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needs and taking the impact of new 
development into account. In this way 
value is increased for everyone, not just 
the developers.

Landform Smallfield Ltd
23-25 Great Sutton Street
London EC1V 0DN

+44 (0)20 7017 1788
info@landformestates.com
landformestates.com
 

DeveloperProject Team         page 1

Planning Background     page 3

Concept Masterplan      page 5 

Landscape and Green Belt   page 7

Ecology           page 8

Flood Management      page 9

Highways and Access     page 10

PSP Consulting
Patrick Gurner 
Director

T. +44 (0)7887 701715

Highways Consultants



land north of plough road, smallfield - development brief Page 2  

Barton Willmore
7 Soho Square, 
London W1D 3QB

T. +44 (0)20 7446 6888 
F. +44 (0)20 7446 6889
bartonwillmore.co.uk

Planning Consultants

JTP
Great Sutton St, Clerkenwell, 
London EC1V 0DN

+44 (0) 20 7017 1780
info@jtpcom
jtp.com 

SLR Consulting Limited
Langford Lodge, 109 Pembroke Road,
Clifton, Bristol, BS8 3EU

T. +44 117 9064280
slrconsulting.com

Landscape Architects

A T Coombes Associates Ltd 
Chartered Foresters & Consulting Arboriculturists
6 Chapel Street Barford Norwich NR9 4AB

T. +44 (0)1603 759618 
atcoombes.com

Arboriculturist Consultants

Cannon Consulting Engineers
Cambridge House Lanwades Business Park
Kentford CB8 7PN

T. +44 (0)1638 555107 
F. +44 (0)1638 555106 
cannonce.co.uk

Flood Risk and Services Consultants

Ecology Solutions Limited
Farncombe House, Farncombe Estate
Broadway, Worcestershire WR12 7LJ

T. +44 (0)1451 870767 
ecologysolutions.co.uk

Ecology Consultants

Masterplanners



land north of plough road, smallfield - development briefPage 3  

Land North of Plough Road - Location Plan (Tandridge District Council Local Plan - Our Local Plan 2033, July 2018)

Planning Background

Tandridge District Council is preparing a new Local Plan 
setting out a development strategy for the district up 
to 2033. The new Local Plan, once adopted, will guide 
key planning decisions across the district and achieve the 
following:

•	  Deliver new infrastructure.
•	  Help provide affordable housing and homes for all  

communities.
•	  Support local business and attracts inward   

investment, helping the area thrive and capitalise 
on our connections with London, Gatwick and the 
southeast.

•	  Help ensure the district remains a place where 
people want to live, work and visit.

To achieve this the Local Plan will allocate sites for 
housing, employment and open spaces and set out 
policies to be used in the assessment of planning 
applications in the future. The Local Plan will replace 
the Council’s planning policies currently set out in the 
adopted Tandridge District Core Strategy (2008).

Consultation into the new Local Plan submission version 
(Regulation 19) closes on Monday 10 September.

Tandridge District Council will then submit the Local 
Plan for Examination by an independent Planning 
Inspector (Regulation 20) which will take place in early 
2019. It is anticipated that the new Local Plan will be 
adopted in Summer 2019.

22Housing

HSG03: Land North of Plough Road, Smallfield

(C3) 120Use / Estimated Site
Yield:

9.2haSite Size:

Site Description:

The site is an area of agricultural land immediately to the east of Smallfield. The site is bounded
by a mixture of hedgerows and has frontage with Meadow View to the west.

Other evidence-based references: HELAA SMA 030

Site-specific Policy Requirements:

In addition to complying with other relevant policies of Our Local Plan including those relating
to affordable housing and design, applications will be supported where the following site-specific
matters/requirements are addressed:

Our Local Plan 2033 101
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The emerging plan allocates 9.2 hectares of land north 
of Plough Road and east of Meadow Lane for up to 120 
residential units through emerging policy HSG03.  Policy 
HSG03 states the following:

In addition to complying with other relevant policies 
of Our Local Plan including those relating to affordable 
housing and design, applications will be supported 
where the following site-specific matters/requirements 
are addressed: 

Green Belt Amendment 
The exceptional circumstances to justify the release of 
this site from the Green Belt have been identified and 
the allocation of this site has resulted in an alteration to 
the Green Belt boundary. 

New Defensible Boundaries 
Design and layout should actively seek to create and 
preserve, clear and defensible boundaries between 
the edge of the site and the Green Belt to which it is 
adjacent 

Landscape 
Design and layout will need to ensure that any 
visual impact of the development is minimised and 
sympathetically reflects the edge of settlement location. 

Ecology  
An enhanced ecological network including buffers to 
north and east boundaries would be required. 

Flood matters 
Proposals should respond to the risk of fluvial flooding 
(Flood Zone 2) along its southern boundary, the risk of 
surface water flooding along the northern boundary, 
through the centre of the site from the east and 
potential ponding to the west of the site and close to 
the site. 

The redevelopment of this site is required to enable 
flood mitigation for the wider area. Proposals which do 
not make provision for flood mitigation as a main focus 
in design and layout, will not be supported. 

Infrastructure 
In accordance with the Infrastructure Delivery Plan 
(IDP), financial contribution to/onsite provision of the 

following infrastructure are relevant to the development 
of this site and will be a requirement of any proposal: 
•	 Explore opportunities for junction improvements at 

Plough Road/Redehall Road/Chapel Road/Wheelers 
Lane 

•	 On site provision of attenuation ponds 
•	 Plough Field Park Youth Provision

Applicants will need to have early engagement with the 
Environment Agency and Water companies to discuss 
matters pertaining to Waste Water Treatment Works 
and resolve these, where necessary.

Affordable Housing 
The affordable housing will be provided in accordance 
with the Council’s Policy CSPP4 which seeks 40% on 
sites in semi-rural service settlements. The tenure 
and size of the houses will be in accordance with the 
Council’s Housing Strategy.

Site Promotion – To Date
Landform has submitted representations in respect of 
the Housing and Economic Land Availability Assessment 
(HELAA) dated September 2015, the Issues and 
Options Local Plan consultation dated February 2016, 
a further HELAA submission in April 2016 and a 
Regulation 18 Local Plan consultation in December 
2016.  

More recently, Landform and Cannon Consulting 
Engineers have provided Tandridge District Council with 
additional technical work considering flood and surface 
water management, both at site specific level and across 
the wider village area.

Community Engagement
Landform met with Burstow and Smallfield Parish 
Council in Spring 2017 to present the emerging 
proposals and show how they could enable flood 
mitigation for the wider area. 

Proposals are now at an advanced stage and Landform 
will present them to the parish on 25 September 2018. 

Further public engagement workshops will be held with 
local stakeholders as the plans for the site evolve in 
more detail. 
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Smallfield

Concept Masterplan

Development & Access 

•	 Staggered building edge facing the countryside, 
breaking up the building form and ensuring 
lower height buildings on the edges

•	 Residential areas 

•	 Development responds appropriately to 
existing settlement 

•	 Pedestrian links

•	 Main vehicular access 

Nature & Landscape

•	 Defensible boundaries and zones of enhanced 
planting where the site meets the countryside 

•	 6-10m wide woodland buffer along eastern 
boundary facing the countryside, sufficient 
to create a robust and permanent green belt 
boundary and incorporating public footpaths

•	 Floodwater interception and management 
channel along the eastern boundary

•	 Surface water attenuation basins 

•	 Tree planted open space and flood 
management basin

•	 Multi-use landscape around the drainage area 
with meadow grass and wetland planting 
around wet ponds
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The concept masterplan illustrates a suitable framework 
for the proposed housing development. It has been 
designed to create a pedestrian friendly environment 
with a permeable network of routes encouraging 
walking and cycling.

The proposed development will accommodate a mix of 
dwelling typologies and tenures addressing local needs.

The concept masterplan has been developed following 
the context and site analysis, and the various technical 
assessments undertaken. 
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Landscape and Green Belt

The draft allocation for this site is described in the 
draft local plan 2018 as site SMA 030. The draft local 
plan and allocation recognises the green belt purposes 
and that any allocation would need to protect the 
countryside from encroachment, avoid sprawl and avoid 
coalescence, as set out in NPPF 2018 Paragraph 134. 

Landform recognise that a new Green Belt boundary 
to the east of the Site would need to be long term and 
based on physical landscape or other features readily 
recognised on the ground. The Development Brief 
provides further detail on how this would be achieved.

Landscape and Green Belt requirements issues are set 
out in the policy. These are to:

•	 Provide clear defensible boundaries where the site 
meets the Green Belt, that is to the north and east;

•	 Minimise visual impact and reflect the settlement 
edge location;

•	 Deal with flooding along the northern boundary; and
•	 Provide a drainage pond to the south

The site is defined by the urban area, and on the 
countryside edges there are hedges of various quality. 
There are no major landscape features on the site. 
Consequently the design philosophy to satisfy the 
requirements of the policy are to create a new 
landscape which will:

•	 Link into the urban fabric to the west, with 
pedestrian and vehicular links, with the creation of a 
common street;

•	 Provide a tree planted open space to the north; 
•	 Create a multi-use landscape around the drainage 

area to the south, with meadow grass and wetland 
planting around wet ponds;

•	 Create a locally indigenous fenced woodland buffer 
6-10m wide along the eastern side facing the 
countryside, sufficient for to create a robust and 
permanent green belt boundary; 

•	 Create a visually staggered edge to the countryside, 
breaking up the building form and ensuring lower 
height buildings on the sedges;

•	 Use traditional settlement forms that are common to 
this area.

Planting would be subject to a landscape and ecological 
management plan to be agreed with the local authority 
as part of a legal agreement. Species would be local and 
indigenous, with tree planted streets and the housing 
centred around a tree planted green. Specimen planting 
would be provided around the site entrance. Woodland 
would be created by extra heavy nursery stock, 
underplanted by whips of species such as thorn, maple, 
guelder rose, wild rose, holly and hazel.

This design approach will create a designed housing 
area which is defined by strong long term boundaries, 
allowing new houses but avoiding any extension beyond 
the allocated site. 

Landscape Strategy Plan

6-10m indigenous 
tree buffer along 

northern and 
eastern edge to 

create robust Green 
Belt boundary

Open space, informal 
recreation, play, 
natural space

Multi use open space 
and retention areas

Development 
broken up by 
green lanes

Tree planted 
swale

Tree planted 
buffer

Landscaped 
entrance
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Ecology

Ecological survey work completed has identified that 
the majority of the site comprises species-poor semi-
improved grassland fields, which have low intrinsic 
biodiversity value and provide few opportunities for 
faunal species. Whilst hedgerows and treelines along 
field boundaries have comparatively greater ecological 
value, the current management regime limits their value 
at present. 

Opportunities for protected and notable species 
are considered to be limited (in the main) to field 
boundaries, and there is no evidence to indicate that the 
site is likely to be of significant importance or value for 
any particular species or groups. There are no statutory 
or non-statutory designated sites of nature conservation 
interest located within or adjacent to the site boundary, 
although an area of Ancient Woodland lies to the north 
of the site.

Under the emerging proposals, the vast majority of 
boundary features are to be retained and protected. 

No built form is proposed in close proximity to Ancient 
Woodland, with a significant buffer of open space to 
be provided in the northern part of the site. There 
is significant opportunity to enhance the ecological 
value of the site, through bolster planting of existing 
hedgerows with native species, but also providing more 
species-rich habitats. 

The provision of wetland habitats in the southern part 
of the site provides scope to improve ecological value 
compared to the present situation, and deliver new 
opportunities of benefit for a range of species and 
groups, including invertebrates, foraging birds and bats. 

Whilst further survey and assessment work shall 
be undertaken to inform the emerging design of a 
development at the site, there is ample scope to 
not only mitigate for potential adverse impacts, but 
moreover to deliver a net gain to biodiversity, in 
accordance with legislation and planning policy.  
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Flood Management 

The flood management proposals for site HSG03 
will help to manage two sources of floodwater which 
currently impact on Smallfield. The first is the rural 
overland flow running across the land to the east.  The 
second is water flowing through the Weatherhill Stream.  
The flood management which will be delivered as part 
of the development proposals offers a wider solution 
by intercepting floodwater, storing it, and throttling 
the onward flow of this water before it reaches the 
Smallfield drainage network.

This will be achieved by creating two flood attenuation 
areas (grassed basins) upstream of Smallfield to be 
located within the site boundary. The two basins will 
be linked by an interception channel running along the 
eastern boundary of the site.  

The northern-most basin will sit on the banks of the 
Weatherhill Stream allowing water to overspill into the 
basin when water levels are high. As the Weatherhill 
Stream goes on to flow through Smallfield (partly piped 
and partly as an open channel) removing flow from the 
channel before it enters Smallfield will help to reduce 
the likelihood of flooding in the village, providing a wider 
benefit to the area. 

The interception channel marking the eastern boundary 
of the site, and the second basin in the south-east, will 
intercept overland flows from the land to the east.  
Intercepting this water will help to protect both the site 
itself, as well as the existing development to the west of 
the site.  

As well as managing water from outside of the site, the 
proposals will manage surface water run-off from the 
proposed development. The proposals will comprise 
attenuation basins in the south of the site, which will be 
sized to manage the 1 in 100 annual probability storm, 
including an allowance for climate change.

As shown by the outline masterplan, built development 
will be kept out of the small area of Flood Zone 2 in the 
south of the site.

The effect of the basins has been modelled by adding 
them into the Smallfield Flood Investigation Model 
which was prepared by Atkins for Surrey County 
Council (in their role as the Local Lead Flood Authority).  
The results of the modelling show the basins filling with 
water and the subsequent reduction in flows passing 
through the site and heading west.

Key
Site Boundary
Ownership Boundary 
Flood Zone 2 
Surface water attenuation basins
Interception channel and flood 
management basins
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Highways and Access

This section provides an updated view on highways and 
access with respect to the site.

HSG03 Site-specific Policy Requirements include 
‘Infrastructure’ as follows:

VI. In accordance with the Infrastructure Delivery Plan (IDP), 
financial contribution to/onsite provision of the following 
infrastructure are relevant to the development of this site 
and will be a requirement of any proposal:
•	 Explore opportunities for junction improvements at 

Plough Road/Redehall Road/Chapel
•	 Road/Wheelers Lane
•	 On site provision of attenuation ponds
•	 Plough Field Park Youth Provision
•	 Applicants will need to have early engagement with the 

Environment Agency and Water companies to discuss 
matters pertaining to Waste Water Treatment Works 
and resolve these, where necessary

The Tandridge District Infrastructure Delivery Plan 
(July 2018) identifies junction improvements at the 
Plough Road/Redehall Road/Chapel Road/ Wheelers 
Lane Junction (IDP extract below), costed at £65k. 
The developers of site HSG03 understand that the 
opportunities for junction improvements need to be 
explored and agree to make a reasonable contribution 
to any works identified. 

This emerging Policy approach is consistent with the 
views expressed in relation to this site in the 2016 
Housing and Economic Land Availability Assessment 
(HELAA), namely that ‘no constraints that could render 
the site financially unviable are identified at this time’.

Public Transport
Smallfield is of course close to Gatwick for air and rail 
travel. There are also local bus service routes 315, 324, 
424, 610 and 624 which run through Smallfield.

Traffic
We have observed traffic activity at the junction of 
Meadow View/Plough Road and other than a short 
period in the morning peak hour, traffic flows smoothly, 
without any significant delay, through the junction. 

The January 2016 Surrey Infrastructure Study, under 
the subheading ‘Development Suitability Analysis’ gives 
infrastructure highlights in Tandridge, including: ‘relatively 
low levels of periodic traffic problems on local road network 
(morning and evening during school term time)’.

In the Surrey County Council Strategic Highway 
Assessment: Scenarios 2A – F (May 2018) and the 
Strategic Highway Assessment: Mitigation (June 2018), 
the potential highway impacts of Tandridge District’s 
draft Regulation 19 Local Plan have been assessed for 
the forecast year 2033 using a combination of Surrey 
County Council’s strategic transport model, SINTRAM, 
and a local model (‘Tandridge SHAR’) derived from it.

The 2018 Strategic Highway Assessments conclude 
that “the analysis in this report shows that the impacts 
of each of the scenarios are not sufficiently severe to 
eliminate any one scenario on highway impact grounds. 
It is therefore considered that providing suitable 
mitigation can be identified, particularly in key locations 
along the A22 corridor, highway impacts should not be 
the determining factor when selecting between garden 
villages”. No mitigation is identified in Smallfield.

Access
The site is well placed for walking and cycling to existing 
facilities in Smallfield and the site can be readily accessed 
for vehicles and for pedestrians and cyclists from the 
east side of Meadow View. The publicly maintained 
highway records for Meadow View have been obtained 
from Surrey County Council to confirm that access can 
be delivered.

Accident Statistics
Studies of the Crash Map database show that there has 
been one minor accident just to the east of the junction 
of Plough Road and Meadow View in the last 5 years of 
records (September 2012). This does not constitute a 
location where accident remedial measures would need 
to be considered and further development in Smallfield 
as proposed in the emerging Local Plan is unlikely to 
increase the propensity for accidents to occur. 




