordance with the
guidance
in
the
Urban
Capacity
Study
(2017)
and in accordance with Policies CCW8 and CCW9 of this
neighbourhood plan will be supported.
Where development is proposed on land not covered by the Urban Capacity Report,
housing densities
in the range of 30 to 55 dwellings per hectare
otherwise
in
accordance
with
the
relevant
policies
in
this
neighbourhood plan will be supported.

POLICY CCW8: CHARACTER OF DEVELOPMENT
Development is expected to preserve and enhance the character area in which it is located (as shown
A. Development is expected to preserve and enhance the character area in which it is located (as
shown in Figure 6.1).
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Development proposals in the defined character areas will be supported which:
exhibit design reflecting local context, character and vernacular of the area;
exhibit design reflecting local context, character and vernacular of the area;
exhibit design reflecting local context, character and vernacular of the area;
exhibit design reflecting local context, character and vernacular of the area;
exhibit design reflecting local context, character and vernacular of the area;
B. Where relevant, development proposals are expected to address the following:
a. Make a positive contribution to the visual impact of the main highway approaches into the
settlements.
b. They do not have a significantly detrimental impact on the local views as set out in
Policy CCW17.
c. Development proposals affecting heritage assets - including non-designated heritage assets either directly or indirectly, should respect the significance of and context of the asset and
demonstrate how they will contribute to the conservation and enhancement of the heritage asset.
i)
exhibit design reflecting local context, character and vernacular of the area;
ii)
demonstrably enhance the quality of the built form through innovation in design;
iii)
make a positive contribution to the character area when viewed from the main
highway approaches into the settlements;
iv)
do not have a significantly detrimental impact on local views as set out in Policy
CCW17; and
v)
contribute to the conservation and enhancement of designated and non-designated
heritage assets and respect their significance and context.
POLICY CCW9: DESIGN OF DEVELOPMENT
Development proposals , which
integrate well with their surroundings, meet the needs of residents and minimise
the impact on the local environment will be supported where they demonstrate a high quality of
design, by:
a. Incorporating the principles of Building for Life (12), or successor design
principles which would deliver a higher quality of design.
Development proposals are encouraged to achieve the ‘Built for Life’ quality mark.
b. Incorporating as appropriate, the guidance contained within the Caterham, Chaldon and
Whyteleafe Neighbourhood Plan Design Guidelines, and adopted supplementary planning
documents and the Caterham Valley and Hill Town Design Statement.
c. Avoiding development over two storeys unless it can be demonstrated that it will not have a
detrimental impact on views, streetscape or character of an area. Development of three-storeys
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andaboveonorclosetotheboundaryofsitesadjacenttothesettlementboundaryabuttingopencountrysidewillnotbesupported.
d. The creation of variety through the use of a range of housing designs, provided that the
predominant type of design reflects the character of the area.
e. Dwellings designed to be suitable for older residents (aged 60 and over) are encouraged to meet
the space and accessibility requirements of the Lifetime Homes standards. Such dwellings may also
be suitable for younger residents and are not intended to be restricted in use.
cf. To design layouts of safe and secure dwellings that Mmeeting the requirements of ‘Secure by
Design’ and minimise the likelihood and fear of crime.
dg. Providing off-road parking in accordance with the
adopted Tandridge Parking Standards (2012).
eh. Not adversely affecting vehicular and pedestrian safety
due to traffic generation, access and parking design.
fi. Providing appropriate Sustainable Drainage Systems (SuDS)
on site, unless there are clear reasons why this is not possible, or
necessary.

gj. ensuring that areas requiring service and maintenance including watercourses are accessible at
all times.
POLICY CCW10: ENVIRONMENTALLY SUSTAINABLE DESIGN
A. Proposals incorporating the measures to deliver environmentally sustainable design to reduce
energy consumption and mitigate the effects of climate change as outlined below and subject to
other policy expectations of this Plan, will be supported.
Building design should improve the sustainability of development through:
:
:
a. Siting and orientation of buildings to optimise passive solar gain ;
a. Siting and orientation of buildings to optimise passive solar gain ;
b. The use of high quality, thermally efficient building materials;
c. Installation of energy efficiency measures such as loft insulation and double glazing;
d. Reducing water consumption;
e. Non-residential developments should aim to meet the Buildings Research
Establishments BREEAM building standard ‘excellent’ and
Edge Planning & Development LLP

38 Northchurch Road

London N1 4EJ

020 7684 0821

137

Caterham, Chaldon and Whyteleafe Neighbourhood Plan 2018 to 2033 (submission version) - Examination Report

f. Construction methods which include measures to reduce water consumption during
construction, including dust suppression and use of water for cement mixing and turf
establishment.
B.
Alterations to existing buildings, including the sensitive measures to alter
historic buildings demonstrating designs to achieve energy reduction
and compliance with current sustainable design guidance and construction standards will be
supported.
POLICY CCW11: MIXED USE SCHEMES IN COMMERCIAL AREAS Deletion Recommended
POLICY CCW12: INCUBATOR/FLEXIBLE START-UP BUSINESS SPACE
A. Proposals to provide incubator/start-up business space will be supported,
subject to acceptable traffic assessment, through:
a. conversion of existing buildings across the Plan area; or
b. provision of new buildings or conversion of existing buildings within the settlement
boundaries.
B. Proposals for the establishment of an enterprise/business park will be supported where the
site:
a. is well located in relation to the catchment area to be served in terms of public transport
accessibility; and
b. has safe and convenient access for pedestrians and cyclists.
c. accommodates appropriate off-street public parking in accordance with Policy CCW28.
POLICY CCW13: RETAINING AND ENHANCING CONVENIENCE SHOPS OUTSIDE CATERHAM VALLEY
POLICY CCW13: RETAINING AND ENHANCING THE VITALITY AND VIABILITY OF RETAIL CENTRES
RETAINING AND ENHANCING CONVENIENCE SHOPS OUTSIDE CATERHAM VALLEY AND CATERHAM
HILL TOWN CENTRES
Proposals which result in the loss of existing local and neighbourhood convenience shops will be
resisted unless the applicant has demonstrated that there is
no
reasonable prospect of the site or premises being used for other ongoing retail or community uses
due to lack of viability. In such circumstances,
Aapplicants will be expected to demonstrate that the existing use is no longer viable evidenced by
a viability report and market assessment and that demonstrates that
the site has been marketed for not less than a reasonable period of time – 12 months and freely
exposed to the market - for alternative retail
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or community uses. The report should indicate the marketing undertaken and evidence all
expressions of interest and the steps taken to evaluate these. The costs associated to assess such
marketing and viability reports are to be met by the applicant including the costs in curred by the
local planning authority associated with undertaking a peer review of the viability assessment to
assess its veracity.
Proposals to improve the quality and appearance of shop fronts and signage and which have
commercial and residential - will be supported subject to compliance with all relevant
development plan policies. Proposals that add to or sustain the distribution of local
neighbourhood convenience shops in particular where they are designed to be accessible on
foot or by bicycle, will be supported.
E. Proposals Positive consideration will be given to applications that will to improve the quality and
appearance of shop fronts and signage and which have appropriate regard to Policy CCW10 will be
supported.in these areas.
POLICY CCW14: SUPPORTING RECREATION AND SUSTAINABLE TOURISM
A. Proposals for recreational and tourism development including a Visitor
Centre, will be supported where the following criteria can be met:
a. There are demonstrable economic and social benefits of the proposals; and
b. There is no significant detrimental impact on the existing community; and
c. Adequate provision for parking is included, particularly for proposals within or adjacent to the
local centres; and
d. the siting, scale and design reflects local character, conserves historic and
natural assets of the surrounding area and the design and materials are in keeping with the local
style and reinforce local distinctiveness and provide a strong sense of place.
B. Proposals for the improvement of signage for local facilities will be supported, provided that they
can be satisfactorily integrated within their surroundings.
POLICY CCW15: NATURAL LANDSCAPE AND RURAL CHARACTER

Deletion Recommended

POLICY CCW16: GREEN INFRASTRUCTURE AND DEVELOPMENT

Deletion Recommended

POLICY CCW17: LOCALLY SIGNIFICANT VIEWS
Development proposals which do not have a significantly
detrimental impact on the locally significant views listed in Figures 8.2 and mapped in Figures 8.3
to 8.6, with detailed descriptions in Appendix A will be supported.

POLICY CCW18: LOCAL GREEN SPACES
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The 22 areas (including three groups of areas) listed and mapped in Figure 8.7 and detailed in
Appendix B and defined on the Policies Map are designated as Local Green Spaces. Development
proposals which demonstrably accord with development appropriate within a Green Belt will be
supported, subject to compliance with other policies within the CCWNP.
.
.
.
POLICY CCW19: ALLOTMENTS AND COMMUNITY GROWING SPACES
Development proposals for the provision of allotment facilities and/or community growing spaces
will be supported where accessible by pedestrians and cyclists and within or adjacent to the defined
settlement areas, as shown on the Policies Map and particularly in Caterham Valley and Whyteleafe.
Proposals that would result in the loss of all or part of existing allotment spaces will not be
supported unless alternative and equivalent allotment space having regard to soil quality, size and
accessibility is provided.
B. Alternative allotment provision proposed as part of such proposals will be required to meet the
following criteria:
i. the scale of the alternative site must be of at least an equivalent scale to the existing allotment
provision; and
ii. the quality of the alternative site must be of at least an equivalent standard in terms of layout and
soil character to the existing allotment provision; and
iii. the location of the alternative provision must be generally accessible by pedestrians and cyclists
and within or adjacent to the defined settlement areas, as shown on the Policies Map.
C. The provision of allotment facilities and/or community growing spaces of a size appropriate to
developments, particularly where these can be used to create attractive screening for, for example,
car parking areas, will be encouraged, in particular for the residents of Caterham Valley and
Whyteleafe.

POLICY CCW20: LIBRARIES, MUSEUM AND THEATRE
A. Proposals that would result in the loss of all or part of existing library sites, the museum and the
theatre sites will not be supported unless alternative facilities of equivalent standard and
convenience have been agreed incorporating adequate safeguards for delivery.

B. Proposals that enable the diversification and flexible use of cultural venues through
extension of and shared use of such buildings to provide community facilities
introduction of a small café, will be supported.
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POLICY CCW21: COMMUNITY HUBS
A. Proposals for new/improved community facilities, including the provision of a Community Hub in
Whyteleafe, will be encouraged subject to the following criteria:
a. the proposal would not have significant harmful impacts on the amenities of surrounding
residents and the local environment; and
b. the proposal would not have significant adverse impacts upon the local road network.

a. at least of an equivalent scale to the existing facility; and
b. is in a generally accessible location to the community of the Neighbourhood Plan area;
and
c. is made available before the closure of the existing facility; and
d. is of a quality fit for modern use.
Proposals that would result in the loss of community and leisure facilities will only be supported if
alternative and equivalent facilities demonstrate by comparison to the existing facility that:
i)
ii)
iii)

the replacement will be of at least an equivalent scale, specification and located in an
accessible location to the community to be served;
reprovision of these facilities will incorporate adequate safeguards for delivery; and
satisfy all other relevant policy expectations of this neighbourhood plan.

Whyteleafe, will be encouraged subject to the following criteria:
a. the proposal would not have significant harmful impacts on the amenities of surrounding
residents and the local environment; and
b. the proposal would not have significant adverse impacts upon the local road network.

POLICY CCW22: PUBLIC HOUSES
A. Proposals for the expansion of existing public houses (Class A4) in the neighbourhood area to
such a use is demonstrably unviable. In order to demonstrate this, evidence will be required
to show that the existing public house has been actively marketed as a Use Class A4 for a
period of not less than 12 months at a reasonable market value for drinking establishment
floorspace, that are comparable to the market values for drinking establishment floorspace in
that general locality.
Edge Planning & Development LLP
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A. Proposals for the expansion of existing public houses (Class A4) in the neighbourhood area to
AB. Proposals for the expansion of existing public houses (Class A4) in the neighbourhood area to
develop appropriate community-based activities, such as a restaurant will be supported,
subject to complying with other policies within the plan and provided the scale, design and
materials are in keeping with the local character and reinforce the local distinctiveness of the
surroundings.
B. Development proposals to change the use of public houses (Class A4) will only be supported if
such a use is demonstrably unviable. Development proposals should be accompanied by a marketing
report demonstrating that the existing public house has been actively marketed as a Use Class A4 for a
period of not less than 12 months at market value for the existing use. The report should account for all
expressions of interest and offers received and how these were assessed in terms of viability. Applicants
will be expected to meet the costs of undertaking an independent peer review of their marketing and
viability assessment if requested by Tandridge District Council prior to determination of the application.

POLICY CCW23: BURIAL GROUNDS (No recommended alteration)
Proposals for the provision of both traditional consecrated and green/woodland burial sites by either
the local authority or private providers will be supported, provided that:
i. the conditions meet adopted national and local land use policies;
ii. it incorporates adequate off street parking; and
iii. there is no loss of amenity to neighbouring areas.
POLICY CCW24: HEALTH SERVICES
A. Except on land within the Green Belt, proposals which facilitate or enhance
the delivery of health services on
the following sites, as shown on the Policies Map, will be supported:
a. Caterham Valley general practice surgery
b. Chaldon Road general practice surgery
c. Whyteleafe general practice surgery
d. Townhill general practice surgery
e. Caterham Dene Hospital
f. North Downs Hospital
B. Except on land within the Green Belt, proposals for the relocation or expansion,
of health services will be
supported subject to the following criteria:
a. the proposal would not have a significant harmful impact on the amenities of surrounding
residents and the local environment;
b. the proposal would not have unacceptable impacts caused by traffic on the local road network;
and
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c. the proposal is located within or immediately adjacent to the settlement boundary as shown on
Figure 16, the Policies Maps.

POLICY CCW25: EDUCATION PROVISION
A. Except on designated Green Belt land, development proposals which facilitate and
enhance existing schools and
provision on existing state education land, including associated playing fields, as defined on
the Policies Map, will be supported subject to demonstration that:.
a. acceptable mitigation measures are offered to overcome access and unacceptable highway
be demonstrated that:
a. acceptable mitigation measures are offered to overcome access and unacceptable highway
impact caused by the development; Expansion would not exacerbate existing access related or
traffic circulation problems, or that suitable mitigation measures are being brought forward as part
of the proposal;
b. tThe development would not result in a significant loss of amenity to local residents or
other nearby activitiesadjacent users; and
c. the development does not conflict with other Plan policies or proposals.
B.
Except on designated Green Belt land, where a
proposal for a new school is brought forward, the proposal will be supported
where it can be demonstrated that the development would:
a. provide safe access to pedestrians and cyclists
and conveniently related to bus routes with adequate provision for school
buses to park where appropriate;
b. provide appropriate vehicular access and would not adversely
impact upon traffic capacity;
c. not result in a significant loss of amenity to local residents or
other nearby activities; and
d. would not conflict with other Plan policies or proposals.
POLICY CCW26: PROTECTION AND ENHANCEMENT OF KEY MOVEMENT ROUTES
POLICY CCW27: BUS SERVICES AND COMMUNITY TRANSPORT

Deletion
Recommended
Deletion Recommended

POLICY CCW28: PUBLIC CAR PARKING

Deletion Recommended

POLICY CCW29: BROADBAND
Subject to compliance with other relevant policies in this neighbourhood plan, new residential,
Subject to compliance with other relevant policies in this neighbourhood plan, new residential,
Subject to compliance with other relevant policies in this neighbourhood plan,
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new residential, commercial and community development proposals within the Neighbourhood
Plan area which are served by a superfast broadband (fibre-optic) connection will be supported.
Where it can be demonstrated, through consultation with Next Generation Access (NGA) Network
providers, that this would not be either possible, practical or economically viable appropriate ducting
should be provided within the site and to the property to facilitate ease of installation at a future
date on an open access basis.
C. The only exception will be Wwhere it can be demonstrated, through consultation with Next
Generation Access (NGA) Network providers, that this would not be either possible, practical or
economically viable . In such circumstances, sufficient and suitableappropriate ducting should be
provided within the site and to the property to facilitate ease of installation at a future date on an
open access basis.
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Appendix 5 - Summary of Recommended Revised Policies
POLICY CCW1: LOCATION OF DEVELOPMENT

Deleted

POLICY CCW2: HOUSING REQUIREMENT
During the period to 2015 to 2026, proposals will be supported as identified in Table ** Housing Site
Availability in the Plan Area 2015 to 2026.
POLICY CCW3: HOUSING MIX

Deleted

POLICY CCW4: RETENTION OF EXISTING HOUSING STOCK

Deleted

POLICY CCW5: MAXIMISING OPPORTUNITIES FOR HOUSING PROVISION
Proposals for the sub-division of large residential properties to create a mix of one, two and three
bedroom dwellings to ensure the efficient use of land, subject to conforming to the other policies in
the Neighbourhood Plan will be supported. Where appropriate such development shall protect and
enhance the character of the existing building.

POLICY CCW6: AFFORDABLE HOMES

Deleted

POLICY CCW7: HOUSING DENSITY OUTSIDE THE CATERHAM MASTERPLAN AREA
Development proposals for housing prepared to optimise housing delivery in accordance with the
guidance in the Urban Capacity Study (2017) and in accordance with Policies CCW8 and CCW9 of this
neighbourhood plan will be supported.
Where development is proposed on land not covered by the Urban Capacity Report, housing
densities in the range of 30 to 55 dwellings per hectare, otherwise in accordance with the relevant
policies in this neighbourhood plan will be supported.

POLICY CCW8: CHARACTER OF DEVELOPMENT
Development is expected to preserve and enhance the character area in which it is located (as shown
in Figure 6.1).
Development proposals in the defined character areas will be supported which:
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i)
ii)
iii)
iv)
v)

exhibit design reflecting local context, character and vernacular of the area;
demonstrably enhance the quality of the built form through innovation in design;
make a positive contribution to the character area when viewed from the main highway
approaches into the settlements;
do not have a significantly detrimental impact on local views as set out in Policy CCW17; and
contribute to the conservation and enhancement of designated and non-designated heritage
assets and respect their significance and context.

POLICY CCW9: DESIGN OF DEVELOPMENT
Development proposals which integrate well with their surroundings, meets the needs of residents
and minimise the impact on the local environment will be supported where they demonstrate a
high quality of design, by:
a. Incorporating the principles of Building for Life (12), or successor design principles which would
deliver a higher quality of design. Development proposals are encouraged to achieve the ‘Built for
Life’ quality mark.
b. Incorporating as appropriate, the guidance contained within the Caterham, Chaldon and
Whyteleafe Neighbourhood Plan Design Guidelines, and adopted supplementary planning
documents and the Caterham Valley and Hill Town Design Statement.
c. Meeting the requirements of ‘Secure by Design’ and minimise the likelihood and fear of crime.
d. Providing off-road parking in accordance with the adopted Tandridge Parking Standards (2012).
e. Not adversely affecting vehicular and pedestrian safety due to traffic generation, access and
parking design.
f. Providing appropriate Sustainable Drainage Systems (SuDS) on site, unless there are clear
reasons why this is not possible, nor necessary.
g. ensuring that areas requiring service and maintenance including watercourses are accessible at
all times.
POLICY CCW10: ENVIRONMENTALLY SUSTAINABLE DESIGN
A. Proposals incorporating the measures to deliver environmentally sustainable design to reduce
energy consumption and mitigate the effects of climate change as outlined below and subject to
other policy expectations of this Plan, will be supported.
Building design should improve the sustainability of development through:
a. Siting and orientation of buildings to optimise passive solar gain;
b. The use of high quality, thermally efficient building materials;
c. Installation of energy efficiency measures such as loft insulation and double glazing;
d. Reducing water consumption;
e. Non-residential developments should aim to meet the Buildings Research
Establishments BREEAM building standard ‘excellent’ and
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f. Construction methods which include measures to reduce water consumption during
construction, including dust suppression and use of water for cement mixing and turf
establishment.
B. Alterations to existing buildings, including the sensitive measures to alter historic buildings
demonstrating designs to achieve energy reduction and compliance with current sustainable design
guidance and construction standards will be supported.

POLICY CCW12: INCUBATOR/FLEXIBLE START-UP BUSINESS SPACE
A. Proposals to provide incubator/start-up business space will be supported, subject to acceptable
traffic assessment, through:
a. conversion of existing buildings across the Plan area; or
b. provision of new buildings or conversion of existing buildings within the settlement boundaries.
B. Proposals for the establishment of an enterprise/business park will be supported where the
site:
a. is well located in relation to the catchment area to be served in terms of public transport
accessibility; and
b. has safe and convenient access for pedestrians and cyclists.
POLICY CCW13: RETAINING AND ENHANCING CONVENIENCE SHOPS OUTSIDE CATERHAM VALLEY
AND CATERHAM HILL TOWN CENTRES
Proposals which result in the loss of existing local and neighbourhood convenience shops will be
resisted unless the applicant has demonstrated that there is no reasonable prospect of the site or
premises being used for other retail or community uses due to lack of viability. In such
circumstances, applicants will be expected to demonstrate that the existing use is no longer viable
evidenced by a viability report and market assessment that demonstrates that the site has been
marketed for not less than 12 months and freely exposed to the market for alternative retail or
community uses. The report should indicate the marketing undertaken and evidence all expressions
of interest and the steps taken to evaluate these. The costs associated to assess such marketing and
viability reports are to be met by the applicant including the costs incurred by the local planning
authority associated with undertaking a peer review of the viability assessment to assess its veracity.
Proposals to improve the quality and appearance of shop fronts and signage and which have
appropriate regard to Policy CCW10 will be supported.
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POLICY CCW14: SUPPORTING RECREATION AND SUSTAINABLE TOURISM
A. Proposals for recreational and tourism development including a Visitor Centre, will be supported
where the following criteria can be met:
a. There are demonstrable economic and social benefits of the proposals; and
b. There is no significant detrimental impact on the existing community; and
c. Adequate provision for parking is included, particularly for proposals within or adjacent to the
local centres; and
d. the siting, scale and design reflects local character, conserves historic and natural assets of the
surrounding area and the design and materials are in keeping with the local style and reinforce local
distinctiveness and provide a strong sense of place.
B. Proposals for the improvement of signage for local facilities will be supported, provided that they
can be satisfactorily integrated within their surroundings.
POLICY CCW15: NATURAL LANDSCAPE AND RURAL CHARACTER

Deletion Recommended

POLICY CCW16: GREEN INFRASTRUCTURE AND DEVELOPMENT

Deletion Recommended

POLICY CCW17: LOCALLY SIGNIFICANT VIEWS
Development proposals which do not have a significantly detrimental impact on the locally
significant views listed in Figures 8.2 and mapped in Figures 8.3 to 8.6, with detailed descriptions in
Appendix A will be supported.
POLICY CCW18: LOCAL GREEN SPACES
The 22 areas (including three groups of areas) listed and mapped in Figure 8.7 and detailed in
Appendix B and defined on the Policies Map are designated as Local Green Spaces. Development
proposals which demonstrably accord with development appropriate within a Green Belt will be
supported, subject to compliance with other policies within the CCWNP.

POLICY CCW19: ALLOTMENTS AND COMMUNITY GROWING SPACES
Development proposals for the provision of allotment facilities and/or community growing spaces
will be supported where accessible by pedestrians and cyclists and within or adjacent to the defined
settlement areas, as shown on the Policies Map.
Proposals that would result in the loss of all or part of existing allotment spaces will not be supported
unless alternative and equivalent allotment space having regard to soil quality, size and accessibility
is provided.
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POLICY CCW20: LIBRARIES, MUSEUM AND THEATRE
A. Proposals that would result in the loss of all or part of existing library sites, the museum and the
theatre sites will not be supported unless alternative facilities of equivalent standard and
convenience have been agreed incorporating adequate safeguards for delivery.
B. Proposals that enable the diversification and flexible use of cultural venues through extension
of and shared use of such buildings to provide community facilities will be supported.
POLICY CCW21: COMMUNITY HUBS
A. Proposals for new/improved community facilities, including the provision of a Community Hub in
Whyteleafe, will be encouraged subject to the following criteria:
a. the proposal would not have significant harmful impacts on the amenities of surrounding
residents and the local environment; and
b. the proposal would not have significant adverse impacts upon the local road network.
B. Proposals that would result in the loss of community and leisure facilities will only be supported if
alternative and equivalent facilities demonstrate by comparison to the existing facility that:
i)
the replacement will be of at least an equivalent scale, specification and located in an
accessible location to the community to be served;
ii)
reprovision of these facilities will incorporate adequate safeguards for delivery; and
iii)
satisfy all other relevant policy expectations of this neighbourhood plan.

POLICY CCW22: PUBLIC HOUSES
A. Proposals for the expansion of existing public houses (Class A4) in the neighbourhood area to develop
appropriate community-based activities, such as a restaurant will be supported, subject to complying
with other policies within the plan and provided the scale, design and materials are in keeping with the
local character and reinforce the local distinctiveness of the surroundings.
B. Development proposals to change the use of public houses (Class A4) will only be supported if such a
use is demonstrably unviable. Development proposals should be accompanied by a marketing report
demonstrating that the existing public house has been actively marketed as a Use Class A4 for a period
of not less than 12 months at market value for the existing use. The report should account for all
expressions of interest and offers received and how these were assessed in terms of viability. Applicants
will be expected to meet the costs of undertaking an independent peer review of their marketing and
viability assessment if requested by Tandridge District Council prior to determination of the application.
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POLICY CCW23: BURIAL GROUNDS
Proposals for the provision of both traditional consecrated and green/woodland burial sites by either
the local authority or private providers will be supported, provided that:
i. the conditions meet adopted national and local land use policies;
ii. it incorporates adequate off street parking; and
iii. there is no loss of amenity to neighbouring areas.
POLICY CCW24: HEALTH SERVICES
A. Except on land within the Green Belt, proposals which facilitate or enhance the delivery of
health services on the following sites, as shown on the Policies Map, will be supported:
a. Caterham Valley general practice surgery
b. Chaldon Road general practice surgery
c. Whyteleafe general practice surgery
d. Townhill general practice surgery
e. Caterham Dene Hospital
f. North Downs Hospital
B. Except on land within the Green Belt, proposals for the relocation or expansion, of health services
will be supported subject to the following criteria:
a. the proposal would not have a significant harmful impact on the amenities of surrounding
residents and the local environment;
b. the proposal would not have unacceptable impacts caused by traffic on the local road network;
and
c. the proposal is located within or immediately adjacent to the settlement boundary as shown on
Figure 16, the Policies Maps.
POLICY CCW25: EDUCATION PROVISION
A. Except on designated Green Belt land, development proposals which facilitate and enhance
existing schools and associated playing fields, as defined on the Policies Map, will be supported
subject to demonstration that:
a. acceptable mitigation measures are offered to overcome access and unacceptable highway impact
caused by the development;
b. the development would not result in a significant loss of amenity to local residents or other nearby
activities; and
c. the development does not conflict with other Plan policies or proposals.
B. Except on designated Green Belt land, where a proposal for a new school is brought forward, the
proposal will be supported where it can be demonstrated that the development would:
a. provide safe access to pedestrians and cyclists and be conveniently related to bus routes with
adequate provision for school buses to park where appropriate;
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b. provide appropriate vehicular access and would not adversely impact upon traffic capacity;
c. not result in a significant loss of amenity to local residents or other nearby activities; and
d. would not conflict with other Plan policies or proposals.
POLICY CCW26: PROTECTION AND ENHANCEMENT OF KEY MOVEMENT ROUTES

Deleted

POLICY CCW27: BUS SERVICES AND COMMUNITY TRANSPORT

Deleted

POLICY CCW28: PUBLIC CAR PARKING

Deleted

POLICY CCW29: BROADBAND
Subject to compliance with other relevant policies in this neighbourhood plan, residential,
commercial and community development proposals served by a superfast broadband (fibre-optic)
connection will be supported.
Where it is demonstrated through consultation with Next Generation Access (NGA) Network
providers that this would not be possible, practical or economically viable, appropriate ducting
should be provided within the site and to the property to facilitate ease of installation at a future
date on an open access basis.
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Appendix 6 – Letter from TDC to the CCWNP Examiner (Mr Edge)
25th June 2020

Mr Jeremy Edge
Via email

25th June 2020

Dear Mr Edge
CCW Neighbourhood Plan Examination Report
I am writing in relation to your Fact Check report on the CCW Neighbourhood Plan to raise
some issues which have emerged on a close reading of both the report and Jeremy
Webster’s letter which I forwarded to you, and following a virtual meeting with the CCW
team and their planning consultant which took place on 24th June.
Let me first say that I do not underestimate the magnitude of the task of producing your
report. The submitted Neighbourhood Plan is long and complex, and the district policy
context is not straightforward. In my view it would be surprising if such a long Fact Check
report did not contain some inconsistencies as well as minor errors, and I hope you will take
this email in the spirit it is intended.
The CCW Steering Group are very disappointed with the recommended excision of many of
the Housing policies for the reasons they explain in Mr Webster’s letter. They have asked
that I bring to your attention the findings of the Court of Appeal in the case of Newick
Neighbourhood Plan, that a Neighbourhood Plan may also conform with the strategy of an
emerging Local Plan. I am cognisant that any legal judgement needs to be read in context,
and its further application to any particular case carefully considered. It would be helpful to
the Steering Group, and to TDC officers in anticipating member questions, to know that you
have considered it, even if it does not alter your views.
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I support the request set out in Mr Webster’s letter that you consider whether the report is
inconsistent in some areas in its reasoning for policy deletion. The letter particularly cites
policy CCW4 as being deleted not only on the grounds of inflexibility, but apparently also on
the grounds that emerging policy TLP 11 presents a more appropriate approach. There may
be other examples and I would be grateful if you could carefully review the justifications for
consistency, particularly in relation to the treatment of the Emerging Local Plan, before
issuing your final report. This will assist us in preparing the Decision Statement in due
course.
There are some areas where you have proposed a slight change in policy wording to
remove reference to the Emerging Local Plan but retain the thrust of the policy, and others
where you recommend deletion of the whole policy. Mr Webster’s letter cites CCW6
Affordable Housing as an example of where clarification of your approach would be helpful,
and I agree that this would assist both the Steering Group and TDC officers in explaining
why this locally important topic is not included in the Neighbourhood Plan.
CCW7 Housing Density is also cited in the letter as one where your considerations could
possibly be more clearly expressed. As TDC commented extensively on this policy in our
Regulation 16 response it is not appropriate for me to comment further, other than to say
that it is important to both the Steering Group and to TDC that we can understand and
explain the reasons for your recommendations, even if we do not agree with them.
Similar considerations apply to policies CCW 15 and 16 which, as I am sure you can
appreciate, cover issues particularly important to the local community. TDC commented on
CCW15 at Regulation 15, saying that it was not written as a policy and querying the title of
“Natural Landscape and Rural Character”, but we would not dispute the importance of the
issues it addresses or indeed that the general thrust is supported by national and local
policy. I am aware that the plan examined is the plan submitted, and that it is not the task of
the Examiner to rewrite the plan, and the following comments are made in the full
understanding that your recommendations must address the Basic Conditions. They are
also the comments of a TDC officer rather than the Steering Group. However, in this case I
wonder if you might be willing to consider the following suggestions or something along
similar lines:
•
•

•
•

Retitle the policy “Development in the Landscape”
Add the words “Where relevant and throughout the Neighbourhood Plan area” to the
beginning of the first sentence and “in line with the CCW NP Design Guidelines” to its
end.
Remove clauses d and e to a separate policy entitled “Provision of New Open Space”
Introduce the new policy with the words:

“Throughout the Neighbourhood Plan area, where new open space is to be provided the
following principles should be followed”
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Turning to policy CCW16, we find part of the reasoning for its deletion somewhat confusing.
The references to the AECOM Environmental Report seem a little odd, as my
understanding is that the Report was compiled at the end of the plan production process,
and therefore was considering the content of the plan as compiled for submission, rather
than the other way round. (The AECOM report also includes maps showing the views set
out in CCW 17, for example.)
I agree that Figure 8.1 shows areas which are outside the neighbourhood area and thus
outside the influence of the Neighbourhood Plan. However, Figure 8.1 could be modified to
remove these areas (as indeed you have recommended with certain views on Figures 8.38.6), or to show the wider context on an additional illustrative figure, while referring in the
policy to a map showing only areas falling within the Neighbourhood Plan area. While a
number of policy designations do extend across the neighbourhood boundary and thus are
strategic in nature, as is so often the case with environmental designations, I would suggest
that a policy which seeks to support the conservation and enhancement of only the areas
within the neighbourhood boundary could be construed as in line with the NPPF in
supporting strategic policies in the broad sense.
To my mind there is a greater problem in the discrepancy between the Green Corridors in
Map 7 of the CCW NP Design Guidelines and the Green Infrastructure Network shown in
Figure 8.1. As you rightly say, this is confusing, and it is regrettable. However, I suggest
that a way forward might be to accept the areas shown in the plan, and to correct/adjust the
wording and map in the Design Guidelines via an erratum slip or similar approach to remove
any conflict.
Finally, Mr Webster has asked me to say that he expects a reply to his letter to you, even a
short one – and that he understands that this will come via TDC.
I am most grateful to you for giving these points your consideration, and reiterate my clear
understanding that your recommendations are made in order to address the compliance of
the Neighbourhood Plan with the Basic Conditions.

Yours sincerely

Anna Cronin
Strategy Specialist
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Appendix 7 – Letter from Mr. Jeremy Webster, Chair CCWNP
Steering Group to the CCWNP Examiner Mr. Edge, 20th June 2020
To
Mr. Jeremy Edge
Examiner
c/o. Tandridge District Council

20 June 2020

Dear Mr. Edge
Examination of Caterham, Chaldon and Whyteleafe Neighbourhood Plan
On behalf of the Steering Group, I would like to thank you for submitting your Report following your Examination
of our draft Neighbourhood Plan. The length of your Report is obviously an indication that you have undertaken
the most thorough of Examinations.
As you would expect, members of the Steering Group and our professional advisors have spent a great deal of
time over the past two weeks reading your Report and assessing its implications for our communities in the years
ahead. We brought our thoughts together earlier this week at a meeting of the Steering Group and, following that
meeting, I am now instructed to write to you with our Fact Check response and a number of points for your
clarification.
Firstly, please find attached a schedule of the various typographical errors, incorrect geographical names and
other drafting errors that we have identified. We trust that this assists you.

Secondly, following our Steering Group discussions, we do have a number of matters where we seek your
clarification. I set these out below, and we would obviously welcome your comments on them, as it will
enable us to be much better placed when we present your final Report to our communities, hopefully within
the next month or so.
After a period of time in preparing the Plan that now extends to some nine years, we were pleased to finally
have a draft Plan that reflected the aspirations of our communities, incorporated detailed comments
received by Tandridge District Council and others submitted at the Regulation 14 consultation and which
would become an important development plan document for Development Management purposes in our
Plan area. Following the Examination, however, the Steering Group have expressed their concern to me that,
with the extent of your recommended modifications, the final Neighbourhood Plan will be a very different
plan to the draft Submitted for Examination. Some members of the Steering Group have found this difficult
to understand, as they believed that the Plan was proceeding to Examination with the support of the District
Council and large sections of our community.
We are of course pleased that you have been able to conclude that, subject to your modifications, the Plan
can proceed to a Referendum. However, as a Steering Group, we may well face some difficulties in
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explaining to residents why the draft Plan has been modified to such an extent, and hence this request for
some further clarification on the key issues that I know will resonate strongly with residents:
You held a Public Hearing as part of the Examination of the Plan on March 10th, 2020, and, as I believe that
you acknowledge, we devoted a great deal of time and effort into preparing for that Hearing, in order to
present you with the latest available data and information on each of the Matters that you had set out as
your Agenda for that Hearing. Much of this preparation was undertaken in tandem with officers from
Tandridge District Council.
It therefore came as a big disappointment to all of us that your Report recommends some major
modifications to the Plan which we had neither anticipated nor addressed before, during or subsequent to
the Public Hearing. To the best of our knowledge, you had not raised many of these areas of concern either
to ourselves or to the District Council following your initial assessment of the Plan and its evidence
documents. In fact, many members of our communities who attended the Public Hearing on March 10th
commented to me afterwards that they considered that the Steering Group and Tandridge District Council
seemed to have addressed your concerns on the various matters that were discussed that day, and notably
through the preparation of the joint Statement of Common Ground with Tandridge District Council on
Housing data that was concluded as a result of your questions. The Steering Group would have welcomed
further opportunity during the Examination, for instance an exploratory meeting, to discuss this further.
The biggest disappointment to us is the recommended deletion of the majority of policies concerning
Housing (specifically Policies CCW 1-4, 6 and 7), although we note that the Plan’s Objective No. 2, relating to
sustainable housing delivery, remains in situ.
There is some lack of clarity about how you have reached this decision. Notwithstanding your point that
some amendments may be required to add clarity to the supporting text, on the one hand, it seems to us
that your principal reason for the deletion of some of the policies, for instance Policy CCW1 (Location of
Development), is due to the fact that the emerging Tandridge Local Plan is still at its Examination stage, and
therefore not yet Adopted. Our understanding is that you consider such draft policies to pre-empt the
outcome of the Local Plan process, meaning that they are either based on untested scenarios and/or that
they may be rendered out-of-date once the emerging Local Plan is adopted.
On the other hand, you have recommended the deletion of other policies, for instance Policy CCW4
(Retention of Existing Housing Stock), because they potentially duplicate an emerging Local Plan policy, in
spite of the fact that the Local Plan is not yet adopted. This is confusing because, as you have suggested in
your Report, for instance at paragraph 5.50, there is no guarantee that individual emerging Local Plan policies
will be found sound, and indeed this has been the one of the reasons provided to delete other policies.
Furthermore, some draft policies are recommended for deletion because of their reference to an emerging
Local Plan policy, for instance Policy CCW6 (Affordable Housing). These policies have been developed based
on evidence collated for the emerging Local Plan and we would like to understand why the emerging Local
Plan policy reference could not simply be either removed or amended, rather than the entire policy being
deleted (as is the case in Policy CCW9 Design of Development).
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We are therefore seeking clarity on your approach here. We are aware of many Neighbourhood Plans that
have addressed Housing requirements set out in emerging Local Plans for their locality – and with the
blessing of the relevant District/Borough Councils, and other Examiners – and in some cases prior to their
Local Plan’s submission for Examination. Indeed, our understanding is that where a neighbourhood plan is
intending to be made before a new local plan is adopted, then the emerging neighbourhood plan should be
aiming for general conformity, or at least not undermining that conformity, with the strategic scheme of the
emerging local plan. We believe this was tested at the Court of Appeal with regards the Newick
Neighbourhood Plan, where the judgement confirmed that the ‘neighbourhood plan may also conform with
the strategy of an emerging Local Plan’. The simple question that some Steering Group members have asked
is “Why is our Plan different to those other Plans?”
May I cite one example of the deleted Policies, namely Policy CCW7 (Housing Density). Density is a valuable
tool for decision makers and Policy CCW7 was drafted to provide base lines for housing densities that could
be approved in the Plan area without the need for further evidence. They are not restrictive densities and
are fully in line with Tandridge District Council’s own (current) density guidelines derived from an Arup study.
We struggle to understand your recommended deletion of the policy.
A huge amount of effort was devoted to generating the evidence for the suite of Housing policies that
reflected the housing requirements for our Plan area. This of course preceded the more recent national
policy guidance that District Councils should provide Neighbourhood Plan groups with an indicative housing
requirement for their areas. In fact, however, we had approached the District Council during the Plan’s
preparation seeking such a housing requirement target for the period up to 2033, but that was not
forthcoming. The fact that Tandridge District Council raised no specific representations at the Regulation 16
stage regarding our overall housing requirement, and agreed the joint Statement of Common Ground on
housing data (which addressed their detailed site-specific points mainly regarding Table 5.2), gave us
considerable re-assurance that we were ‘on the right track’.
This will be a key issue for our communities to consider when your Report is published, and we shall have
some difficulty in explaining to them that we can only rely on Tandridge District Council’s Core Strategy (of
2008) and their Detailed Policies document (of 2014), both of which are in many respects out of date, not
least in relation to national policy. The Housing theme was, perhaps unsurprisingly, the most prominent
issue raised in all of our consultation and engagement work during the preparation of the Plan.
Are you able to clarify to us please, why you chose to recommend the deletion of the Housing policies rather
than make relevant text amendments, as is the case with Policy CCW5 for example?
Our second request for clarification concerns the scenario that could happen whereby the emerging
Tandridge Local Plan fails at its current Examination. Whilst we would not wish that to happen, the
appointed Inspector has recently raised a significant question regarding the funding of some necessary
Highways infrastructure for the proposed South Godstone Garden Village.
If the Local Plan does not succeed at Examination, and there is a further delay (probably of several years)
before a revised Plan is prepared and Examined, we will only have a Neighbourhood Plan that is manifestly
“out of date”, because it is in general conformity with the existing Tandridge District Council Plans (that
would even further out of date by that time) and with no opportunity to Review our Neighbourhood Plan.
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Our communities would, I sense, view the Neighbourhood Plan as being completely ineffectual and providing
no policy “defence” to the inevitable speculative development proposals on sites that we would oppose, and
our residents would expect us to oppose. I cannot see at this time how I can give them the necessary
reassurances.
May I ask whether you considered this scenario and whether, in your recommended deletion of all the
relevant policies (and I would point to Policies CCW15 and CCW16 as being extremely relevant in this
context), you took into account the situation where the Neighbourhood Plan should contain a suite of
policies to address such speculative proposals?
Thirdly, and perhaps a little surprising to us, is that you have chosen to provide little comment upon the large
number of representations made at the Reg. 16 stage regarding Flood Risk in the Plan area. This is becoming
a serious issue for many residents, with the frequency of floods increasing. Residents view the problem, in
part, as being due to the increasing amounts of surface water run-off from new developments.
I sense that many people will view their inputs to the Neighbourhood Plan consultation process as having
been ignored.
Are you able to provide us with your reasoning on this matter, in order that I might be able to offer some
degree of assurance?

I apologise for the length of this letter, but it reflects the extensive discussions that have already taken place
within our Steering Group and obviously the length of your own Report, which raised very many points for
discussion.
We have found the Neighbourhood Plan process difficult to understand at times, and over the past nine years
we have had many ups and downs. We are grateful for the opportunity to Fact Check your Report, and I trust
that you will view these points of clarification as genuine concerns about the matters that we know will be of
great concern to our community. I want the community to be positive about our Plan, but there are some
issues where I know they will be greatly disappointed. I would therefore be extremely grateful if you are able
to provide some further clarification to assist us.
Yours sincerely

Jeremy Webster
Chair, CCW NP Steering Group

Edge Planning & Development LLP

38 Northchurch Road

London N1 4EJ

020 7684 0821
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Appendix 8 - Court of Appeal Decision - (Newick NP) 10 February
2017
Neutral Citation Number: [2017] EWCA Civ 58 Case No: C1/2015/3025
R. (on the application of DLA Delivery Ltd.)
- and Lewes District Council
- and Newick Parish Council

Edge Planning & Development LLP

38 Northchurch Road

Appellant
Respondent
Interested Party

London N1 4EJ

020 7684 0821
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Appendix 9 - Housing Site Availability in the Plan Area 2015 - 2026.
This sheet updates Table 5.2 to give the position at December 2019
Sub-headings taken from July 2018 Table 5.2 to enable read across
2019 figures
Housing Site Availability in the Plan Area 2015 to 2026. (Note)

Site Reference
2017/2227
2017/1282
2018/1444
2018/2445
2019/1801
2017/1774
2010/1175
2011/1117
2013/72
2013/1880
2012/505
2013/761
2013/1196 & 2017/2351
2012/697
2012/1168
2012/1477
2012/939
2014/384
2014/491/nc
2013/1880/nc
2014/1451
2013/885
2013/1504
2010/579
2006/312
2016/1727
2015/2057 &2016/1746
SUB-TOTAL

2015/1540
2015/2263
2015/1334
2015/1047
2016/1305
2015/31/nc
2016/44
2015/1926
2017/1399/nc
2018/82
2017/733
SUB-TOTAL

Site name

Completions
(at December
2019)

Units (net) Expected DeliveryStatus

70 to 74 Godstone Road, Whyteleafe CR3 0EA
64 and 66 Beechwood Road, Caterham CR3 6NB
Land rear of 55-65 High Street, Caterham CR3 5UF
Land off Annes Walk, Caterham see line 67 ( Note) **
Rear of Clearway Court, 139-141 Croydon Rd, Caterham CR3 6PF
Chaldon Road Clinic, Chaldon Road CR3 5PG
223-227 Croydon Road Caterham
Oaklands Coulsdon Road Caterham ( Note)
Adult Education Centre Caterham
Whyteleafe House Godstone Rd Whyteleafe ( Note)
Caterham Cars Station Ave Caterham
Pinewood Garage Chaldon Rd Caterham
126-128 Harestone Hill Caterham ( Note)
110 Chaldon Road Caterham ( Note)
Applewood House Firs Rd Caterham ( Note)
9-11 Stanstead Rd Caterham ( Note)
125 Godstone Rd Whyteleafe
Marie Curie Harestone Drive Caterham
Orbital House 85-87 Croydon Rd Caterham
1-9 Whyteleafe Business Centre CR3 0AT (Note)
St Thomas Station Rd Whyteleafe ( Note)
Chaldon Mead Rook Lane Chaldon
76 Croydon Road Caterham (Note)
200 Coulsdon Rd Caterham
Gadoline House Godstone Rd Whyteleafe
Marie Curie Rear Site
Tillingdown Farm ( Note)

Revisions since Housing Group Report
Bronze Oak ( Note)
Land at 186 and rear 174-178 Whyteleafe Rd
Land at 170/ rear of 162-168 Whyteleafe Rd ( Note) **
Ninehams Gardens Caterham
Rear of Whyteleafe Business Centre
The Gardens Church Hill Caterham
Quadrant House 47 Croydon Rd Caterham ( Note)
143 Godstone Road Whyteleafe
Caterham Youth Centre 89a. 91 Godstone Rd
Spire Court Stanstead road
Rose and Young Caterham ( Note)
Permitted development:
Clear Way Court 139-141 Croydon Road ( Note)
Maybrook House Godstone road Caterham ( Note)
Heronswood 51 Harestone Hill Caterham
(Note)

9
6
6
39
9
6
11
53
38
167
35
14
15
13
11
12
9
28
19
47
10
5
9
14
118
4
9
716

2019/20
2020/21
2020/21
tba
tba
2019/20
2015
2015
2017/18
2020/21
2015/16
2016
2016/17
2017
2017
2016
2015
2017
2016
2016/17
2017
2016
2017
2015/16
2019/20
est 2020
est 2020

26
13
10
15
12
11
0
6
17
4
48

2021
2017/18
2020
2018/19
2018/19
2017/18

Not started
Completed
Under construction
Completed
Completed
Completed Oct 2019

2016/17
2016/7
2015/16
2021/22

Completed
Completed
Completed
Under construction

not started
Under construction
not started
not started
not started
not started
Completed
Completed
Completed
Under construction
Completed
Completed
Completed
Completed
completed
Completed
Completed
Completed
Completed
Completd
Completed
Completed
Completed
Completed
Complete
not started
Under construction

9
6
6
39
9
6
11
53
38
167
35
14
6
13
11
12
9
28
19
47
10
5
9
14
118

452

16 est 2019/20
20 2020/21
8 2019/20
206

Outstanding

9

4
9
264

26
13
10
15
12
11
0
6
17
4

0

48

Planning permission granted
Under construction
Not commenced
78

16
20
8
128

New Sites 2018 TDC Monitoring
238 Godstone Road Whyteleafe
409-411 Croydon Road Caterham
Hornchurch Hill Whyteleafe (Note)
57 Tupwood Lane Caterham
Seltek House 38 Westway Caterham
SUB-TOTAL

8
10
7
18
16
59

Allocations
Allocations

TDC Housing Topic Paper 2018 (Note)
HSG05 Sandiford House 40 Stanstead Rd Caterham (Note)
CAT005/HSG08 156-180 Whyteleafe Rd. (Note)

14 2021
20 2021

14
59

Allocations
Allocations
Allocations

CAT044/HSG09 Fern Towers
HSG19 Edgeworth Close Whyteleafe ( Note)
CAT081/HSG7 Coulsdon Lodge ( Note)

6 2020
6 2021
14 2021

6
6
14

CAT079

Hallmark House Timber Hill Rd Caterham

6 2020

6

2017/358
2017/240
2017/2076
2017/1770
2018/209/nc

Site Assessment
SUB-TOTAL

CMP 2 Church Walk Caterham (Note)
CMP4 Furniture Store WH ( Note)
Golden Lion Caterham ( Note)

OVERALL TOTALS

est 2019/20
est 2020/21

Under construction
planning permission granted

est 2020/21
est 2020

Outline planning
Completed

150 2022
20 2020
15 2021
251
1232

Windfalls completed 2015- end 2019 on all land (Note)
GRAND TOTAL

Edge Planning & Development LLP

72

8
10
7
18
16
16

43

0

150
20
15
290

546

725

complete
22

outstanding
47

1304

38 Northchurch Road

London N1 4EJ

020 7684 0821
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