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Site Description

Land at Langley Vale, South of Downs Road and East of Headley
Road, Headley, Epsom, Surrey, KT18 6DL

RECOMMENDATION: Approve subject to conditions

Summary

The site has an area of 25.59 hectares and is currently undeveloped agricultural land
located in the Green Belt outside the built up area of Ashtead.

The Woodland Trust has submitted a joint hybrid application (which affects land within Mole
Valley District as well as Epsom and Ewell and Reigate and Banstead) for the creation of a
permanent car park, overflow car park, cycle parking, new access to Headley Road, gates,




height restrictor, ticket machine, CCTV, hard surfaced paths, multi-user paths and memorial
area, including sculptures (Full Application). Erection of visitors' centre and play space,
including play equipment, (Outline Application) and associated infrastructure for use in
relation to Langley Vale Wood - Centenary Woodland for England.

The application is supported by an Environmental Statement (ES) which provides an
assessment of the likely environmental impact of the proposed development taking into
account mitigation measures. The ES has been assessed as part of the consideration of the
application and has been the subject of consultation with external professional advisors and
statutory consultees.

The elements of the application that fall within Mole Valley District and are therefore to be
considered under this application include:
e The new access of Headley Road
Permanent and overflow car park
Cycle parking
Gates, vehicle height restrictor, ticket machine, CCTV, hard surfaced paths

This report sets out an assessment of the proposals against both national and local planning
policies.

The public benefits of the proposed Centenary Woodland include:

e Increased public access and recreational opportunities across a substantial area of
the countryside for members of the community including those with limited mobility

e educational opportunities and a venue for outdoor learning

improvements to health and wellbeing of the community by offering a venue for

outdoor learning and exercise

management of the woodland and habitats

biodiversity enhancement

habitat maintenance

opportunities for community involvement including conservation volunteer groups

The development would provide facilities to support the outdoor recreation and is therefore
considered to be appropriate development in the Green Belt. It would not conflict with the
purposes of the Green Belt and would maintain the openness of the area. The proposal
would, however, result in the loss of an area of high quality agricultural land, contrary to
advice set out in the NPPF and would not serve an existing identified deficiency (as required
under Local Plan policy REC11 ‘Built Recreation Facilities in the Countryside’ sub paragraph
4).

Officers have reviewed the findings of the applicant’s ES and concur with its conclusions.
When weighing the public benefits of the scheme in the planning balance, and taking into
account the views of professional consultees, officers consider that the social and
environmental benefits associated with the proposed development would outweigh any
potential harm arising from the loss of an area of agricultural land and non-compliance with
sub paragraph 4 of Local Plan policy REC11 (concerning ‘need’).

Accordingly, planning permission is recommended on the condition that development does
not commence until permission is also granted for the remaining elements of the Centenary
Woodland proposal located within Epsom and Ewell and Reigate and Banstead.



Development Plan

Metropolitan Green Belt
Area of Great Landscape Value

Relevant Planning History

3.2.

3.3.

3.4.

Description of Development

The application site is located in the Metropolitan Green Belt to the south of the village
of Ashtead and west of Epsom Racecourse. It comprises 25.59 hectares of arable
land and woodland to the east of Headley Road.

The site forms part of a much larger area of 259 hectares at Langley Vale and contains
a number of existing woodlands, some of which are classed as ancient woodland. The
Woodland Trust has acquired the entire site and is in the process of planting some
200,000 trees within it. The tree planting does not require planning permission and
was previously allowed under the Forestry Consenting regime.

The Woodland Trust is seeking to create four flagship woods — one in each country in
the UK in order to mark the Centenary of the First World War. The other Centenary
Woodlands in Northern Ireland, Scotland and Wales are open to the public and
contain, or are planning, some form of memorial. It is intended that Langley Vale
Wood would become the Centenary Woodland for England offering its visitors the
opportunity to access the countryside as well as dedicate trees to relatives and to
remember those who lost their lives during the Great War. Langley Vale has been
chosen by the Woodland Trust due to its former use as a training area for troops who
were to be sent to the front line during the War.

The car park which is the subject of this application would be necessary to provide car
and cycle parking for users of the site while the network of pathways would provide the
opportunity for outdoor recreation, conservation and education. The site would be fully
accessible to those with disabilities/or and impaired mobility.
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Figure 1: Neighbouring Authorities

This application forms part of a joint hybrid application for the creation of a permanent
car park, overflow car park, cycle parking, new access to Headley Road, gates, height
restrictor, ticket machine, CCTV, hard surfaced paths, multi-user paths and memorial
area, including sculptures (Full Application). The proposals Erection of visitors’ centre
and play space, including play equipment, (Outline Application) and associated
infrastructure for use in relation to Langley Vale Wood — Centenary Woodland for
England.

The elements of the proposal that fall within Mole Valley District and are subject of this
application include the creation of a permanent car park, overflow car park, cycle
parking, new access to Headley Road, gates, height restrictor, ticket machine,
CCTV and hard surfaced paths. The remainder of the proposals fall within the
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administrative areas of the neighbouring planning authorities as can be seen in Figure
1 above and will therefore be dealt with separately by the respective Authorities.

Throughout the remainder of this report, all references to the ‘wider site’ mean the
entire Woodland Trust site as it extends across the three local authority boundaries of
Mole Valley, Epsom and Ewell and Reigate and Banstead. All references to ‘the
application site’ relate only to land within the administrative boundary of Mole Valley
District Council that is subject of this application.

The main focus of the built development within Mole Valley District is the formation of
the vehicular access to the site off Headley Road and the laying out of the visitor car
park, divided into a permanent parking area for 70 vehicles and an overflow parking
area for a further 100 vehicles. It is intended that the car park would be open from
dusk to dawn throughout the year and would have no external lighting. Its use would
be monitored by parking wardens. The overflow car park would be brought into use for
special events.

The entrance to the car park would be gated and locked between dusk and dawn to
prevent unauthorised access. Additional gates would be installed at the entrance to
the overflow car park and the maintenance track. CCTV cameras would be installed at
the site entrance. The entrance gates would be locked and unlocked by employees of
a contracted car park management service. A vehicle height restrictor would also be
located at the site entrance to prevent larger vehicles from gaining access.

Within the site, signage would be erected to direct drivers to the permanent car park.
When the permanent car park is at capacity, temporary signage would be erected
within the site directing drivers to the overflow parking area. At such times, parking
marshals would be used to direct traffic and monitor the overflow parking.

The Woodland Trust intend to charge for vehicle parking at the site and a parking
machine would therefore be installed in the car park to facilitate this.

Hard surfaced paths would be provided to link the car park to the visitor centre,
memorial area, play area and to the wider woodland. The footpaths would connect to
the existing public rights of way network in the surrounding area.

The application is supported by an Environmental Statement (ES) which assesses the
environmental implications of the proposed development. A separate Environmental
Impact Assessment was undertaken for the Forestry Commission to cover the
proposed planting of 200,000 trees on the site. The tree planting does not require
planning permission.

The Woodland Trust have used a similar forest site at Heartwood Forest near St
Albans as a comparator and the basis on which to consider the likely environmental
and transport implications of the proposed development. It is estimated that the
Langley Vale site could attract up to 110,000 visitors per annum with approximately
77,000 arriving by car. The application is supported by a Transport Assessment which
has been assessed by the County Highway Authority.

During the course of the planning application amended information was submitted in
relation to the following aspects of the proposal:

1) the replacement of a proposed area of woodland with arable habitat

2) revision of the intended Construction Traffic Route taking it away from the village of
Ashtead and along Langley Vale Road to the B290
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3) an improvement to the horse crossing on Headley Road (to be secured via a
Grampian condition)

It is anticipated that the construction programme would take approximately 25 months
and that the access road and car park would be completed first followed by the visitors’
centre, the memorial area and the play space (located within Epsom and Ewell
Borough Council’s administrative boundary).

An assessment of the main planning issues arising from the proposed development is
set out below.

Environmental Statement

The application is supported by an Environmental Statement under Schedule 2 of the
Town and Country Planning (Environmental Impact Assessment) (England and Wales)
(as amended) Regulations 2011 which covers the 25.59 hectare planning application
site and the wider 259 hectare woodland site.

The Environmental Statement presents an assessment of the likely significant
environmental effects of the proposed development — both positive and negative — in
relation to a range of environmental issues. The Statement refers to measures that
could be employed to mitigate against any potential harm. The following terminology
is used in the Environmental Statement to express the level of impact that various
aspects of the development could give rise to :

1) Major beneficial or adverse significant impact — where the development would
cause a significant improvement (or harm) to the existing environment

2) Moderate beneficial or adverse significant impact — where the development would
cause a noticeable improvement (or harm) to the existing environment

3) Minor beneficial or adverse significant impact — where the development would
cause a small or barely perceptible improvement (or harm) to the existing environment

4) Negligible impact — where there would be no discernible improvement or harm
caused to the existing environment.

The topics that were assessed in the Environmental Statement together with their
anticipated level of environmental impact is set out below:

Traffic Impact - negligible. The anticipated peak weekday hours for the Centenary
Woodland would be late morning and early afternoon and would not therefore coincide
with peak traffic (08.00-09.00 and 17.00-18.00) therefore impact on the operation of
nearby road junctions is limited. Given that weekend traffic flows on the network are
much lower than weekday peaks, the combined flows (normal network plus traffic to
the Centenary Woodland) would be lower than the modelled capacity of the highway
junctions. In addition, it is expected that up to one third of visitors will travel to the
Wood by non-car modes

Noise & Vibration:

a) During Construction — locally adverse impact but temporary in nature and of small
magnitude and minor significance. Can be mitigated by implementation of
Construction Environment Management Plan (CEMP) secured via planning condition.




b) Operational Phase — negligible impact on traffic levels, therefore negligible change
in noise levels and of minor significance.

Air Quality — negligible impact. Can be mitigated by CEMP secured via planning
condition.

Biodiversity — Negligible and beneficial impact in long-term through Landscape
Management Plan and environmental enhancements. A Landscape Management
Plan can be secured by condition.

Hydrology, Hydrogeology & Drainage — the construction and operational phases
have the potential to negatively impact the hydrology, geology and drainage. However
suitable mitigation can be achieved by complying with pollution prevention guidelines
and the use of a CEMP planning condition; implementation of an effective surface
water drainage strategy and land management practices to prevent organic nutrients
and fertilisers from contaminating the site. Residual risks would be negligible with
suitable mitigation in place.

Landscape & Visual Amenity — minor to negligible effect due to the introduction of
new planting

Archaeology & Built Heritage — moderate beneficial effect associated with
exploration and recording. Due to earthworks involved in the construction of the car
park and footpaths any surviving archaeological deposits or buried historical features
would be at risk. Exploration (such as trial trenching) and recording should take place
and be secured by condition.

Officer comment — Since the submission of the planning application, the site of the car
park including the area around the embankment of mature trees (immediately east of
the proposed car park) has been thoroughly investigated using LIiDAR technology and
no significant archaeological assets were identified. The County Council Archaeology
Department is fully satisfied that the proposed development is acceptable and no
archaeological conditions are required.

Soils and Agricultural Land — 196.5 hectares of the site is made up of arable land
and grassland. The land is farmed by a local farmer under short term contracts of up
to one year. The proposal would take around 117 hectares (out of a total of 196.5
hectares of arable land) out of agricultural use and would therefore have a major
adverse impact on agricultural land. 69.5 hectares of the land currently in arable use
would be maintained as open space. The areas of proposed development (across the
entire site) would account for only 4% of the site area. Soil resources would therefore
be negligibly affected. Soil not sealed over by development and in areas of new tree
planting would be subject to reduced levels of erosion and improved soil stability. The
impact on the tenant farmer is considered to be minor adverse due to the short term
nature of the contracts which would not guarantee a fixed income in any respect.

Socio-Economic (education and health):

a) Education - Minor positive effect through educational opportunities for local schools,
local communities and interest groups.

b) Health — Minor positive effect insofar as the development would provide safe access
for walkers, cyclists and horse riders including those with mobility issues to a
substantial area of green infrastructure offering opportunities for physical exercise and
contributing positively to mental health.



Residual Effects (i.e. impacts after mitigation has been implemented)

It is anticipated that there would be minor beneficial residual effects arising from
ecological mitigation and a moderate beneficial effect associated with the exploration
and recording of part of the site for archaeology and cultural heritage. There would,
however, be some minor and moderate adverse residual effects associated with the
loss of agricultural land, the additional tree planting and the intensified use of the site
in this rural location.

The Environmental Statement covers the wider site which includes that element being
considered by Mole Valley District Council. The overall impacts are considered to be
acceptable with suitable mitigation and are discussed below under the heading of
‘Main Planning Issues’.

Consultations

SCC Highways —

1) comments dated 16/02/18:

More detailed and clear plans for the access junction and justification for the simple
junction layout is required. Reference is made to TD 42/95 for junction design
guidance which has led to a simple junction layout. However, in a review ofTD42/45,
there are a number of key criteria that are not being met and the design do not
conform to the guidance. Firstly, if the Transport Assessment (TA) is reviewed in terms
of traffic flows, the minor arm would exceed the 2-way AADT requirement of
300vehicles, the 7-day AADT is given as 304, with the worst-case scenario resulting in
a 2-way AADT of 608 vehicles, justification is required as to why the simple junction is
being used, when this does not meet the TD42/95 criteria. In terms of visibility splays
required, again the guidance does not appear to have been met and no justification
has been provided. For the visibility splays, an x-distance of only 2.4metres has been
given, this is below the standard detailed in TD 42/95. The x-distance outlined in TD
42/95 is given as 9.0metres for a simple junction layout, which this access would be
and there is clear guidance that in certain circumstances there can be a relaxation of
this to 4.5metres. No justification has been given as to why an urban visibility splay
has been applied to a rural setting junction, below the standard required.

Highway safety concerns have also been noted in connection to the proposed access
arrangement and its ability to accommodate the size of vehicle proposed. The roads
around the site are rural in setting with restricted and limited widths in many places.
The analysis provided for vehicle swept paths, only looks at one small section of the
network in one direction. This should be amended to consider all vehicle movements
requiring access from both directions covering a large car, large coach, fire tender and
the largest maintenance vehicle required to access the site. In the review it has been
noted that only access from the north is detailed, with no access from the south
indicated. Further, in the swept path analysis submitted in the TA one of the vehicles is
detailed as encroaching onto the opposite carriageway, highlighting the width
constraints in this location to accommodate the size of vehicle advised. This is seen as
a highway safety issue that must be addressed to avoid new conflicts arising.

From the analysis presented in the TA, it is accepted that the use of TRICS is unlikely
to provide any comparable site use. Thus, the inclusion of the analysis for the
Heartwood Forest is considered reasonable and acceptable. However, the Highway
Authority do raise a concern that the analysis is not fully representative. The TA has
not assessed a typical normal operational day and has not sought to justify the high
levels of on-site car parking being sought. Heartwood Forest is a much larger site, with
a smaller car park in place totalling 55 spaces on-site. On a direct land area



comparison basis, it is considered that the Langley Vale site would require less than
70 permanent car parking spaces, and this quantum has not been justified in the TA.
In a more detailed review of the TA, the impact of the proposals on the local City of
London Freemen’s School has not been considered, both with the routing of vehicles
accessing this site during peak hours past the school and potentially more problematic
with the routing of construction vehicles past the school site access. A revised TA is
considered required to address the above points on parking and vehicle routes past
the local school site at peak network times.

In a review of the submitted information, it is not clear what measures are being
adopted to reduce the level of car use and encourage sustainable travel? As detailed
in the planning policy documents, including NPPF, the primary focus connected to
transport is centred on sustainable travel and reducing car use. The proposals as
submitted focus on private car use, with no information in the TA that outlines how the
parking levels have been derived (other than what appears to be a simple copy of
another larger Woodland Trust site) and how car use will be minimised with only
residual car use being accommodated.

Transport Guidance centres on assessing a normal use and identifying residual car
impacts. By focusing on a ‘worst’ case scenario, the TA is not considered to comply
with recognised and accepted guidance recommendations. An amended TA is
required that focuses on a typical ‘normal’ daily use of the site to inform parking
requirements, with a worst-case scenario consideration to inform any ‘overspill’
requirement.

In relation to sustainable travel modes, it is noted that the level and provision of cycle
parking should be revised. Clarification is requested to justify why uncovered Sheffield
stands are proposed in the main car park area, some distance from the proposed
visitor centre. Further, the number of stands proposed does not meet the number of
cycle trips advised and would not enable an uplift in this mode of travel to be
accommodated. It is requested that a more focused strategy is considered for this
sustainable mode of transport, with an increased provision providing covered and
secure cycle parking being accessible and closer to the proposed visitor centre.

It is unclear from the proposals presented, whether a separate access strategy is
being provided for connected to other modes of transport, whether for walking, cycling
(as detailed above) or horse, and what alternative access strategies are in place to
enable these non-car modes of travel to easily be able to access the site without
having to be in conflict with vehicle movements at the car park access.

In terms of general access, it is also unclear from the plans how the site will connect to
the wider surrounding area to encourage sustainable travel. Given the proximity to two
train stations and local bus stops, how has the site been designed to maximise these
opportunities and what off-site improvements are being identified that would
encourage these modes of travel.

2) comments dated 23/03/18:

The further information submitted by the applicant does not fully respond to the
concerns of the County Highway Authority (CHA). The following information is still
being requested -

The CHA have identified a number of highway safety concerns relating to the arrival of
a large sized vehicle (namely a coach) and the further information has only partially
responded on this concern. The CHA advised that the analysis provided for vehicle
swept path analysis only looked at one small section of the network, from one



direction. This should be amended to consider all vehicle movements requiring access
from both directions, but with focus on the left turning movement into the site and the
right turning movement exiting the site. Although the further information seeks to
address this concern, it is noted that the scheme presented has not demonstrated that
all movements in and out of this site can be safely accommodated. The distribution
profile has vehicles arriving and departing from this both directions and as such the
swept path analysis should reflect all movements, as this is a new access.

The CHA remain of the opinion that a highway safety issue would be introduced with
the proposed access arrangement in its current configuration. The swept path
analysis submitted clearly details a large vehicle encroaching onto the opposite
carriageway on entry into the site. As the planning consideration is seeking full
permission for access, the CHA should be satisfied that the proposed new access can
support all vehicles expected to access the site. The CHA consider that the
encroaching of a vehicle onto the opposite carriageway is not acceptable as this is
introducing a new conflict where none currently exists on a 40mph road. The CHA
request that the access is reviewed and amended to remove this conflict.

In terms of the site layout, highway safety concerns are noted with reference being
made to a coach parking provision. In reviewing the site plans, although a coach area
has now been advised, this is not considered a suitable or easily accessible location.
As noted in the submission, a large coach is being indicated as requiring to turn
around in conflict with the main proposed car parking area. Further, the information
presented in relation to coach access should be justified, the submission details that
two or more coaches per month would arrive at this site based on ‘normal’ Woodland
Trust site information. However, what is being sought in this location is unique and the
only Centenary Woodland Trust experience in England. The CHA are of the opinion
that this site will attract more coach trips than a ‘normal’ Woodland Trust site and
accordingly consider that two coach parking spaces are required, with appropriate
access arrangements. This would be similar to the Heartwood Forest site as
indicated. The CHA would request a revised access strategy ad associated swept
path analysis to support two coach parking bays to be provided. Clarification is
required as to why the overspill car park could not be used/and set out for coach
arrivals.

The CHA noted that the connections to the wider network in relation to sustainable
connections was limited. As detailed in the supporting email from the officer, it is noted
that this same point was raised in connection to the ‘worst case’ scenario approach
adopted. As previously advised, the CHA assess applications on residual impacts and
seek maximisation of sustainable modes of travel. As currently presented, the
application has concentrated on private vehicle access and has not clearly
demonstrated what the residual impacts would be and what is being done to promote
and increase non-car modes of access.

2) comments dated 27/02/19

The CHA highlighted a number of outstanding queries in their earlier comments dated
23/03/18. A subsequent meeting was held with the CHA, applicant and the Borough
planning officers on 10 July 2018. Since then the applicant has undertaken further
analysis to respond to the key points raised.

Access & Visibility — the proposed visibility splay for the new access onto Headley
Road is acceptable and reflects the recorded traffic speeds in this location.

Swept Path Analysis — Revised swept path analysis has been submitted which
demonstrates that the site can be accessed by a standard size coach without any



encroachment across the centre line of the main carriageway. It is considered that the
applicant has presented a more realistic information as the previous details were
based upon the largest size of continental coach. Having reviewed the background
survey data from a comparable site, it has been demonstrated that the coach size can
be reduced. The CHA accept the revised swept path and consider that the access can
safely accommodate a 12m coach which can also be accommodated within the 15m
set back from the carriageway edge in advance of the height barrier.

Coach Access — The applicant has revisited the traffic survey data from a comparable
site in order to review the frequency of coach arrivals. The information indicates that
coach arrivals associated with large visitor groups such as schools, would be
infrequent. No more than one such type of vehicle would access the site each month.
The applicant has also made some amendments to the site layout to enable two
coaches and/or minibuses to be accommodated on the site at any one time. From an
amenity perspective, these larger vehicles are required to circulate around the main
permanent car park would could lead to a conflict with vulnerable users as they
leave/return to their vehicles. The applicant advises that any large group arrival would
be pre-planned and managed by the Woodland Trust. Conditions are recommended
seeking details of a Car Park Management Plan and an Events Management Plan in
order to ensure that on days when large groups are pre-planned, vehicle movements
can be managed and vehicle routing advised to avoid Farm Lane due to physical road
constraint.

Development Impact — The Transport Assessment submitted as part of the application
outlined that the day to day operation of the car park would have a minimal impact on
the local highway network. The applicants advise that the majority of ‘normal’ day to
day traffic movements would be after 9am and before 3pm — outside the highway
network peak hours. This position is supported by the traffic survey information
presented from the comparable site. The CHA requested further information from the
applicant in relation to the full car park being utilised for all 170 car parking spaces.
The applicant provided a revised assessment that demonstrated that in a worst case
scenario with all 170 spaces full, the proposed access to the site and the junction of
Downs Way with Headley Road would continue to operate with sufficient capacity to
support the maximum car park use. The applicant advises that the maximum use of
the car park will be infrequent and reserved for ‘special events’. The use and
management of the car park on these special occasions can be covered in the Car
Parking Management Plan and the Events Management Plan conditions.

Walking and Cycling Connectivity — The level and provision of cycle parking should be
revised. Itis unclear why unsheltered cycle stands are proposed in the main car park
and not provided closer to the visitor centre. The number of cycle stands does not
accord with the anticipated number of visitors travelling to the site by bicycle. Further
consideration should be given to the promotion of cycling and walking to the site. The
shared footway link could be improved in terms of its connection with the wider
highway network. The current proposals are reliant on car use and provide little in the
way of supporting and promoting walking and cycling links.

Accessibility — The application is focussed on private car access. The proposed car
park is located at the furthest point from local bus and rail connections — a point that
the CHA raised with the applicants at the outset of discussions on site considerations.
The applicant has explained how improved footways and bridleways would connect to
the wider network of public rights of way. The CHA consider that further improvements
can be made to enhance the surfaced links to improve the sustainable connections to
the wider network.
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Horse crossing — The site is close to Epsom Downs horse racing course and must
therefore take account of the equine industry. The proposed car park access would be
located 120m from an existing horse crossing on Headley Road. The applicant has
presented an indicative scheme to improve the bridleway that crosses Headley Road
to the west of the proposed site access. The CHA have considered the proposed
scheme and are generally supportive of improving this horse crossing facility. Further
design madifications would be required in order to make the horse crossing
acceptable. Such works would be secured via a Section 278 Agreement and would be
funded by the applicant.

Summary — The CHA have no highway safety objection to the application and consider
that the operation of the proposed car park would have minimal impact on the
operation of the highway network at peak times. However, in terms of sustainable
development, the proposed permanent car park and new access is focussed on
promoting car use rather than sustainable access. This places an increased reliance
on access by the private car despite the proposed improvements to the internal paths
within the site which are aimed at making the site more sustainable. The CHA has not
been presented with any justification as to why this part of the site has been chosen for
the car park and whether any option testing was carried out to ensure that only
residual private car use is being provided for.

The CHA acknowledges there are three dimensions to sustainable development and
that the sustainability of the site would need to be assessed on more than purely
transport terms. It is for the LPA to weigh the sustainable transport considerations
against the other policies in the NPPF and development plan, particularly those
relating to rural areas, to determine whether or not the proposed development would
be sustainable in its wider sense.

Conditions recommended.

SCC Archaeology —

1) comments dated 17/01/18:

The potential archaeological impacts of the development within MVDC are from the
permanent car park and access road. This is to be mitigated, in the first instance, by
the conduct of a trial trench evaluation. Its results will inform the need, or otherwise for
further archaeological work in that area and needs to be secured by condition. The
hard surface pedestrian paths within MVD to the south of the car park, are to be
surface laid and therefore do not have the potential to impact archaeology.

2) comments dated 09/03/18:

Further to the various correspondence regarding the Heritage issues relating to this
application, including the earthwork referred to as ‘Nutshambles’, please note that
some of the concerns raised there, and by others direct to myself with regards to the
impact of the car park and visitors’ centre, do require further consideration.

The applicant has submitted new information relating to the earthwork and re-
submitted information from the Environment Statement that was not included in the
original Archaeological Desk Based Assessment. That information affects the
assessment of the Heritage significance of not only the car park and visitors’ centre
locations but also has implications across the wider development.

Revised comments will be submitted to supersede those dated 17/01/18.



3) comments dated 19/03/18:

The applicant has submitted supplementary heritage information (Chapter 13 of the
Environmental Statement) in support of their application. In addition, further
information has been highlighted to me relating to the earthwork that divides the
location of the proposed car park and the Visitors’ Centre and the two fields in which
those proposed developments are located.

The combined information affects the heritage implications of the proposed car park
and the Visitors’ Centre and, therefore, the possible mitigation strategies that may be
required. Consequently, to ensure that the heritage provision of the National Planning
Policy Framework and the relevant Local Plan policies are addressed, further desk
based research is needed relating to those proposals, in addition to the recently
submitted material on the earthwork (Surrey County Archaeological Unit, 28 February
2018). That research should consider, but not necessarily be limited to, the following.

* evidence regarding the nature and function of the bank

* whether the proposed locations of the car park and visitor centre may have been the
site of the meeting place or ‘moot’ of the Copthorne Hundred using the various
research and phenomenological studies developed for assessing such sites

* consider the possible association of the bank, and other landscape and heritage
features within the study site, with any such meeting place.

In addition, a geophysical and metal detector survey of the two fields containing the
proposed car park and the Visitors’ Centre should be undertaken prior to
determination, to better establish their archaeological potential. The results of these
surveys, together with the further research, should provide a clearer understanding of
the possible use of the fields across the historic periods, allowing better informed
decisions to be made on the potential impacts of the developments and how best to
mitigate them.

The below ground impact of the multi-user path and associated hedges and/or fences
across the east of the site, has the potential to impact any archaeological assets that
may be present along its approximate 3.5km length. Given that the width of the path
ranges from approximately 5.5m to 7.5m and has a depth of 225 — 275mm minimum,
and that the depth of impact is likely to increase where it traverses any slopes, there is
a need for an Archaeological Impact Assessment (AlA) of its route. The assessment
should give particular consideration to the impacts on the possible heritage features
noted on the submitted LIDAR survey. The results of the AIA will allow the route of the
path to be fully assessed with regards to the suitability of its route, how any heritage
impacts can be reduced or avoided and for any resulting mitigation measures that may
be required to be determined.

4) comments dated 09/01/19:

As recommended in my previous comments, the applicant has submitted the results of
further desk-based research, a programme of geophysical survey and a field-walking
and metal detector survey, all related to the proposed car park and visitors’ centre. The
results show that the area surveyed is unlikely to have been the location of the former
meeting place of Copthorne Hundred.

The applicant has also submitted a Written Scheme of Investigation (WSI — method
statement) for the conduct of a trial trench evaluation across the site of the proposed
car park. | find the evaluation WSI acceptable.

The applicant has submitted an Archaeological Impact Assessment of the proposed
scheme of paths across the site. The assessment identifies five areas of potential
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impact as determined by a review of LIDAR data and the results of a walk-over survey,
and recommends a programme of archaeological monitoring of the groundworks
associated with the paths’ construction in those five areas. | agree with that
recommendation. The monitoring will need to be defined by a WSI that has been
submitted to and approved by the Planning Authority.

Following discussions with the applicant and their planning and archaeological
consultants, it was agreed that the site management plan will include actions to
manage and protect the known archaeological earthworks across the site, including
the Nutshambles bank, the lynchets and any other identified areas of
archaeology/earthworks across the site. This should include measures to ensure that
the possible barrow, identified in an initial geophysical survey and located in the NE
corner of field 24, remains within an area not subject to new tree planting, unless
further archaeological investigation of its nature and extent is conducted.

5) comments dated 07/05/19

The archaeological work on the car park and site access has been completed prior to
determination and | have received the report on its results. It was generally negative so
no further archaeological work is required in respect of that area.

Surrey Hills AONB Planning Advisor —

The applications do not directly involve any part of the Surrey Hills AONB but fall within
the AGLV. The AONB planning issue therefore is whether any part of the proposed
development would impact upon the setting of the AONB through harming public views
into and from the AONB. The AGLYV is also an area of high quality landscape needing
to be protected for its own sake against development.

Strong AONB support is given to the principle of the proposed woodland, recreation
and educational facilities. In this connection the application submission includes a
letter of support from Rob Fairbanks, the Surrey Hills AONB Director. Further,
implementation of the landscape improvement proposals before the Surrey Hills AONB
Boundary Review is completed by Natural England may justify this part of the AGLV
being included in the AONB.

My initial advice to the 3 Planning Departments, whilst expressing generally strong
support for the proposals, did though express two landscape protection concerns that
involve Epsom and Ewell and Mole Valley.

The first concern was that the proposed visitor centre located towards a ridgeline
would potentially detract from the iconic unspoilt view of the Surrey Hills AONB
enjoyed by many of the public from Epsom Racecourse. This public view is all the
more important and unusual because of its proximity to London and because no
buildings can be seen, contrasting with the view of London to the north. The fact that
this unspoilt view has been protected is a tribute to effective British planning control.
Epsom Racecourse is of international repute and this lovely landscape backdrop
contributes significantly to the beauty of its setting.

My advice was therefore to relocate the visitor centre to the west more closely related
to the car park and immediately behind a line of trees that would screen it from Epsom
Racecourse and yet allow a filtered outward view under the canopy and through the
veil of trees. Visitors could still walk in front of this thin line of trees to enjoy the
uninterrupted view.

The second concern was more localised and was to suggest setting the proposed car



park further back from Headley Road and Langley Vale Road in order to allow for
sufficient screen planting.

Subsequently, the 3 Councils commissioned landscape consultants, EDP, to carry out
an Environmental Statement Review (Landscape and Visual Impact). The consultants
agreed with the submitted Landscape Visual Impact (LVI) Assessment which found no
significant effect on the Epsom and Walton Downs in the long term as a result of the
approved woodland planting scheme and primary and secondary mitigation.

The Councils are advised to be cautious against giving weight to the above summary
of visual assessment for the following main reasons.

EDP only considered the view from Epsom Racecourse (VR20 in the submitted LVI) to
be of medium and not of high sensitivity. This was because they considered the high
degree of urban elements in the foreground of the view would reduce its sensitivity and
the significance of effects to Minor Adverse in the short term. | question whether the
white railings, a signpost and a lighting column constitute a high degree of urban
elements and in this context. Further, the most important feature in this view is the
natural beauty of the landscape in the background. There are also other viewpoints in
the vicinity where these “urban elements” do not feature.

In photographs VR 21 to 28 from Epsom Racecourse EDP agrees they are all of high
sensitivity. | had expressed concern on the grounds that the views from the elevated
stands and adjoining areas of the race course would likely be spoilt by the introduction
of the visitor centre that would probably be the only building visible in this panorama.
The consultants dismiss my concern on the grounds that ‘there is no representative
viewpoint from the stands because they are not publicly accessible, other than by
persons attending race meetings’.

Certainly, private views, particularly from homes, are not a material planning
consideration. But Epsom Racecourse, including the stands, is visited by many
thousands of people in a year. It is of international repute. The public frequenting the
Rubbing House public house and restaurant also enjoy this unspoilt view as too do
many walkers on the Downs on other than racing days (see before and after
photographs at Appendix 12.2 Sheet 9). To assert that the high number of people
visiting the racecourse and the public walking and visiting the locality at other times is
not a representative viewpoint is therefore at best questionable.

Besides those walking and exercising their dogs in the vicinity of the racecourse are
walkers, horse riders and cyclists using the public rights of way network who would
see the visitor centre. An example is those using the public bridleway at the bottom of
the hill leading to Langley Bottom Farm and beyond to the east (the straight route of
which is shown in Appendix 12.2 Sheet 6). A further example is the visualisation of the
visitor centre from the public footpath leading from the previously referred public
bridleway at Langley Bottom Farm to Langley Vale Road as shown in Appendix 12.2
Sheet 7. The white outline shown in some of the visualisations is recognised not to
represent the massing of the proposed building but its available space.

EDP go on to state that “in the longer term, the maturing woodland would increase the
screening of the proposed development in all cases, and thus reduce the magnitude of
effects of the development on the receptors, to Slight or Negligible, resulting in
Moderate-Minor to Minor-effects”.

However, the landscaping plan shows only arable and some shrub planting in front of
the proposed visitor centre. Relatively little new planting is proposed further down the
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slope and to the south which would not be in the line of sight of the visitor centre from
the racecourse. The area for natural regeneration to which is referred and is shown in
the visualisation would be north of the visitor centre, again not in the line of sight of the
visitor centre with the racecourse. Also, the land falls away so that the visitor centre
may be visible over the top of vegetation.

Even were the landscaping proposals amended it seems inconceivable that in practice
far reaching attractive views from the visitor centre would want to be blocked by new
planting. The location of the proposed visitor centre seems to have been chosen in
order to enjoy the views. If views from the proposed visitor centre are gained so it
follows the visitor centre would be visible from the racecourse.

For these reasons the dismissal within the EDP report of the concern that the visitor
centre would likely spoil the beautiful views from the racecourse does not seem to bear
scrutiny.

If the Planning Authorities do not accept my advice that alternative locations for the
visitor centre should be explored at this outline stage, the location of the visitor centre
should not form part of any outline approval but be reserved for consideration as part
of the detailed submission.

Possible mitigation measures to reduce the landscape impact of the visitor centre
would include the following:

* The retention of the adjacent line of trees that form a backdrop to the proposed
building from most viewpoints.

* A muted and dark colour for the building, including its roof, to allow it to be more
effectively assimilated into its landscape setting. A conspicuous light-coloured building
should be avoided.

* The form of the building should avoid long straight lines contrasting with the natural
contours and features of the landscape

* The building should be designed to minimise reflections and light pollution at times of
darkness from any extensive glazing

With regard to the second initial concern, moving the proposed car park slightly further
away from Headley and Downs Roads to reduce the visual impact of parked vehicles
and allow for more screen planting would not seem to cause any difficulties and should
be sought.

Officer comment — The main focus of the AONB Planning Advisor’s concern relates to
the proposed visitor centre which would be located within Epsom and Ewell and does
not therefore form part of this application. The issue of the visual impact of the
proposed development on the landscape and character of the area is discussed below
under the heading of ‘Main Planning Issues’.

Independent Environmental Advisor (Environmental Dimension Partnership Limited
(EDP)) commenting on (1) the landscape and visual impact aspects of the
development and (2) the comments of the Surrey Hills AONB Planning Advisor: - The
proposed development would not result in significantly harmful effects on the Epsom
and Walton Downs in the long term as a result of the approved woodland planting
scheme and primary and secondary mitigation as described in the Environmental
Statement submitted in support of the application. There would be a relatively lower
level of short-term visual effects upon views from Epsom and Walton Downs if the
visitor centre were to be situated in the western field proposed for the car parking due
to the filtering effect of the existing mature field boundary trees/shaw. However, in the
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longer term, the woodland planting proposals would change the landscape character
and reduce the existing openness of this part of the ridge and effectively screen the
visitor centre in its current proposed location. The relocation of the proposed visitor
centre to the field where the car park is currently shown would inevitably increase the
visual effects on surrounding rights of way and roads and would necessitate mitigation
measures to minimise effects.

Natural England — Based upon the information provided, the proposal is unlikely to
affect any statutorily protected sites or landscapes. The proposals have the potential
to affect Ancient Woodland and should therefore be assessed against Natural
England’s standing advice. This advice assesses proposals in terms of the impact of
development on any ancient woodland including whether the impacts could be
completely avoided, the scale of woodland loss, connections with other woodland and
the benefits of mitigation measures.

Surrey Wildlife Trust —

1. comments relating to original submission dated 29/01/18:

Some of the information on the indicative master plan that is intended to show the
proposed distribution of habitats if out of date. Surveys of the field margins undertaken
in 2017 have found new locations and/or re-confirmed the presence of several rare
plants. These are not reflected on the Master Plan. The proposed landscaping to the
car parking field indicates that this area would include grass, low shrubs and
wildflowers as well as copses of native trees. This planting should be achieved using
locally-collected seed bearing hay from a nearby site. SWT agree with the advice from
the Environment Agency regarding the construction of the permanent car park and the
sensitivity of the underlying aquifer.

2. Further comments dated 01/03/18 relating to the entire site area:

The site contains arable field margins, hedgerows, lowland mixed deciduous
woodland, some of which is ancient woodland and lowland grassland, all of which are
‘habitats of principal importance for the conservation of biodiversity in England’. The
Environmental Statement identifies the presence of protected species — mainly plants
and birds. The ecological surveys have been thoroughly scoped and undertaken in
conformity with the relevant guidelines and procedures recommended by the
Chartered Institute of Ecologists and Environmental Managers (CIEEM) and
appropriate specialist conservation bodies. The site has been formally recognised as
the most species-rich arable site in Surrey and is the County’s only Important Arable
Plant Area (IAPA). In view of the scale of the predictable impact of the planning
application on bats, it is considered that the applicant’s bat surveys were adequately
scoped and conducted. Unable to comments on badger survey results because the
relevant information has been redacted from the report. The main ecological feature of
the application site is its rare plants that are present on the margins of the open arable
fields. A detailed strategy for their future conservation has been thoroughly
researched and has begun to be implemented. The site also supports several species
of breeding birds, bats and invertebrates.

The proposed visitor infrastructure has been carefully designed and its installation and
future use would have minimal impact on the biodiversity interest of the site. The
eventual realisation of the overall vision for the Centenary Wood is likely to benefit
many of the above interest features and deliver a long-term biodiversity net gain.
There will also be opportunities to encourage an appropriate level of public
engagement with this interest.



Relatively minor biodiversity impacts that have been identified and are summarised in
the Main Report include; permanent loss of part of the Langley Bottom Farm SNCI,
including some arable field margins and sections of hedgerow with mature trees in the
vicinity of the car park and where the footpath network crosses the site; potential
temporary atmospheric and noise pollution of part of the site during construction;
potential temporary disturbance of wildlife (mainly badgers and bats) by severance of
commuting corridors during construction; and potential disturbance of sensitive wildlife
by visitors using the site when operational (including through artificial lighting of the
visitors’ interpretation centre). A series of credible, adequate mitigation measures is
proposed, as well as extensive habitat replacement and creation, which will further
reduce these impacts to a negligible significance.

Although not for consideration in this planning application, the habitat creation and
restoration proposed by the Woodland Trust at Langley Vale Centenary Wood will
make a significant contribution towards objectives and targets of the relevant
Biodiversity Opportunity Areas (NDO4: North Downs; Epsom Downs to Nonsuch Park).
Also, there is reason to agree with the Main Report’s premise that the existence of a
large, new natural open space recreational facility will divert some of the visitor
pressure from other, more sensitive protected sites for biodiversity elsewhere in central
Surrey.

The information available suggests that there is not a nature conservation reason for
refusing this planning application. We would even suggest that a major element of the
application might be subject to the national policy direction in respect of development
proposals “...where the primary objective is to conserve or enhance biodiversity [and]
should be permitted” (National Planning Policy Framework, section 118). We would
also however, endorse various bodies’ recommendations (including those of the
Surrey Bat Group) to impose conditions to further enhance the mitigation strategy for
the project.

3. Comments dated 14/05/19 on badger survey results

| note that the proposed car park is located adjacent to a bank which in 2016 hosted 2
active badger setts. In your email to me dated today from Michael Hendry, | note that
the applicant is aware of the active badger setts and proposes to maintain a 20m

buffer zone at the setts at all times to avoid direct distance or deterioration of the setts.

Badgers are legally protected under The Protection of Badgers Act 1992 and Schedule
6 of the Wildlife and Countryside Act (1981 as amended), which makes it illegal to
wilfully kill, injure, take, possess or cruelly ill-treat a Badger, or attempt to do so. Itis
also an offence to damage, destroy or interfere with a badger sett or disturb a badger
while it is occupying a sett.

Should the Council be minded to grant permission of the above referenced proposed
development, the Council should require that the 20m buffer is maintained between
any construction activity (including building materials, vehicles and workers) and the
sett entrances. This buffer zone should be secured by planning condition. The
applicant should ensure that commuting routes and access to other setts and foraging
grounds are not obstructed.

Also - immediately prior to the start of development works, a survey of the site by an
appropriately qualified ecologist should be undertaken, to check for any new signs of
badger sett construction on site. If any changes in badger activity is detected, such as
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new sett construction, a suitable course of action shall be submitted to and approved
in writing by the local planning authority to prevent harm to this species.

Any deep excavations left overnight should be provided with a ramped means of
escape and stockpiles of soft materials shall be covered overnight to prevent badgers
excavating new setts.

Environment Agency — The site is not reported to have any significant contaminating
historic uses and is currently primarily agricultural land. The Environment Agency
raises no objection to the proposed development. Conditions recommended.

Tree Officer — No tree-related concerns in respect of the development located within
Mole Valley District.

Mole Valley Access Group — No objections

SCC Lead Local Flood Authority (LLFA) — No objections to the proposed drainage
scheme. Conditions recommended.

Surrey Police Crime Prevention Advisor — Given the remote location and the security
measures that have been proposed in the application, | do not feel this is likely to
attract any significant problems.

Head of Environmental Health —

Transport noise - With regard to transport noise, a baseline noise survey has been
carried out at a number of locations around the proposal. It indicates that there is an
existing impact on residential amenity space from traffic movements on the road
network and that the proposed increase in traffic at the site will result in a negligible
increase in background noise from road traffic movements, over the 16 hour daytime
measurement period.

However, it should be noted that the measurement period masks the level of overall
impact by “diluting” the sound impact over such an extended period. Although more
individual vehicles will pass by a given location, Environmental health are satisfied that
the noise associated with operational traffic is unlikely to be discernible above current
background traffic noise.

Air Quality - With regard to air quality, operational vehicle impacts on the local
environment have been demonstrated to be very low and no action is required. The
scheme also provides for the planting of 200,0000 trees in the area and although no
data has been provided this would clearly offset a significant proportion, if not all the
local air quality impact from visitors to the site.

Car Park - Adequate security and management plan must be secured by condition.

The construction site itself is relatively small and the applicant has agreed to a
Construction Environmental Management Plan (CEMP) to monitor and manage these
issues. This can be resolved by condition and is not viewed as something that should
constrain the development.

The following condition is recommended:

Prior to the commencement of development, a Construction Environmental
Management Plan shall be submitted to and approved, in writing, by the Local
Planning Authority. The Plan shall include appropriate measures to control noise and
dust emissions. Thereafter the approved Plan shall be implemented and adhered to



throughout the entire construction period. The Plan shall provide details as

appropriate, and as a minimum shall consider the following matters:

Measures to mitigate on site noisy activities and demonstrate Best Practical Means

including the assessment, control, monitoring and reporting of noise impacts in

accordance with BS 5228 Code of practice for noise and vibration control on

construction and open sites

¢ A scheme of dust monitoring and management

¢ Details of how environmental data will be recorded and reported and details of
complaint recording and management system and

e Contact details for both day time and out of hours complaints

Representations

Ashtead Residents Association

1. Letter dated 23/02/18 (summarised) -

We have a number of comments on the PlanServ Sequential Test — Car Park report,
dated April 2015, which we consider contains errors that have perhaps resulted in the
wrong selection of a car park location.

Number 1 Field at Junction of Headley Road/Langley Vale Road was given a score of
8 (should say Downs Road to be correct). Number 2 (with a score of 7) was Field
along Langley Vale Road. Both sites are outside of the Woodland Trust 0 to 4 miles
criteria from the M25.

The Woodland Trust site size requirement is 3.5 hectares: both locations are above
this requirement, but one has a positive score and the other a negative. The Field
along Langley Vale Road should be a score of 8.

The Field at Headley Road site has a walking distance of 644m to the nearest bus stop
- on dangerous lanes, with no footpath - and it is marked down. The Field along
Langley Vale Road site, although having an existing bus route along one side, is also
marked down in the report. In our view it should have been a positive, so giving the
Field along Langley Vale Road a final score of 9.

The Field along Langley Vale Road should have been the selected site of the car park,
being clearly the winner in the sequential test.

There are already Established Routes from the A24 to the area of the Downs. These
are (1) From Epsom and locations north; up Ashley Avenue and down Langley Vale
Road and (2) From Ashtead and locations southwest (M25); via Woodcote Side and
Wilmerhatch Lane discussed next. As well as being the existing established bus route,
it is also referred to locally as the “Racecourse” route or also the “Derby” route. The
Woodcote Side route is not a narrow constricted Lane of the type found in Ashtead.
Woodland Trust signage could be added to existing signposts along the Woodcote
Side route. The proposed visitor centre is located in the Field along Langley Vale
Road so why is the associated car park not in the same field? The car park entrance
could be located opposite the junction of Langley Vale Road and Downs Road. A new
bus stop could be located at this junction. The Woodcote Side route is an established
route to the racecourse that is used by buses and delivery lorries. It would be suitable
for heavy construction traffic to/from any Woodland Trust site.

Meetings have occurred in the past with representatives from United Racecourses
Epsom & Ewell BC, Reigate & Banstead BC, MVDC, associated Residents’



Associations, The AA, SCC Highways and Police — all were involved in establishing
this existing route from the A24 to the Downs. This was to protect residents of Ashtead
and other conurbations around Epsom Downs. The Woodland Trust should use
existing established routes.

Why has the Woodland Trust decided to ignore all and many requests to look into the
issues raised at pre-application stage that were going to be objectionable to the
residents of Ashtead?

There is no evidence that the Woodland Trust set criteria such as: avoid significant
residential areas/roads, avoid narrow roads and tight junctions.

We have many misgivings about the planning application as submitted and
recommend that a more detailed appraisal is undertaken with the adjoining Borough
Councils immediately to reconcile our concerns and those expressed by the residents
of Ashtead.

2) letter of 26/02/18 (summarised) -

There is a need to find an alternative means of keeping traffic away from the narrow
highways of Farm Lane and Park Lane, Ashtead.

The applicants use a comparison site of Heartwood Forest as an indication of likely
traffic levels. However, the Heartwood site is in close proximity to a village whereas
the Langley Vale site is isolated. The sites are not comparable in this regard.

Knowing that drivers do not like paying for parking, we are anxious about road side
parking along the private road of Shepherds Walk almost opposite the proposed
entrance, together with our concerns for other unrestricted parking in close proximity.

It is unrealistic to rely heavily on weekend visitors accessing the site by public
transport as bus services are spasmodic.

The proposed entrance to the car park off Headley Road is a particularly narrow
stretch of road that is barely passable by vehicles travelling in opposite directions. The
proposal to widen a section by one metre will have very little impact to improve the
situation and will be inadequate to accommodate coaches.

We are under the impression from local archaeologists that widening the road will
remove the remains of earth banks constructed in Roman/Saxon times. Also it is
known that the accompanying hedges have been standing for some 500 years.

Whilst the proposal includes spaces for coaches, if approved we recommend a
maximum number of coaches per day to reflect the possible impact upon normal traffic
flow.

Traffic data was recorded in early March 2016 and is not representative of a busy
weekend in the summer. The lane network feeds traffic to and from Headley Heath,
Box Hill and Epsom Downs, all of which are popular beauty spots for family days out.
Therefore, to be a realistic survey monitoring peak volumes for the summer months of
the year, an up to date survey needs to be undertaken at a weekend in either June or
July.

There is a presumption that the majority of trips will arrive/leave passing through
Downs Road/ Farm Lane junction and according to the off-site route onwards to Park



Lane and the A24. The roads of over a mile in length are narrow, mostly without
pavements in spite of residential housing from which vehicles reverse out and into the
traffic flow. Additional traffic, including coaches, will surely result in the possibility of a
serious accident. There is no reference in any document about the protection of
pedestrians and cyclists who are in abundance and continue to cycle the thrills of the
Olympic route.

The prospects of 111 HGV trips each way during the construction phase seem to be
dismissed without any concern for the narrow lanes that are in a very poor state of
repair.

We note that highway works would be completed between 09:30 and 16:00 but there
is no reference to the times of movement for the HGVs. The applicant fails to make
reference to the traffic congestion associated with the City of London Freemen’s
School (CoLFS) in Park Lane. Also, CoLFS has applied for a traffic route change that,
if agreed, will mean parent’s cars exiting into Park Lane. In addition, students will be
exiting through pedestrian gates to cross to the footway on the western side. A school-
crossing attendant operates during peak times but after school activities will mean that
children will be crossing after the attendant’s shift has ended.

The outward route for construction and visitor traffic is proposed to reach the busy and
complicated 5-way road junction at Park Lane/Dene Road/St. Giles/Rookery Hill.
Visibility there is often poor with drivers having to look in several directions at once to
achieve a safe passage. In addition, the times of the construction traffic flow take in a
busy pick-up period for St Giles’ Primary School when there will be young children
crossing the road to reach parked cars in the St Giles’ Church driveway. There will
also be the temptation of avoiding the narrow Park Lane to the A24 and turning left
towards the 90-degree sharp bend into Rectory Lane. Drivers follow SatNavs not route
plans.

School drop off and pickup times are a major source of concern to residents in the
vicinity of both schools. Had a proper survey been undertaken this matter would have
been taken into consideration.

The Downs Road/Headley Road junction is operating at over-capacity. The route is a
very busy “Rat Run” and we consider the construction work with associated vehicles
and, later, future visitors will impact upon traffic flow all day.

No thought and time has been given to previous recommendations put forward by local
organisations including ourselves who are in a position to speak with experience of the
environment in which we live. There will be a perceptible impact upon all residents
living in Farm Lane, Park Lane and other roads in close proximity.

The proposed car park would be located within the Green Belt and AGLV and would
be detrimental to the locality. The application is not sustainable.

The anticipated 110,000 visitors would have a negative impact on the highway
network.

Shepherds Walk is the home of several equine centres involved in the horse racing
industry for which Epsom is proud of its heritage, in spite of the pressure it faces from
other centres around the country. We are surprised that nowhere is there reference to
the paddock opposite the entrance to the proposed car park that currently is given over
to all-weather training facilities. The additional noise and general disturbance will



impact upon these valuable highly-strung thoroughbred animals. We are aware that
the trainers and owners have expressed their concern for which we offer our full
support. This is a serious oversight on the part of the applicant.

There are rare plant species growing at the site, which will be destroyed by the tree
planting and the construction of a play area and visitor centre. Tree planting is at an
advanced stage, with completion due in early 2019. However, it is not creating
anything that resembles a woodland but is instead creating a plantation, with tree
saplings being placed in rigid rows.

We feel that the residents of Ashtead have been ignored. Very serious consideration
must be given towards the proven route for Derby Day traffic that has been approved
by the Police and organisations familiar with the local road network.

On balance, we recommend refusal with too many unknown factors for us to add our
support. Our immediate reaction, after a careful study, is to ask the Woodland Trust to
reconsider the views expressed locally and comeback with a revised application for the
relocation of the car park, visitor centre and play area.

3) letter dated 25/01/19 (summarised) -

For many years, we have had the experience of working with the Police and Racing
Authorities to create a successful route to move traffic off the Downs efficiently on
Epsom Derby Day. The established route from the Downs is via Langley Vale Road
onwards to Headley Road, Epsom, Wilmerhatch Lane and Woodcote Side to the A24
at Epsom Common. This was suggested to the applicant prior to any application and
reinforced at a recent meeting with senior representatives of the Woodland Trust as an
alternative to Park Lane and Farm Lane, both of which have narrow hazardous
sections. Naturally we, and numerous residents of Ashtead who have expressed their
displeasure in written form, are disappointed that our recommendation has not been
given due consideration.

Since the updated documents make no reference to visitor traffic we presume they are
relying upon their original route via Park Lane and Farm Lane from the A24. We note a
change from that initially proposed for construction vehicles, with the intention of taking
them away from Ashtead. However, in the event that the application is approved for
whatever site, we remain concerned about the movement of construction traffic as
listed below.

The construction vehicle route to and from the proposed site along Langley Vale Road,
Ashley Road and Tattenham Corner leads to a dead end on the map at Corner Road:

What is the route north, east south and west beyond Tattenham Corner? There is no
guidance on the “Construction Vehicles Route”.

e Have residents in the vicinity of Tattenham Corner, with a shopping parade been
notified of the potential impact?

e Does the Woodland Trust expect construction vehicles travelling to and from a
westerly direction of the M25 junction 9 and Leatherhead to travel the additional
miles to pick up the designated route to the site? Lorry drivers in this line of
business are usually on “Piece Work”. Time is of essence and the shortest route
will prevail without strict and enforceable instructions.

¢ How will any route be policed? Who will do the monitoring and what will the
penalties be for any infringement?



o We must assume there are still at least 111 HGV construction trips with a
considerable effect upon the highway network. We are concerned that the impact
is not being taken seriously.

e We note construction vehicle movements will be restricted outside 8 am — 9 am
and 3 pm — 4 pm. However, we recommend at least a further half hour namely
9.30 am and 4.30 pm to give additional flexibility away from school traffic which is
considerable in view of the number of schools in the immediate vicinity.

¢ Inthe event of approval, the usual conditions must be applied restricting weekend
and bank holiday working hours

We were heartened by a letter dated 16 February 2018 from Ms Zoe Trower, Surrey
County Council (SCC) Transportation Control Division. Nine key subjects required
clarification, some of which seemed fundamental and should have been known to the
consultant acting for an organisation with the status of the Woodland Trust. In
responding to SCC, are the consultants right this time or are they merely providing
the minimum of what they believe is needed? We have our doubts. Fortunately we
have the utmost confidence in SCC to scrutinise and challenge once again as
necessary.

The Bidwells Report states that the construction traffic route has been amended to
match the route used on Derby Day. This is not true. Sadly the recommendations in
our letter of 23 February 2018 have been ignored in spite of assurances from the
executive of the Woodland Trust that they wish to be guided by local opinion.

An improvement to the existing horse crossing at Headley Road, Mole Valley with an
anti-skid surface is welcomed. We note reference is made in another document to
contact being made with the British Horse Society. Unfortunately, we cannot find
reference to either the Racing Stable owners in Shepherds Walk or the Jockey Club
both of whom have a vested interest and objected to the proposed site of the car
park in early 2018.

When the entire car park (including the overflow) is at capacity, where will overflow
parking take place? We fear it could be Shepherds Walk, which would be popular
especially as there will be as yet an undecided charge for parking.

We are concerned that the proposed visitor numbers will have a detrimental impact
on the very busy junction of Headley Road, Mole Valley, Farm Lane and Downs
Road. The same can be said for the overall number of visitors estimated at 110,000
annually and, as mentioned previously, we can only assume, until advised to the
contrary, the visitor route is via Park Lane and Farm Lane.

The Bidwell report states “In respect of an event at Box Hill this is located 14 miles
away from the site to the south west by road”. Also “The main road nearest the site is
the A24 which is a significant dual carriageway”. Both statements are inaccurate. Box
Hill is only 6 miles from the site by road and the nearest point to the A24 is a two-way
highway running through the centre of Ashtead village, a distance of 1.5 miles. Sadly,
it leads us to believe the consultant has little or no knowledge of the area upon which
they are reporting and we have little confidence in their study of the application as put
forward.

Visitors to Box Hill, Epsom Downs and Headley Heath use Langley Vale and Headley
Roads, Epsom and Mole Valley to reach their destinations for recreational pursuits,
especially in the summer to coincide with maximum visitors to Langley Vale Wood.
Therefore such traffic volumes must be included in a meaningful assessment and



would make a significant impact upon the Farm Lane cross road.

How can we be assured that coaches would not arrive without prior approval?
Whatever the circumstances, the road network is unsuitable for coaches and they are
excluded from this area on Derby Day due to the narrowness of the country lanes.

We note it is usual for schools to use mini-buses. We recommend allocated spaces
due to their length and width.

We recommend an extension to the times suggested for the restricted movement of
construction vehicles.

Reference is made to car parks on Epsom Common with views towards London.
Surely they mean Epsom Downs? Once again, another piece of inaccuracy within the
report.

We are of the opinion that the proposed location and dimensions of the Visitor Centre
as planned will make it prominent located on a ridge upon Green Belt land and
therefore it would have an undesirable impact contrary to the terms of development
within designated Green Belt.

We appreciate a planning application of this complexity necessitates being capable
of standing up to a test for sustainable public transport in order to restrict car
journeys.

We note the case for public transport is based upon the proximity of Tattenham
Corner and Tadworth railway stations. However due to their distance from the wood
and in particular the proposed location of the visitor centre neither is within
reasonable walking distance for a family. Further it is noted that bus routes are
mentioned although none are within two miles of the site. The only bus service to
Langley Vale village is the E5 service from Epsom that has a two hourly service but
does not run on Sundays and Bank holidays.

We are told the future is with electric cars. Surely any car park should have charging
points although the transport assessment makes reference to points at Epsom
Grandstand and Epsom Hospital being the nearest in case of an emergency.

In our letter of 23 February 2018, we challenged the Sequential Test for the location
of the car parks/visitor centre within the Langley Vale Wood. Given the lack of
sustainable public transport to the site we strongly recommend once again that the
various locations must be challenged and the car park/visitor centre located at a site
nearest to connections with public transport. Also, as previously mentioned, the
entrance to the car park at Headley Road, Mole Valley is too narrow and coaches
would restrict the movement of two-way traffic. We object strongly to the proposed
widening of a section of this road that will destroy an ancient hedgerow but in any
case the road will still not be wide enough to permit access and accommodate
acceptable traffic flow.

Unfortunately, we do not have the knowledge to comment upon yet another vast
submission of documents. However it appears that the previous surveys require
renewed clarification. How do we know they are correct this time? We would prefer to
rely upon the views already expressed by local, highly qualified individuals and
societies. Reading their submissions it appears that the site of the proposed car park
is a place of historic interest with rare flora. Surely, covering the field with a surface
suitable for vehicles can only be described as “vandalism”.



6.1.

Frequent reference is made to Heartwood Forest as a comparable site to Langley
Vale Wood. In reality it is far from the truth according to the website for the following
reasons:

e The forest is located directly off the B651 from St Albans

e The forest is served by three car parks conveniently located around the perimeter
of the wood

e There are 12 access points located on the perimeter of the wood

e The forest is on bus routes from Hemel Hempstead and Potters Bar with 18
buses daily Monday — Friday, 12 on Saturday and 7 on Sunday

As an association representing the interests of Ashtead residents we have once
again given very careful thought and time to the various documents representing the
re-notification of this complex planning application. We must stress in the strongest
possible terms that we are fully supportive of the scheme and what it represents in
recognition of the millions who gave their lives in what was expected to be “the war to
end all wars”. However we remain of the opinion that the proposed site of the car
park and visitor centre is in the wrong place. The narrow roads in the vicinity are
already overloaded and the thought of 110,000 visitors annually is too much to be
accommodated in and around Headley Road, Mole Valley. Also, as we have
mentioned, the applicant has made no comment about the anticipated route for
visitors despite our strong recommendations for the Derby Day route. Furthermore,
the detailed route for construction vehicles is flawed to the extent that it is
unworkable and sadly gives the impression that the author has never made a site
inspection. In spite of our endeavours, our recommendations have fallen on stony
ground. Given the circumstances, we continue to stand by our previous letters of
representation dated 23 & 26 February 2018.

Therefore we are left with no alternative but to recommend that the application as
submitted should be refused and request a more detailed assessment of the
sequential car park survey to find an alternative site with better access and close to
conduits with public transport.

Headley Parish Council — letter dated 25/05/18 (summarised)

Disappointed that Headley Parish Council was not immediately consulted on this
application.

The Parish Council strongly supports the overall aims of the Centennial Wood and has
no objection to the application but requests that the following comments are taken into
consideration:

* A condition should be attached to the permission to ensure that visitors are not
directed to the site via Headley

* Welcome the off-site signage plan which directs visitors to the site via Epsom and
Ashtead. Signs should be installed to direct traffic leaving the car park back towards
Ashtead and Epsom.

* Welcome the road widening to the north of the proposed site entrance

* A Method of Construction condition should be attached to the planning permission to
ensure that construction traffic avoids Headley



6.2.

* The supporting documents are confusing on the issue of whether the car park would
be open on Derby Day.

* There is potential for the car park to be misused on weeks prior to Derby Day.
Appropriate steps should be taken to minimise this risk.

* Overnight parking in the site should be prohibited.

* There are various points where public footpaths enter and leave the site. How will
parking be prevented near these entrances?

2) letter dated 22/01/19

Headley Parish Council has no further comments to make in addition to the
submission made in May 2018.

93 representations were received from 76 different addresses raising the following
summarised concerns:

Highways

e Additional traffic would give rise to highway safety issues on surrounding road
network include the narrow lanes near Ashtead

¢ Road widening works would be necessary as would traffic lights at nearby
junctions

e Lack of safe crossing point from Shepherds Walk to the application site

e The junctions at Shepherds Walk/Downs Road, Farm Lane and Headley Road
have been ignored

o The proposed filter lane for coaches entering the car park would be dangerous
for horses crossing the road

Officer comment — A condition is recommended requiring the design of the horse
crossing on Headley Road to be agreed in consultation with Surrey County Council
and The Jockey Club.

e Rectory Lane, Dene Road, Park Lane and Farm Lane should not be used by
construction vehicles due to their narrowness, tight bends and lack of footpaths

Officer comment — During the course of the planning application, the intended route
for construction vehicles was revised, taking it away from the lanes on the edge of
Ashtead and instead routing construction vehicles east, along Downs Road and past
Langley Vale to connect to the B290.

e Construction vehicles should not be routed through Ashtead and Park Lane
which is an unclassified road. Large vehicles would damage grass verges and
listed walls alongside the roads and would damage overhanging trees.

Officer comment — As above.

e The narrow junction of Park Lane and the A24 could not cope with large
construction vehicles

Officer comment — As above




e Construction traffic would create highway safety issues with pedestrians and
vehicles linked to City of London Freeman School ( COLFS) and St Giles Infant
School

Officer comment — As above.

e Conflict with construction traffic associated with on-going development at COLFS

Officer comment — As above.

e Construction traffic on Park Lane should travel in one direction only and travel in
the opposite direction on the B roads across Epsom Downs

Officer comment — As above.

e Pedestrians, cyclists and horse riders would be at risk from construction traffic on
surrounding narrow lanes

Officer comment — As above.

e Insufficient cycle parking provision

Officer comment — Further cycle parking would form part of a Reserved Matters
application to Epsom and Ewell Borough Council for the Visitor Centre (in the event
that outline consent is granted)

e There are no electric vehicle charging points proposed within the car park

Officer comment — A suitable condition requiring at least four of the vehicle parking
spaces to include electric charging points has been recommended by the County
Highway Authority

e Signage should be erected at the junction of the A24 and Farm Lane to prevent
large vehicles attempting to travel to the site via Farm Lane

Officer comment — See above explanation of amended construction vehicle route.
The Woodland Trust’s web site will indicate suitable routes to the site for visitor traffic
and for occasional visits by coaches

o Clear sign posting of a suitable traffic route to the site is required

Officer comment — See above.

e The comparative Woodland Trust site is not related to World War 1 and so the
predicted traffic movements may be underestimated

¢ The model of traffic flows for the Derby should be used for the application site

Officer comment — The car park would be closed on Derby days.

e Car park entrance is in a dangerous location with regard to traffic/speed and has
poor visibility. The car park would be better accessed off Downs Road

Officer comment- The County Highway Authority is satisfied with the location of the
site access and the visibility splays that can be achieved there, taking into account
average vehicle speeds on the adjacent road. They have raised no highway safety
concerns.




e Limited visibility at nearby junctions

Officer comment — The County Highway Authority has considered the impact of the
proposed development on nearby junctions and does not consider that junction
improvement are necessary.

e Vehicle speeds are too high on some stretches of the lanes

Officer comment — Drive behaviour is not a material planning consideration.

e No consideration has been given to an alternative location for the development
that would mitigate traffic issues

Officer comment — The site has been chosen by the Woodland Trust due to its
historic use as a training ground for soldiers entering the First World War.

e There is a need for traffic wardens in Park Lane

Officer comment — Not a material planning issue.

e The proposals do not attempt to discourage driving or encourage use of public
transport

Officer comment — the applicant’s Transport Assessment considers travel options to
the site. The proposed pathways would connect to existing public rights of way
within and around the site. The proposal would create 6,244 metres of formal paths
and would significantly increase the accessibility of the site for pedestrians, cyclists
and horseriders. The Woodland Trust’s website will contain details of the nearest
bus routes and railway stations to the site.

e Charging visitors to use the car park may lead to parking on local roads and
lanes.

e Lack of clarity concerning the frequency of use of the overflow car park

Officer comment — The overflow car park would be used for special events that would
occur at the site throughout the year.

e A car park of the size proposed does not suggest that the development would
have a ‘negligible’ impact on the surrounding highway network

e The proposed car-based development in this rural area goes against the ethos of
the Woodland Trust

e The car park is excessive in size

e The applicants should introduce further measures to encourage more non car-
based travel to the site

e There is little emphasis on encouraging cyclists to visit the site despite the Surrey
Cycle Route and Route 22 of the National Cycle Network passing by the site

e Lack of footpath links between the site and surrounding residential areas

e Visitors are unlikely to walk to the site from Tadworth and railway stations due to
remote location of site and lack of footpath links

¢ No accident statistics have been provided for the Langley Vale junction



e Car speed data is out of date

e The applicants should contribute towards improvements to the surface of Sheep
Walk

e The applicants accept that the junction of Headley Road with Downs Road is
already at capacity yet they are proposing to exacerbate that situation

e Proposal is contrary to Local Plan policies REC11 and MOV2

e The sequential test car park report submitted by the applicant contains errors
which results in the wrong site being selected

e The National Memorial Arboretum in Staffordshire should have been used as a
comparable site in terms of traffic generation

Officer comment — The Heartwood site near St Albans was used as a benchmark for
traffic generation due to its similar proximity to London and the M25. The National
Arboretum is not considered to be a suitable comparator because it is a resource for
the entire nation which honours armed forces, civilian services and members of the
public. It has over 370 memorials, various facilities for visitors, daily activities and
central memorial of 43m in size and a restaurant and coffee shop. By contrast,
Langley Vale wood would have a small wooden memorial and a small number of
groves. Apart from a relatively modest visitor centre with toilet facilities and an
exhibition space and the visitor car park, there would be no other facilities on the site
that visitors could make use of.

e Method of calculating the trip generation to the site is flawed and some facts on
the updated highway report are incorrect

Officer comment — The trip generation figures and the updated highway report have
been scrutinised by the County Highway Authority and no highway safety objections
are raised.

e The amended plans have changed the route for construction traffic. However,
the nearby lanes in Ashtead will still be unable to cope with the day-to-day traffic
travelling to and from the site

Officer comment — The Woodland Trust’s website will direct visitor traffic to the site
by alternative routes other than the lanes to the south of Ashtead.

Implications for nearby equine businesses including horse riders

o Disregard for health and safety of horses, equine staff and the public

Officer comment — The applicants have engaged with the operators of local stables
and with The Jockey Club throughout the planning process. Improvements are
proposed to the horse crossing on Headley Road as part of the proposals.

o Horses from the training yards on Shepherds Walk need to cross Headley Road
each day to reach the training grounds at the Epsom Racecourse

e The crossing point for horses and cyclists at the top of Shepherds Walk is not
well sign-posted. The proposed development would increase the risk of
accidents at this crossing where there is currently no signalised control. The
application does not properly address the safety of users of this crossing.



Officer comment — Improvements are proposed to the horse crossing on Headley
Road. A suitable condition is recommended requiring the design of the crossing to
be formulated and agreed in consultation with The Jockey Club.

e The horse crossing on Headley Road should be upgraded to a Pegasus
(signalised) crossing

Officer comment — As above

e The northern boundary of the application site borders The Jockey Club’s training
grounds

e There is a concentration of training yards in close proximity to the site including
Thirty Acre Barn and Ermyn Lodge Stud located off Shepherds Walk

e 100 - 140 horse crossings take place on Headley Road each morning. The
application has not taken account of the presence of the racehorse training
industy

e The proposed development involves the creation of a new access at a distance of
around 50m from the horse crossing point on Headley Road. The new access
will involve road widening works to provide for coach access to the site

e The applicant has not addressed how the development will affect the safe
operation of the adjacent bridleway network.

e The construction management plan and HGV routing should take account of
racehorses crossing Headley Road. The Jockey Club and trainers at Thirty Acre
Barn and Ermyn Lodge Stud should be consulted on the content of these
proposals

Green Belt / Character of the area

e Inappropriate development in the Green Belt, out of keeping with the rural
character of the area

Officer comment — The NPPF allows for development that would support recreational
opportunities in the Green Belt provided it does not conflict with the purposes of the
Green Belt or cause harm to its openness. This is discussed under the heading of
‘Main Planning Issues’ below.

e The need for the development in a Green Belt location has not been
demonstrated and is based on financial speculation and publicity. The site is
already publically accessible via a network of rights of way without the need for
formal facilities

e The development would be a blight on the landscape and would be better located
in the valley near Langley Bottom Farm

Officer comment — a Landscape and Visual Appraisal has been undertaken by the
applicants and reviewed by independent environmental consultants jointly appointed
by the three local planning authorities. The Independent consultants in reviewing the
potential landscape impact concluded that it would be minor in terms of its
significance or less following mitigation.

o Tree planting will destroy the open character of the area and obscure long
distance views



e Loss of tranquillity and remoteness due to number of visitors
e Loss of historic field patterns
e Urbanisation of rural roads through kerbing, additional signage and street lighting

Officer comment — There is no proposal for external lighting or street lighting either
within or adjacent to the site. This will be controlled by condition and any future
proposal would be scrutinised by the Council at that time.

e The proposed development does not respect the management guidelines for
open chalk farmland as set out in the Landscape Character Assessment

e The proposed development fails to conserve or enhance the historic open chalk
farmland

e Loss of farm landscape

e The benefits of the scheme would not outweigh the adverse impact on the
character and purpose of the Green Belt and would set a precedent for similar
development elsewhere in the Green Belt

e There are no very special circumstances for this development in the Green Belt

Officer comment — very special circumstances are not required as the proposal would
support the recreational use of the countryside and is not considered to conflict with
the purposes of the Green Belt or cause harm to its openness. See below under
heading of ‘Main Planning Issues’

e The proposed multi-user paths are too wide and will urbanise the landscape.
They are over-designed and will dominate the landscape and cause harm to
ecology

o Do not see the need for a multi-use path at the eastern side of the site which
could be downgraded to a footpath

e Concerned about the regimented nature of the planting and the impact on the
AGLV landscape

e Concern about the potential size and visual impact of the visitor centre
Officer comment — The proposed visitor centre would be located in Epsom and Ewell

Borough Council’s administrative boundary and is not therefore a material
consideration to this planning application

e A danger that the site will become a theme park rather than an area for quiet
contemplation and enjoyment of woodlands and countryside

¢ Formal features could be set in a more woodland setting that in open landscape

¢ Requests that attention is paid to formal facilities to integrate them into the
surrounding landscape and minimise impact



Neighbour Amenity

¢ Noise and pollution from vehicles both during construction and when the site is
open to the public

¢ Noise from visitor centre and playground

Officer comment — The visitor centre and playground would be located within Epsom
& Ewell Borough Council’s administrative boundary and are therefore not material to
the consideration of this application.

e Litter is thrown from vehicles travelling along the nearby lanes. This problem
would worsen with more traffic

Officer comment — Not a material planning consideration

e More neighbours living at a greater distance from the site should have been
notified about this application

Officer comment — Given the nature of the proposed development, MVDC went well
beyond the statutory requirements with regard to neighbour notification and notified a
significant number of neighbouring residents about the application including residents
living on the lanes to the north of the site that may have concerns regarding traffic.

e The site should be closed on Oaks and Derby Day

Officer comment — The applicants have confirmed that the car park will be closed on
these days. This will be detailed in a condition seeking details of the car park
management.

e Traffic delays and associated inconvenience to local residents
e The increase in the number of visitors to the area may result in rising crime

Officer comment — Surrey Police’s Crime Prevention Design Advisor has been
consulted on the application. He has noted the site management and security
measures that will be put in place and does not raise any concerns with regard to the
proposed development.

e The applicants should have engaged with the local community regarding their
traffic management proposals

Officer comment — The applicants undertook an extensive programme of community
consultation prior to the submission of their application which is detailed in the
accompanying Statement of Community Involvement document

e Restrictions should be placed on the number and type of large events and times
when the visitor centre is open

Officer comment - The visitor centre would be located within Epsom & Ewell Borough
Council’s administrative boundary and are therefore not material to the consideration
of this application

e The site should not be open after dark or in the evenings

Officer comment — It is intended that the car park would be closed and locked
between dusk and dawn. The will be secured via a suitable planning condition
relating to the management of the car park.




¢ Neighbouring residential land may be contaminated by the Japanese Knotweed
on the site. This would have implications for property values.

Ecology

e Loss of hedgerows & semi-mature hedgerow trees to enable construction of site
access

Officer comment — within Mole Valley 44m of hedgerow would be removed and
replanted close to the line of the original hedge with an 8 metre gap for vehicular
access. Hedgerows across the whole of the Woodland Trust site are expected to
increase by 6.2km.

e The supporting Ecological Report indicates a decline in number of birds of
conservation concern. The proposed development would continue that trend
through tree planting and the introduction of a network of paths through the site

Officer comment — There is expected to be an increase in woodland birds and
measures introduced in open areas to provide suitable conditions for ground-nesting
birds

¢ The wildlife surveys are not robust. They are based on insufficient information
and are incomplete

Officer comment — Appendix 10 of the ES includes surveys of a range of species and
habitats

e There has been no detailed assessment of the impact of the proposals on arable
plants

Officer comment — the application is supported by a series of surveys undertaken by
specialists covering arable flora from 2014 to 2018

e Hard surfaced paths would encourage dog walkers which would, in turn, disturb
nesting birds

Officer comment - the management plan includes measures to control dogs

e Loss of biodiversity associated with construction of car park and hard surfaced
paths

e Has any consideration been given to the future maintenance of the woodland?

Officer comment: this is covered by the management plan agreed with the Forestry
Commission

e The width of the two parallel hard surfaced tracks is excessive and would result in
unacceptable loss of habitat

Officer comment — these paths are not located within Mole Valley and not for
consideration as part of this application

e All populations of rare plants on the site should be conserved

Officer comment - one of the objectives of the management plan is to provide an
exemplar of rare and threatened arable plant conservation and the cultivation of field
margins for rare arable flora in Mole Valley will be increased




e Botanical surveys are out of date

Officer comment — there are a range of botanical surveys undertaken from 2014 —
2018 that have been used to inform the management plan and there will be
monitoring undertaken in the future as a condition of the Forestry Commission
consent to plant trees

e Loss of habitat for rare arable plants and farmland birds

Officer comment — the objective of the management plan is to conserve the existing
range of habitats, although in different proportions

e Harm to ancient woodlands

Officer comment — there is no ancient woodland in Mole Valley. Elsewhere within the
wider site there will be no loss of ancient woodland and access routes through
ancient woodland will use existing tracks. Fencing is proposed within the woodland to
prevent users moving off the designated tracks

e The management plan fails to include two rare species of plant

Officer comment — Officers are not aware of any missing botanical information

e Lack of mitigation measures

Officer comment — there are a variety of design and management measures to
mitigate environmental impacts

o Wildlife surveys are incomplete. No further surveys have been undertaken by the
applicant despite concerns being raised by third parties.

Officer comment — Appendix 10 of the Environmental Statement covers a range of
ecological surveys. Surveys of arable flora were undertaken in 2018 after the
submission of the planning application

e The car park and visitor centre fields were excluded from the EIA for the Forestry
Commission

o Officer comment — this is correct as the Forestry Commission was only
considering the application to plant trees

e The site includes Japanese Knotweed which the Woodland Trust are treating.
Further annual environmental reports should be obtained. Development should
not commence until the Knotweed has been cleared from the site

Officer comment — this is a matter for the management plan

e The applicant has withheld ecological information, especially in relation to scarce
non-arable and arable species of plants and birds and there has been selective
use of records and inaccurate in its interpretation of these records. Historic plant
records have not been given due weight given that seed can lie dormant over a
long period of time

Officer comment — All the known surveys have been made available to officers

e The claim that the development would draw people away from other wildlife sites
and reduce the pressure on these sites is not substantiated



e There is concern about the accuracy of information contained in the applicant’s
supporting documentation

e The masterplan inaccurately shows the know locations for notable plants and
disregards the impact on rare plants in relation to the siting of the visitor centre

Officer comment — not all the plant records are shown on the Masterplan but there
are other records that do and these have been used to evaluate the impact on rare
flora, together with written reports and the management plan and ES

e The double cycle and horse tracks are not necessary, take up a wide swathe of
land and their routing through Round Wood is unnecessary and damages
margins important for rare plants

Officer comment — the multi-user paths do not fall within Mole Valley and are not
under consideration as part of this application

e Loss of habitats and of the landscape known to the soldiers it is intended to
commemorate. The threat is to arable fields that support colonies of rare plants,
which is more scarce than woodland habitats in Surrey

Officer comment — these landscape changes were consented in 2016 by the Forestry
Commission and are not for consideration as part of this application

e Lack of a complete and recent plant survey of the site and inadequate baseline
information. Studies show that arable plant species have declined the most
nationally and by reducing the area given over to them is irresponsible

Officer comment — as above, the management plan seeks to provide habitats
suitable for the conservation of rare species of flora. Plantlife were a party to the
development of the management plan and they consider that Langley Vale could be
an exemplar site for the conservation of arable flora

e Woodland Trust has not followed recommended management guidelines for the
management of field margins which are important for rare plants and
management deteriorated following their acquisition of the site

Officer comment — this is a matter for the management plan. However, a comparison
of survey results between 2014 and 2017 show an increase in arable and rare/scarce
species recorded in the majority of fields and this is thought to be the result of
management practices undertaken during the Woodland Trust’s ownership

e The only new habitat to be created is plantation woodland, which is not
recommended as a method for creating new woodland. It is an entirely artificial
habitat. New woodland does not compensate for the loss of other significant,
established habitats

Officer comment — the recent tree planting was consented by the Forestry
Commission in 2016 and this was subject to an Environmental Statement to assess
potential impacts



e Separate Environmental Impact Statements the woodland planting on the one
hand and the infrastructure on the other has meant the impacts have not been
fully articulated across the whole of the site. The EIA for the forestry proposals
did not take account of the impact of formal facilities and visitor numbers. The site
is already publically accessible

Officer comment — the ES for the tree planting covered those matters that are the
responsibility of the Forestry Commission, although the FC were aware of impending
proposals for infrastructure. The infrastructure elements have been considered in the
ES to accompany the application for development and inform the decision by the
LPA

e Impact on Ancient Woodland alongside Sheep Walk and other Ancient Woodland
across the site, especially as a result of increased visitor pressures

Officer comment: Ancient Woodland fringes Headley Road field in Mole Valley but is
not impacted by the proposals for paths there

e The argument that effective management is unlikely without providing visitor
access should not be a reason for granting planning permission

Officer Comment — this issue is dealt with in the body of the report

e Plantation woodland on Downs Field ignores the rare plants there and evidence
of lapwing nesting

Officer comment — this was dealt with under the Forestry Commission consent of
2016

o Disagree on the value of the rare plants on the site: consider that some plants are
of national or County importance

Officer comment — it is agreed following recent surveys that across the whol site that
11 fields are of county Importance and one of national importance

e Not all rare plants are found within the field margins and therefore likely to be lost
as a result of the development

Officer comment — because of the conditions required for arable weeds and the past
history of arable farming and the application of chemicals to these crops, arable
weeds are more likely to be confined to field margins

e Landscape will alter dramatically as a result of development of car park, visitor
centre, arable fields converted to plantation woodland, obliteration of old field
boundaries, multiuse racks across historic boundaries, plantation woodland
obliterating views, loss of scarce farmland birds

Officer comment: landscape issues associated with the provision of the car park, and
pedestrian paths are discussed in the report. Other matters were considered under




the Forestry Commission consent in 2016

¢ No evidence, as the applicant claims, that there will be a net gain in biodiversity.
Built development will have a negative impact on biodiversity

Officer comment — with the cessation of intensive farming and positive management
of a variety of habitats, the management plan does seek to deliver biodiversity net
gains

o Disagree with the description of the relationship of other designated nature
conservation sites and the distances cited

e There is no mitigation possible for the loss of land to car parking, visitor centre,
memorial area, play equipment, hard and multi-surfaced paths

Officer comment — mitigation measures are discussed in the report

e Concern at the loss of open fields and associated wildlife habitats in a county that
already has a high percentage of woodland. Concern also regarding the impact
on the historic field boundaries that would have been familiar to the soldiers that
are being commemorated

Officer comment — these were matters considered when the Woodland Trust
received consent from the Forestry Commission in 2016

Archaeology

e The Nutshambles bank runs along the Parish boundary to the east of the site

Officer comment — Full consideration has been given to the archaeological interest of
The Nutshambles during the course of the planning application. The area has been
subject of non-intrusive surveys and the findings evaluated.

e The proposed car park would be located on a historic meeting place/’moot’ of the
Copthorne Hundred, dating from Saxon times, and would result in harm to the
archaeological value of the site

Officer comment — A series of archaeological investigations have been undertaken at
the site and it has been concluded that there is no clear evidence to suggest that it
was an historic meeting place of the Copthorne Hundred.

e The Nutshambles bank should be listed by Historic England

Officer comment — Not a material planning consideration

e The area of the east of the car park should be the subject of a comprehensive
archaeological examination by way of ground penetrating radar

Officer comment — A series of non-intrusive archaeological investigations have been
undertaken in and around this area.

e The embankment alongside the car park is located outside the MVDC site area.
However, a condition should be attached to any planning permission to ensure
this area is fenced off to prevent damage by visitors and plants
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Officer comment — The embankment is located outside MVDC’s administrative
boundary therefore this is not a material planning consideration.

e Further archaeological work should be undertaken on the site to establish its
historic significance

Officer comment — The site of the proposed access road and car park has been
subject of a series of archaeological investigations and Surrey County Archaeology
Department is satisfied that the proposed development would not result in substantial
harm to archaeological heritage assets.

Other matters

e The proposed memorial is adjacent to the children’s playground and would not be
a place of quiet contemplation

Officer comment — The site of the proposed memorial is located within Epsom and
Ewell’s administrative area. As such this is not a material planning issue.

e The visitors centre and sculptures may be subject to vandalism

Officer comment — As above

e Staffing and security costs

Officer comment — Not a material planning issue.

e Concern that the visitor centre may be enlarged in the future to accommodate a
café or events area

Officer comment — The proposed visitor centre is located within Epsom and Ewell’s
administrative area. As such this is not a material planning issue.

e There is no need for a visitor centre and play area at this location

Officer comment — As above.

One letter of support commenting that the development would become a valuable local
amenity and would make a significant contribution to environmental conservation. The
new area of woodland will be accessible for all.

Main Planning Policies

Government Guidance

NPPF (Feb 2019)

Section 2 — Achieving sustainable development (paras 8 & 11)

Section 4 — Decision-making (para 47)

Section 6 — Building a strong, competitive economy (para 83 c)

Section 8 — Promoting healthy and safe communities (para 91 c, para 98 rights of way)
Section 9 — Promoting sustainable transport (all)

Section 11 — Making effective use of land (para 118 a — public access to countryside)
Section 12 — Achieving well-designed places (para 127)

Section 13 — Protecting Green Belt land (para 134, 145 & 146)

Section 14 — Meeting the challenge of climate change, flooding and coastal change

Mole Valley Core Strategy

CS1 — Where development will be directed
CS13 — Landscape character
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CS14 - Townscape, urban design and the historic environment
CS15 - Biodiversity and geological conservation

CS16 — Open space, sports and recreation facilities

CS18 - Transport options and accessibility

CS20 — Flood risk management

Mole Valley Local Plan

ENV4 — Landscape character

ENV12 — Sites of Nature Conservation Importance (SNCI) and Potential SNCls
ENV13 — Features of Local Importance for Nature Conservation

ENV14 — Enhancement, Management and Creation of Nature Conservation Features
ENV15 — Species protection

ENV22 — General development control criteria

ENV23 — Respect for setting

ENV25 — Landscape design of new developments

ENV29 — Planning and Crime Prevention

ENV50 — Unidentified archaeological sites

ENV57 — Lighting proposals

MOV2 — The movement implications for development

MOV5 — Parking standards

MOV 15 — Provision for cyclists in development proposals

REC1 — Access to sport, recreation and leisure facilities for the disabled
REC11 — Built recreation facilities in the countryside

REC19 — Visitor-related development

Other Documents

Landscape Character Appraisal

Surrey Hills AONB Management Plan
Government PPG on the Natural Environment

Main Planning Issues

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
planning applications must be determined in accordance with the development plan
unless material considerations indicate otherwise. The National Planning Policy
Framework (NPPF) is a material planning consideration.

Paragraph 10 of the NPPF states that local planning authorities should approve
development proposals that accord with an up-to-date development plan without delay;
or where there are no relevant policies or the development plan is out-of-date,
planning permission should be granted unless (1) policies in the NPPF provide a clear
reason for refusing the development or (2) any adverse impacts of approving it would
significantly and demonstrably outweigh the benefits when assessed against the
policies in the NPPF as a whole.

A full assessment of the application under the relevant adopted planning policies and
the advice in the (NPPF) is set out below.

The main planning issues for consideration are:

* the principle of the development, including Green Belt considerations

* loss of agricultural land

* ‘need’ for access, car park and pathways

* impact on landscape and character of the area

* biodiversity

* location of car park, traffic generation, access, parking & implications for horse riders
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* rights of way

* neighbour amenity (noise and air pollution)

* archaeology

* drainage

* crime prevention

* sustainability

* associated proposals in Epsom & Ewell and Reigate and Banstead

Principle of development, including Green Belt considerations

Core Strategy policy CS1 sub paragraph 3 states that development proposals in the
countryside will be considered in light of other Core Strategy policies including the
provisions of PPG2 ‘Green Belts’, PPS7 ‘Sustainable Development in Rural Areas’ and
policy CS4 ‘Landscape and Countryside Management’ of the SE Plan (all now
replaced by the NPPF). This policy does not therefore prevent development in the
countryside but requires it to comply with other relevant policy guidance.

The NPPF was first published in March 2012 and has been subject of a number of
revisions, the most recent of which was February 2019.

Paragraph 91c) of the NPPF states that planning decisions should aim to achieve
healthy, inclusive and safe places which enable and support healthy lifestyles,
especially where this would address identified local health and well-being needs — for
example through the provision of safe and accessible green infrastructure. Paragraph
96 continues ‘access to a network of high quality open spaces and opportunities for
sport and physical activity is important for the health and well-being of communities.’

The proposed pathways would provide access to a substantial area of community
woodland and outdoor recreational space and would therefore be compliant with the
above aims of the NPPF.

Local Plan policy REC11 ‘Built Recreation Facilities in the Countryside’ allows for
recreational development in the countryside provided it does not detract from the
openness of the Green Belt or the rural character of the area. The policy states that
small scale essential facilities for outdoor recreation will be permitted provided that (1)
the site is suitable (2) there would be no adverse impact on residential amenity or the
rural character of the area (3) traffic generation would not prejudice highway safety or
significantly damage the environmental character of country roads (4) the proposal
would meet an identified deficiency (5) the proposal would not be better located at a
site with existing facilities (6) parking provision would be discreetly located, well
screened and would not significantly harm the rural character of the area.

Local Plan policy REC19 ‘Visitor-Related Development’ sets out a series of criteria
against which new visitor facilities in rural areas should comply with. These include (1)
that the development is appropriate to the character, area and landscape in which it is
proposed (2) that any associated activities do not harm the character of the locality (3)
that suitable existing buildings are utilised (4) where traffic generation would not
prejudice highway safety or cause significant harm to the environmental character of
the roads (5) where car parking is discreetly located, well screened and would not
significantly harm the rural character of the countryside and (6) where the proposal
complies with other policies in the Plan.

The proposed development is assessed against the various criteria in policies REC11
and REC19 under the headings below.



8.12.

8.13.

8.14.

8.15.

8.16.

8.17.

Paragraph 134 of the NPPF sets out the five purposes of the Green Belt. These are
(1) to check the unrestricted sprawl of large built up areas (2) to prevent neighbouring
town merging into one another (3) to assist in safeguarding the countryside from
encroachment (4) to preserve the setting and special character of historic towns and
(5) to assist in urban regeneration by encouraging the recycling of derelict and other
urban land.

The car park is required for visitors to the Centenary Woodland and the surrounding
countryside and therefore requires a rural location. It would be located in the open
countryside beyond the boundaries of both Ashtead and Langley Vale and would
remain separated from them by open fields and woodland. It would not therefore result
in either the unrestricted expansion or sprawl of either of these built up areas into the
Green Belt or contribute towards them merging into one another. Whilst it could be
said that the proposed car park represents encroachment of development in the
countryside, it is of a relatively modest scale and is open in nature and is not therefore
considered to give rise to any significant harm to the openness of the Green Belt. The
car park and pathways are sufficiently distant from nearby settlements to avoid
causing any harm to their setting or character. The proposed development is
intrinsically linked to the surrounding countryside and woodland and would not
therefore have any implications for regeneration or the recycling or derelict or other
urban land in the District’s built up areas.

Paragraph 143 of the NPPF states that inappropriate development is, by definition,
harmful to the Green Belt and should not be approved except in very special
circumstances. Paragraph 144 advises that when considering planning applications,
local planning authorities should ensure that substantial weight is given to any harm to
the Green Belt. Paragraph 145 sets out, under sub paragraphs a) to g), seven types
development that are not considered to be inappropriate in the Green Belt. Sub
paragraph b) includes ‘the provision of appropriate facilities for outdoor sport, outdoor
recreation, cemeteries and burial grounds and allotments; as long as the facilities
preserve the openness of the Green Belt and do not conflict with the purposes of
including land within it.’

It is considered that the provision of the car park and pathways to promote access to
the countryside and the Centenary woodland represents ‘appropriate facilities for
outdoor recreation’ as set out in sub paragraph b) of paragraph 145 of the NPPF and
accordingly, there is no requirement for the applicant to demonstrate very special
circumstances for the proposed development. Neither the car park nor the pathways
would give rise to any significant harm to the openness of the Green Belt. The County
Highway Authority is satisfied that the size of the car park is commensurate with the
number of projected visitors to the site.

In summary, the proposal would support the provision of accessible green
infrastructure, providing inclusive access to substantial areas of woodland and open
space. In addition, the formation of the access, car park and pathways would not
conflict with any of the purposes of the Green Belt or represent inappropriate
development in the Green Belt and would maintain the openness of the area. As such,
it is considered that the proposal is compliant with the advice set out in the NPPF.

Loss of Agricultural Land

Paragraph 170b) of the NPPF advises that planning decisions ‘should contribute to
and enhance the natural and local environment by recognising the intrinsic character
and beauty of the countryside, and the wider benefits from natural capital and
ecosystem services — including the economic and other benefits of the best and most
versatile agricultural land, and of trees and woodland.’
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Local Plan policy RUD12 seeks to avoid development that would result in the
fragmentation of agricultural or horticulture holdings in such a way as to seriously
undermine the economic viability of the remaining holdings.

The majority of the wider site (196.5 hectares) is used for arable farming and includes
some grassland whilst the remaining areas are wooded. 72% of the site includes
agricultural land of the best and most versatile quality and 4% is of moderate quality.
The existing areas of woodland within the site would be retained.

The proposed development and the associated tree planting across the wider site (i.e.
including the application site) would take around 117 hectares of the best and most
versatile agricultural land out of use. Only around 4% of the agricultural land (on the
wider site) would be built upon. The remainder of the agricultural land would be
maintained as open space and used as grazing or for hay and silage production. This
land would be capable of being returned to productive farming in the future.

The loss of the 117 hectares of good quality arable land does not meet with the aims
of paragraph 170 of the NPPF. The applicants, in their supporting Environmental
Statement, have assessed this aspect of the proposal as having a ‘major adverse
impact’ on agricultural land. Given that the land is the best and most versatile in
agricultural terms, this anticipated level of harm is considered to be reasonable and will
need to be weighed against the public benefits of the scheme in the planning balance

The land has been leased out to a local tenant farmer on a series of short term
contracts of not more than one year and accounts for 35-40% of the farmer’s overall
land holdings. Given the short term nature of the agricultural leases and the fact that
the site does not account for the majority of the farmer’s overall business, it is not
considered that the proposed development would seriously undermine the economic
viability of the farmer’s remaining holdings. As such, the proposal is not considered to
conflict with the aims of Local Plan policy RUD12. The applicant has assessed the
likely impact of the proposed development on the tenant farmer as being ‘minor
adverse’ and this is considered to be a reasonable assessment.

Need for car park and pathways

Local Plan policy REC11 ‘built recreation facilities in the countryside’ states that small
scale essential facilities for outdoor sport and outdoor recreation will be permitted
provided, amongst other things, the proposal is satisfying an identified deficiency.

The applicants have already received permission from The Forestry Commission to
plant the area with 200,000 trees and the planting process is well underway. The tree
planting does not require planning permission.

The supporting Design, Access and Heritage Statement advises that ‘the development
of the car park, paths, visitor’s centre, memorial area and play space is essential to
attract visitors to the site in order to warrant the expenditure and management needed
to create a Centenary Woodland for England’.

The Woodland Trust’s decision to purchase the site and commence tree planting in
advance of obtaining planning permission for the supporting facilities (in this case, the
site access, car and cycle parking areas and some of the proposed pathways), does
not place an obligation on the local planning authority to assess the application on the
basis of ‘need’ i.e. that the car park is now needed to facilitate access the wider site.
That said,

The proposal must therefore be considered on its own merits on the basis of an
assessment against both national and local planning policy as required by Section



8.28.

8.29.

8.30.

8.31.

38(6) of the Planning and Compulsory Purchase Act 2004. As part of that
assessment, however, it will be necessary to weigh-up the potential environmental and
community benefits that a Centenary Woodland for England in this location could
generate.

Impact on landscape and character of the area

Chapter 15 of the NPPF provides advice pertaining to the natural environment. It
states that valued landscapes should be protected and enhanced commensurate with
their identified quality in the development plan. The site falls with an Area of Great
Landscape Value (AGLV), a designation indicating a landscape of countywide
importance. Policy CS13 of the Core Strategy sets out the function of the AGLV as
providing a zone of protection for the Surrey Hills AONB. The policy seeks to ensure
that development within the AGLV will not cause harm to the existing landscape
character of the adjacent AONB. The Surrey Hills AONB Management Plan, Policy
LU5, seeks to ensure that development adjacent to the AONB will not harm public
views into the AONB. There are no views from the development site into or out of the
AONB and, therefore, the AONB would not be adversely affected.

In terms of an assessment of the impact of the development on the landscape
guidance in the NPPF stresses the need to recognise the intrinsic character and
beauty of the countryside and the range of environmental and other benefits that it
delivers. Policy CS13 states that small scale development for the reasonable needs of
the rural economy, outdoor recreation as well as that of the local community in the
AGLV will be supported provided other policy requirements are met. The policy also
indicates, both in the supporting text to this policy and in the associated Landscape
SPD, that the AGLYV is considered to have the same quality as the AONB and is
therefore of significance in its own right. The proposals being considered, therefore,
fall within a sensitive and important landscape. LP Policy REC11, Built Facilities in the
Countryside, is supportive of small-scale facilities for outdoor facilities providing they
would not have an adverse impact on rural character. The policy requires that car
parking provision is discretely located and well screened. Policy REC19 also requires
facilities to be of an appropriate scale, character and appearance appropriate to the
local landscape character. Where possible facilities should make a positive
contribution to the appearance of the area. The policy also stipulates that there should
be no harm to the character and amenities of the locality nor prejudice its future
enjoyment. The policy states that car parking is discreetly located, well screened and
avoid significant harm to the rural character of the countryside.

The Environmental Statement (ES) considered the impact on landscape and visual
amenity and the assessment is based on the value attached to it by the viewer, the
number of viewers likely to acquire the view, the scale of the change and the degree to
which the proposed changes fit into the surrounding landscape. The ES concludes that
the built elements of the proposed development appear slight in scale in the landscape
and that there would be no effect on the much wider landscape of the AGLV. It
concludes that the residual landscape effects associated with the development are
minor or less following mitigation.

The characteristics that make the landscape special are set out in two documents: the
Council’s Landscape SPD and the Surrey Landscape Character Assessment. The
distinctive qualities of the landscape apply to the development site and to the wider
landscape within which is sits. The site under consideration in this application forms
approximately 5 percent of the 259 hectares of land acquired by the Woodland Trust
for its Centenary woodland. This holding is part of a landscape type defined in the
Surrey Landscape Character Assessment 2015 as ‘Ashtead and Woodcote Parks
Chalk with Woods'. This character area is part of a wide band of downland to the north
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of the chalk ridge and south facing North Downs escarpment. The assessment
describes the characteristics of the landscape as rolling downland with a mosaic of
medium to small scale fields and woodland within which there are elevated locations
affording long distance views. The pattern of hedges, field boundaries and woodland
are evidence of land use that dates back to the mid-19™ Century and earlier. There are
undulating landforms. A relatively rural landscape has been retained, whilst it is
acknowledged that surrounding settlement and roads limit tranquillity and remoteness.
However, this is a much valued landscape on the edge of Great London and a
relatively rare example of an arable, farmed landscape.

Before considering the landscape aspects of the proposals against national and local
plan policies, it should be noted that the current application was preceded by the
Forestry Commission’s decision in 2016 to grant consent to the Woodland Trust to
plant 200,000. As part of this process a management plan was produced and agreed
as the basis for ongoing management of the Woodland Trust’s land, setting out the
balance of open land to woodland and making recommendations for the site’s
biodiversity and the management of visitors. The Forestry Commission’s decision was
informed by an EIA and the management plan drawn up by an Open Spaces Advisory
Group composed of local and national specialists. The planting of large numbers of
trees will change the landscape and some concerns about this are reflected in a
number of the representations received during the consultation on this application.
However, consideration of the merits of the Woodland Trust’s planting and general
management of the land are not relevant to the consideration of landscape impacts as
part of this planning application having been granted consent under different
legislation. Therefore, the consideration of landscape impacts in this section of the
report is confined to the infrastructure proposed within the area of land on the Mole
Valley side of the local government boundaries.

In terms of landscape impacts, the primary consideration for the decision maker in this
instance is on the car park and associated access arrangements falling within the
northern most field, known as Nutshambles on the corner of Headley Road and
Shepherds Walk, and a series of hard-surfaced easy access trails to the south of the
car park in Headley Road Field and part of Downs Field. The landscape element of the
ES was subsequently appraised by an independent consultant appointed by the three
local authorities. The independent report broadly supported the findings of the ES with
the exception of some detailed points in relation to the visual impact of the car park
around the periphery of Nutshambles field along the northern boundary from the
bridleway which is an important and well-used equestrian route and cycle route, a
point not mentioned in the ES. The differences surrounded the degree of harm are
reflected in the comments below.

First, both the ES and the independent review recognise that the field which would
accommodate the car park is already well screened by existing hedges and tree belts.
There are no views of the site from adjacent residential properties and no distant
views. The low height of the car park infrastructure decreases the likelihood of adverse
impacts beyond the immediate periphery of the site.

In terms of views immediately around the site, these would be restricted to glimpsed
views through hedges and tree belts, mostly in the winter when the trees and hedges
are bare of leaves. The ES concludes that the belt of trees on the east side of the
proposed car park would provide a full and effective screen even in winter, whilst the
independent review considers that there is the potential for minor filtered views in
winter. Similarly, the review considers that views from the north towards the car park
would more open than suggested in the ES, although this could be mitigated by
allowing the hedge to grow higher. The Review increased the residual effect from
‘Moderate-Minor’ to ‘Moderate’ Adverse rather than the ES conclusion of ‘Minor’
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Adverse. The ES therefore underplays the impact of immediate views of the car park
site from the east through the woodland belt and from the north for the users of the
bridleway.

The greatest peripheral impact is on the western boundary along Headley Road where
44 metres of hedgerow and hedgerow trees will need to be removed in order to
provide safe access to the side. The ES assessed the magnitude of change as Slight,
whereas the independent review concluded that there would be a Moderate magnitude
of change. The ES assessed the sensitivity of the hedgerow loss as Medium whereas
the review considered it to be High, reducing to Slight in the longer term when
replacement planting is established. The widened access gate and height barrier
would be permanent features that will have an adverse impact and will afford views
into the site over the width of the access.

The applicant has sought to mitigate views of the car park from its immediate
surroundings. The hard-surfaced element of the car park is located on the west side of
the field to reduce the length of access roads from the entrance off Headley Road.
This results in a more compact facility that allows more space on the eastern side and
along the northern boundary for landscaping. The landscaping is indicative, but shows
a relatively open meadow with groups of native trees and shrubs designed to
supplement the screening provided by existing trees and hedges. There are low level
bunds enclosing the car parking spaces, formed from excavated material that would
provide further screening around the main car park. The surfaced materials are a
mixture of granite aggregate and, recycled highway arisings. Paths are 2 or 3 metres
wide. The overflow car park is to be retained as an open grassed area reinforced with
a polyethylene plastic mesh designed to prevent wear and tear. All of these design
features would reduce the visual impact within the open field and from views on the
periphery of the car park site. No lighting of the car park is proposed as the car park
will be locked in the evening and lighting is not considered necessary. A CCTV camera
is proposed with a light triggered by a motion sensor, details of which would be
controlled by condition. The Surrey Hills AONB advisor considered that the car park
should be located further away from Headley Road to create more room for screening
along Headley Road, but this would increase the length of the internal access road. On
balance, it is considered that the existing design would have less visual impact and
adequate screening can be provided by hedges and new planting.

To the south of the car park, there are a series of easy access, hard-surfaced
pedestrian paths linked to the car park and the proposed visitor centre and memorial
area in Epsom and Ewell. These are designed as short walks for a variety of visitors,
including wheelchair users. Paths are of materials similar to those in the car park. They
would be two metres wide and entirely located within plantation woodland, limiting their
visual impact to those walking the paths. The independent appraisal of the landscape
element of the ES concluded that the visual impact of the car park and trails would not
result in significant residual effects.

The Council’s own landscape SPD outlines the qualities of the landscape in this part of
the District, including the open nature of the downland and the mix of woodland,
hedgerows, agricultural fields and narrow country roads. It stresses that significant
weight should be given to the protection of the landscape within the AGLV. The
introduction of a car park for 75 cars and an overflow car park with a capacity of 100,
together with the associated access improvement, paths, signage, CCTV camera and
ticket machine is an urbanising element in an area that is currently open and part of a
wider landscape of undoubted quality and character.

However, Policy CS13 considers that small scale development for the reasonable
needs of outdoor recreation in the AGLV may be acceptable. The infrastructure is not
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considered to be excessive in the context of the whole of the Woodland Trust land
holding at Langley Vale. The design of the car park has taken into account the
constraints of the site and the potential visual impact. The visual impact is limited to
short distance glimpsed views and is capable of mitigation to a significant degree.
There is no impact on residential amenity. In these respects the proposals for the car
park and associated trails accord with Policies REC11 and REC19 but there is
inevitably a loss of naturalness and openness even if the impacts are largely limited to
glimpsed views on the immediate periphery of the car park field and within the
proposed car park for those using the facilities. These negative impacts should be set
against the benefits of safeguarding the site for public access, providing a national
Centenary Woodland and creating a facility that could be used by the local community.
The development would also support educational activities that could take place in the
proposed visitor centre nearby and provide some of the revenue necessary to
implement the management plan.

Policies REC 11 and REC19 refer to rural character. Part of the character of the
countryside is its peace and tranquillity although there is greater noise and visual
intrusion in this part of the AGLV than in the adjacent AONB. The ES states that traffic
on the surrounding road network is the most dominant noise source and that the
increase in traffic using the local road network would be imperceptible. The review
broadly agreed with the Slight Adverse magnitude of change on tranquillity, peace and
quiet assessment given by the ES. The anticipated number of visitor numbers annually
is 110,000. With this comes a loss of tranquillity even if this is relatively localised.
Visitor activity will probably be focussed on the car park and visitor centre and on the
easy access paths. Within the wider landscape there is not expected to be a
perceptible loss of tranquillity. Additional noise and disturbance will be experienced
over the 25 month construction period. The Construction Environmental Management
Plan will be prepared to minimise impacts. The ES determines these to be locally
Adverse but only temporary in nature and of small magnitude and minor significance.
In terms assessing the impact on the peace and tranquillity in the ES this is considered
to be a fair assessment.

Trees are an important element in the character of the countryside. The mosaic of
woodlands, shaws and hedgerows is an acknowledged characteristic of this AGLV
landscape which should be protected and enhanced in line with policy contained in the
NPPF. Policy ENV25 required that requires that sufficient space should be allowed to
enable existing trees of significant public amenity value to be retained. The applicant
has provided a detailed survey of existing trees and their condition and value. Their
report states that the arboriculture impact would be negligible. High value trees
(Category A), trees of high landscape or biodiversity value and veteran trees will not
be removed. Woodland designated as ancient woodland will also not be removed. The
report provides guidance on root protection for existing trees and the maximum
requirements are specified.

The most significant change is the loss of 44 metres of hedgerow and trees on the
western boundary with Headley Road. The general landscape impact of this is
mentioned above. Four trees of moderate quality (Category B) will be removed: a
sycamore, field maple and two English oaks. The hedgerow is composed of a mixture
of sycamore, field maple, elm, oak and ash. It is not assessed as ‘important’ under the
Hedgerow Regulations 1979. The section of hedge would be replaced on a new
alignment and additional trees planted between the car park and the boundary to
increase screening. Details would be subject to a landscape condition. An area of
ancient woodland lies along the eastern boundary of Headley Road field where multi-
access tracks are located. However none of these run through the woodland and no
impact is envisaged. The Council’s tree officer has not objected to the proposals. The
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independent review of the applicant’s ES considered that the assessment of change
upon field pattern, ancient woodland/shaw and veteran trees as neutral was correct. It
is considered that the proposals as they related to trees accord with national and local

policy.

Biodiversity

Policies in the NPPF support developments that are sustainable. Sustainable
developments should contribute to protecting and enhancing the natural environment
by, amongst other things, helping to improve biodiversity. Adverse impacts should
demonstrably and significantly be outweighed by the benefits of allowing a
development to proceed.

Chapter 15 of the NPPF covers issues relating to the conservation and enhancement
of the natural environment. It states that planning decisions should contribute to and
enhance the natural and local environment by protecting and enhancing sites of
biodiversity in a manner commensurate with their statutory status or identified quality
in the development plan. Impacts of a development should be minimised and net gains
for biodiversity should be achieved by, for example, establishing coherent ecological
networks. Development resulting in the loss or deterioration of irreplaceable habitats
should be refused unless the reasons are wholly exceptional.

Local plan policy CS15 states that biodiversity will be protected and enhanced. MVLP
policy ENV12 states that development likely to have an impact on a Site of Nature
Conservation Importance (SNCI) will not be permitted unless there are clear reasons
for the proposal which outweigh nature conservation objectives. Policy ENV13
safeguards features of nature conservation importance and ENV14 promotes
opportunities through development that result in the enhancement, management and
creation of nature conservation features. ENV15 covers species protection, including
the protection of habitats that support species.

In the representations to this proposal a number of concerns have been raised in
relation to the Woodland Trust’s proposals for tree planting and the impact this will
have on established features and species of ecological value and importance. As
indicated in the section of this report considering landscape, the question of tree
planting and many aspects of the management of the Woodland Trust land have been
the subject of a separate Environmental Statement (ES) and permission granted by
the Forestry Commission. They are not a matter to be considered as part of this
application. However, it is relevant to consider, in the light of the policies above, the
impact of the car park and paths and the possible visitor pressures on the ecology of
the site and to weigh this against other issues for and against the development before
coming to an overall assessment of the merits of the proposal.

The applicant’s overall aim for the site in 50 years’ time is for a mosaic of habitats
including: ancient woodland, secondary native woodland, neutral and chalk grassland
and arable margins. They hope that these habitat types will support an abundance of
species and that the optimum conditions will be established for important flora that can
be found throughout the Woodland Trust’s land. From the information submitted by the
applicant, including the ES and various specialist surveys, the ecological value of the
wider site at Langley Vale, including the land within Mole Valley District, can be
summarised as follows.

There is a wider range of significant wildlife and a number of priority habitats. Priority
habitats include Ancient Semi-Natural Woodland, hedgerows and chalk grassland.
There are 59 bird species recorded, including two birds of Conservation Concern: ‘Red
Listed’ species of ground-nesting birds, namely lapwing and skylark. There are a large
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number of badger setts and five species of bat recorded. However, of most
significance is the arable flora which according to the botanist advising the Woodland
Trust is certainly of national importance and probably of international importance.

The Applicant’s ES looks at the baseline conditions for designated sites, habitats and
species. It also considers the impacts during the construction and operational phases
of the development.

No part of the whole of the Woodland Trust site is covered by a statutory designation
but there are 17 non-statutory designations including the southern-most section of the
land within Mole Valley which is part of the wider Langley Vale SNCI. Designated for
its assemblage of rare arable flora, this SNCI is a relatively recent designation and is
not included on local plan proposals maps, but it is of SNCI standard.

Habitats within Mole Valley include arable, broadleaf and plantation woodland and
hedges. There is no ancient woodland or veteran trees, but an area of ancient
woodland fringes the east side of Headley Road field and is part of the area of
Woodland Trust land in Epsom and Ewell. Nutshambles field (the site of the proposed
car park) was previously arable and currently lies fallow. Headley Road field has been
planted by the Woodland Trust with native broadleaved species. It is proposed that a
looped path will be located within the newly planted woodland. There are no records of
rare arable plant species although the management plan does show an open area
running across the field and a margin on the not side to be managed for arable plants.
Abutting the east side is a block of Ancient Woodland. To the south is the western
portion of Downs Field/Langley Vale Field which is converted from arable to plantation
woodland under the management plan. This is an area where notable plant species
have been recorded on the field margins and where skylark and lapwing have also
been recorded. This is an area where a second pedestrian hard surfaced path will loop
through the new woodland. Following further surveys undertaken since the
Management Plan was agreed, the field margins in Mole Valley to be managed for
arable plants has been increased. Given the reduction in arable farming on the site,
with which the notable arable plants are associated, the management of these areas
for the conservation of rare flora becomes all the more important.

In terms of species within the Mole Valley fields, no species of conservation concern
were located within the location of the proposed car park. The botanical surveys of
2014 showed that no plants of significance were identified in Nutshambles field. The
2014 survey was the benchmark that provided the basis for determining the likely
significant effects of the car park. However, the section of hedgerow (44 metres) to be
removed on the west side which is required to provide vehicular access, is classified
as ‘important’ under the wildlife criteria of the hedgerow regulations.

Focussing on the predicted impacts associated with the land in Mole Valley, the ES
predicts that there will be a Minor Adverse impact on the Langley Vale SNCI during
construction. This is the area in which part of the pedestrian footpath network will be
constructed. There are records of skylark and lapwing, although the introduction of
plantation woodland already authorised under the Forestry Commission consent will
make this area less suitable for ground-nesting birds as it matures. The management
plan does, however, include open ground suitable for ground-nesting birds such as
skylark and lapwing elsewhere and their breeding success may be improved with the
removal of intensive farming.

The assessed impact of the loss of the hedgerow over the whole site is considered
Negligible when set against the total amount of hedgerows across the whole of the site
and new hedges to be planted. However, this seems to underplay the impact of the
loss of hedgerow in Nutshambles field where 44 metres of ‘important’, species rich,
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mature hedgerow will be lost to facilitate vehicular access to the proposed car park. A
new hedgerow will be planted, but an assessment of Moderate Adverse so far as this
corner of the site is concerned would seem more appropriate, especially as the original
alignment will be lost.

During the construction phase lighting and pollution are potential problems for
badgers, bats, birds, invertebrates and hedgehog. Mitigation would be sought through
the Construction Environment Management Plan. With mitigation, the construction
phase is predicted to be negligible for birds, invertebrates and mammals. The longer
term prospects for bats are likely to be positive given that the additional woodland will
improve their habitat. The absence of artificial lighting if of benefit to a number of
species. During the operational phase there is a predicted impact of Major Beneficial
as a result of increases in woodland bird populations. The prospects for ground-
nesting birds are less predictable despite the mitigation measures. The location of a
number of badger setts has not been made public, but none are likely to be impacted
by the development of the car park and the impact is considered Negligible.

As stated above, the most significant interest in terms of biodiversity is the assemblage
of rare arable flora. A number of surveys have been undertaken, particularly from 2014
through to 2018, which show the distribution of these plants whose conservation status
ranges from vulnerable to critically endangered. The surveys show the distribution of
species which are generally found along field margins and associated with fields that
have been under arable cultivations where the solil is regularly disturbed. The reduction
in the amount of open space within the Woodland Trust ownership across the estate
as agreed under the management plan consented by the Forestry Commission makes
it all the more important to know where these plants are to be found and to ensure that
the conditions necessary to ensure their conservation are replicated. In addition to the
rare arable plants, the site is also important for a range of wild flowers that coexist with
the rarer plant species.

Rare plants are demanding in the conditions that allow them to thrive. Arable flora do
not like to be shaded and they require regular ploughing to disturb the soil and bring
the seed to the surface for germination. They do not respond well to the application of
fertilisers, herbicides and pesticides. Understanding where they are located is another
challenge and there have been a number of comments made in relation to the use or
non-use of survey material despite the fact that a number of specialists have been
involved in surveying the site. In part this is because plants can be difficult to identify
unless in flower or fruiting. The exact position of some early records is difficult to
establish and seed can be long-lived and lie dormant for years and establish in
locations where it has not been know previously. Some surveys are partial and not all
of the sites with potential will have been included in the records for a particular year.
The baseline survey dates from 2014 and subsequent surveys have tended to focus
on those areas where flora was found at the time of the baseline survey.

Records for Nutshambles field where the car park is to be located showed no notable
florain 2014. However, this was a field in arable cultivation and seed may lie dormant
in the soil. The 2017 survey undertaken by the botanist advising the Trust did not
survey Nutshambles field but it did uncover a significant increase in a number of rare
plants in other locations.

However, as a result of the increase in species recorded, the specialist considered that
Langley Vale was of even greater importance for arable flora than previously
recognised. He suggested revisions should be made to the management plan
including the ploughing of the field margins in Nutshambles field on the north, west and
east side. As this is the intended location for the car park it is not clear how practical
this would be. It is not referenced in the plans for the car park, although it is possible
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that this could be conditioned as part of the landscaping details for the car park. The
removal of the hedgerow and realignment of the edge of the field for vehicular access
purposes might in any case damage any floristic interest on this western side of the
car park site.

The ES states that the site management plan the whole of the Langley Vale site will
provide the optimum conditions for rare and threatened arable plants to survive. The
management plan does go into considerable detail on the management of field
margins and includes provision for monitoring to establish long term the extent of open
fields what will be managed for rare arable plants. The approach is that whilst the area
of woodland will increase by 40% across the whole of Langley Vale, at least 32 ha of
the site would be permanently managed as arable plant zones. These spaces will be
geared specifically to meet their exacting needs and the cessation of chemical
applications will improve the conditions further. The management plan has had input
from a number of specialist organisation. Mitigation measures, such as ensuring that
paths do not encroach on areas where flora has been recorded or on field margins,
further improves the conditions across the whole site. The management plan states
that Langley Vale management should be undertaken in a manner to provide an
exemplar of rare and threatened arable plant conservation. Plantlife’s report on arable
plant zones and margins for the management plan states that this area could easily
become one of the best sites in the UK for arable plants. For this reason the ES
concludes that there are significant enhancement opportunities across the site for
arable flora. Therefore, despite incursions in to the plant margins in the Langley Vale
SNCI, the residual impact is considered to be beneficial. In this context, taken across
the whole of the site, the great majority of which is in the neighbouring districts, any
potential loss of flora associated with the provision of visitor infrastructure could be
considered to be justified if it delivers other benefits is necessary as part of the overall
vision for the introduction of conservation management for the Centenary Woodland.

The ES does consider the impact of increased number of visitors using the site. Up to
this point, any activities organised by the Woodland Trust and casual visits have been
undertaken without the benefit of on-site parking, visitor centre and formalised paths.
The ES associated with the consent to plant trees only considered visitor numbers of
10,000 per annum and no formal visitor facilities. The target number of visitors with the
facilities being applied for is 110,000 per annum, which is an average of 300 per day.
Concerns have been expressed about the need for these facilities and the impact of
visitor pressures on the ecological value of Langley Vale. The impacts could range
from the disturbance of wildlife, trampling, litter and dog nuisance, especially
problematic for ground-nesting birds and grazing animals, both of which are part of the
future management arrangements. The ES suggests that the provision of open space
with visitor facilities will draw some of the visitor pressures away from other sensitive
nature conservation sites nearby, although there is no evidence to show that this will
be the case.

The Woodland Trust considers that the facilities to be provided are an important way of
gaining additional support and members that will be able to help towards the
management of the site. It is likely that volunteers will play a significant part in the
monitoring and management of the site and in the Trust’s view effective management
would be unlikely if car parking, toilets and shelter in the form of the visitor centre were
not provided. The Trust considers that revenue from additional members and from the
car park assists in the cost-effective management of Langley Vale. A visitor centre
would enable the Trust to undertake educational events and, as the only Centenary
Woodland in England, it might be expected that these facilities are justified. The
facilities are seen as an opportunity to promote outdoor education and recreation as
well as providing a focus for WW1 remembrance.
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The design of the facilities seeks to reduce their impact. Paths are located at least 15
metres from field boundaries to avoid the potential to disturb the margins in which rare
arable plants are found. To reduce the impact of dogs on wildlife, visitors will be asked
to have their dogs on a lead or under control at all times within the site, especially
during the spring and summer months. How enforceable this will be on a day-to-day
basis remains to be seen. Fencing or ditches will be provided alongside cycle and
horse paths to avoid trespass into ancient woodland and grassland areas. The
proposals include some useful design measures to limit visitor impacts, but the most
important aspect of visitor management will be the presence of on-site rangers.
Langley Vale has the benefit of being managed full-time by a Site Manager who has
been with the project since its inception. He is supported by the Estate Manager
(South East) and a project team with various specialisms and an Assistant Site
Manager. There are around 70 regular volunteers who assist on site. Langley Vale is
one of a small number of Woodland Trust sites to have the benefit of a Site Manager,
which is an indication of the importance they attach to the site. In terms of the
implementation of the already agreed management plan, the Trust continues to work
with the Open Space Advisory Group that put the plan together. If permission is
granted for the current proposals, the Trust has stated that they will review the staffing
levels to ensure that they remain commensurate with the level of activity on site.

All the interested parties to this application recognise the importance of the Langley
Vale for biodiversity especially, but not only, as a site supporting some very rare arable
plant species. The conservation issues are extremely important to a consideration of
the merits of the proposals and for that reason the application has generated a debate
as to the appropriateness of providing formal facilities on such a sensitive site. In
policy terms the central question is whether the facilities would assist in the
conservation of the site and whether they could be provided without adverse impacts
that would outweigh the benefits of providing them. Additionally, would the facilities
result in additional visitor impacts that would cause the loss or deterioration of
irreplaceable habitats? In Mole Valley these facilities are the car park and the
pedestrian paths to the south of the car park, but they need to be seen as linked to a
visitor centre, memorial area and children’s play space which will be considered by
Epsom and Ewell and the wider network of paths and bridleways in Reigate and
Banstead.

In coming to a judgement, the following points are relevant. There are several aspects
of the design that have sought to minimise adverse impacts on biodiversity interests
and the scale of the facilities, having regard also to the facilities in the neighbouring
boroughs, are not excessive. In this regard the proposals are considered to be in
accordance with NPPF guidance with seeks to minimise impacts on nature
conservation interests. The facilities themselves open up opportunities to engage with
the public as volunteers who will be important to the management of the site and as
visitors who will be able to learn about and value the range of conservation interests
within Langley Vale. The proposals have to be seen in the context of a site that will
change as a result of afforestation but which is subject to a management plan that
seeks to strike a balance between sometimes competing conservation interests. There
is a commitment through the management plan to ensure that irreplaceable habitats
are enhanced and recent surveys of rare flora associated with the site have produced
encouraging results. In this respect the proposals are in line with the NPPF, Policy
CS15, ENV12, ENV13, ENV14 and ENV15. In terms of Policy ENV13 which seeks to
safeguard features of conservation importance in SNCIs, the provision of additional
measures to manage field margins for their floristic interest within the Langley Vale
SNCl is in line with this policy. The Committee are advised that a means of securing
adequate site management would be through a legal agreement that secures a
commitment to providing an appropriate ranger setrvice.
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Location of Car Park, Traffic Generation, Access, Parking & Implications for Horse
Riders

Paragraph 108 of the NPPF advises that when considering applications for
development, local planning authorities should ensure that appropriate opportunities to
promote sustainable transport modes should be taken up; that safe and suitable
access should be provided to the site for all users and that any significant impacts on
the transport network can be mitigated against.

Paragraph 109 of the NPPF states that ‘Development should only be prevented or
refused on highway grounds if there would be an unacceptable impact on highway
safety, or the residual cumulative impacts on the road network would be severe.’

The NPPF also requires new developments to give priority to pedestrians and cyclists
and facilitate access to public transport. Consideration should be given to the needs of
people with disabilities and reduced mobility and to the need to reduce conflict
between pedestrians, cyclists and vehicles. Layouts should allow for access by
service and emergency vehicles and be designed to enable charging of plug in
vehicles. Paragraph 111 states that all developments that generate significant
amounts of vehicle movements should provide a travel plan and the application should
be supported by a transport statement to enable an assessment of the likely impacts of
the proposal.

Core Strategy policy CS18 is concerned with transport options and accessibility. It
seeks to ensure that travel options and access are given significant weight when
considering development proposals and states that developments that would result in
improvements in accessibility and give priority to the needs of pedestrians, cyclists and
users of public transport, will be supported.

Local Plan policy REC11 concerning recreation development in the countryside
requires consideration to be given to (1) the suitability of the site for the proposed use
(2) traffic generation and highway safety and (3) whether the location of the proposed
car park would be discreet and be capable of being screened. The need to assess the
traffic generation and highway safety aspects of the proposal together with the scope
to screen the proposed parking area are also factors for consideration under policy
REC19 of the Local Plan.

Local Plan policy MOV2 states that new development should make appropriate
provision for off-street parking, servicing, vehicular access and egress and movement
within the site, capacity in the transport network, connections with public transport,
pedestrians and cyclists and people with disabilities.

Policy MOVS5 of the Local Plan states that development should comply with the County
Council’s parking standards which will be applied as a maxima. Policy MOV 15 seeks
to ensure that new development provides for the needs of cyclists and includes secure
cycle parking facilities.

a) Location of the car park / Accessibility

When considering the possible location of the car park, the applicants identified 27
potential sites either in or adjacent to land within the Woodland Trust’s ownership.
Each site was assessed against a common set of criteria which included factors such
as highway frontage, width of public highway, visibility splays, site size, distance to
nearest bus stop, flood zone etc. Sites that met more than 50% of the applicant’s
criteria were short-listed which resulted in a total of 5 potential sites for the car park.
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Four out of the five sites were discounted for a variety of reasons including visual
prominence in the landscape, proximity to residential property, unsuitable road
frontage, impact on ancient woodland. The outcome of the applicant’s sequential
assessment was that the field at the junction of Headley Road and Langley Vale Road
is the most preferable location for the car park.

Commenting on the location of the proposed car park, the County Highway Authority
note that it would be located at the furthest point from local bus and rail connections
(the nearest bus stops being on Headley Road approximately 150m to the north of
Langley Vale Wood or at Tattenham Corner train station approximately 1km to the
north of Langley Vale Wood).

The applicant’s acknowledge the distance between the car park and the nearest bus
stop but advise that the location of the car park was the result of a number of factors
detailed in the sequential test. The applicant’s highway consultant undertook a
walkover assessment of possible vehicular access points and concluded that the
proposed location off Headley Road was the most suitable. The undulating and
curving nature of Downs Road as well as the parallel bridle path discounted a
vehicular access off Downs Road. The chosen location of the access is the only viable
location where the public highway is of sufficient width; where sufficient visibility splays
could be achieved and which offers the least conflict with horses. In addition, the
location also scored highly regarding its limited visual prominence in the landscape.

The site of the proposed car park is currently well screened on three sides by existing
mature planting in the form of trees and hedging. It will, of course, be necessary to
remove a section of hedging alongside Headley Road to allow for road widening works
and the formation of the site access. However, the visual impact of the new access
would be minimised in the longer term with replacement planting behind the visibility
splays. The chosen site would have the most limited visual impact on the landscape
on the wider landscape when compared to the other contender sites which can be
clearly seen in long distance views from the west, east and south.

The County Highway Authority wish to be satisfied that the applicants are doing all
they can to promote sustainable travel between the local bus and rail network and the
site. Therefore, in order to improve provision for travel to the site by modes other than
the private car, the County Highway Authority recommended a condition seeking:

1) the provision of secure and covered cycle parking within the site

2) improved surfaced footpath links connecting the west of Sheep Walk with the east
of Sheep Walk in order to provide safe routes for pedestrians and cyclists to travel
across the site and

3) a requirement for information to be provided to staff and visitors (by way of
information boards on site as well as information on the Woodland Trust’'s website)
regarding the availability of local public transport and walking and cycling connections
to the wider highway network.

The applicant has raised concern with the second element of the above condition
(connecting Sheep Walk to provide routes for both pedestrians and cyclists to travel
across the site). They advise that the suggested path would be unsuitable as a shared
user path both in terms of gradients across that part of the site and because it would
conflict with the applicant’s desire to separate the user groups. The pedestrian path
has been designed with pedestrians in mind and is not of a specification for cyclists.
Further, the path would be too narrow for a buggy and a cyclist to pass safely. The
‘kissing gates’ on the path are not designed with cyclists in mind and it is not the
intention to have visitors cycling around the memorial, visitors centre or play area. The
concerns raised by the applicant are considered to be reasonable and provide clear
justification as to why the path network should remain as shown on the submitted
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plans. Itis considered that the deletion of this element of the condition would not
significantly affect the overall objective of the condition which is to encourage as far as
is reasonably practicable, travel by sustainable modes. Accordingly, the 2" element of
this condition has been removed from the recommendation below.

Whilst, in an ideal world, it would be desirable to have the car park located close to a
range of public transport services, the nature of the development requires a rural
location. The provision of the public car park indicates that the site is not highly
accessible by public transport.

The development would result in improvements to footways and bridleways within the
overall site boundary that have been designed to connect with existing public rights of
way in the surrounding area. The site would incorporate secure and covered parking
for cyclists, and visitors would be encouraged to travel to the site by sustainable
modes. In addition, pathways would be capable of being used by those with mobility
issues thereby making the surrounding countryside more accessible for all.

In summary, the applicant’s sequential assessment for the location of the proposed car
park is considered to be reasonable. Whilst the site is not highly accessible by public
transport, the applicants will advertise routes to the nearest bus stops and train
stations both at the site and online. This, together with the provision of secure and
covered cycle parking, new pathways and improvements to connectivity of pedestrian
and cycle routes across the site are considered to be sufficient to mitigate against the
site’s relatively remote location in relation to the nearest public transport services.

b) Construction Traffic

When the application was first submitted, a construction traffic route was proposed
which would have resulted in vehicles travelling to and from the site through the village
of Ashtead via a series of narrow country lanes. This gave rise to a significant level of
concern in the local community due to the physical constraints of the lanes and their
unsuitability for large construction vehicles.

The applicants responded to neighbour concerns and have amended the proposed
construction traffic route to direct vehicles along Downs Road and Langley Vale Road
and onto the B290.

In order to limit the number of construction vehicles travelling to and from the site, it is
intended to retain on site any excavated topsoil and use it to form permanent bunds to
the south east of the permanent car park. The road widening works on Headley Road
would require the exportation of spoil material. An estimated total of 111 in and 111 out
HGV trips are likely to be required in order to import materials needed for the
construction of the site access including road widening and the laying out of the car
park and paths.

The applicants anticipate the construction period may be in the order of 80 working
days with a maximum of 10 HGV movements in and 10 out per day. Significant HGV
movements would avoid the AM and PM peak times. The anticipated timeframe for
widening of Headley Road is 3 weeks.

The level of construction traffic is expected to be low as only limited construction work
is proposed. Therefore the temporary increase in traffic during construction is unlikely
to cause a noticeable difference in existing traffic flows on the surrounding roads.

The County Highway Authority recommends a planning condition seeking details of the
applicant’s Construction Transport Management Plan. This would include the
submission of HGV deliveries and hours of operation as well as construction vehicle
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routing, requiring construction vehicles to avoid Farm Lane, Park Lane and Headley
Road to the south of the site. The condition also requires that there shall be no
construction movements (including HGVs) to or from the site between the hours of
08.00 and 09.00 and 15.00 and 16.00 and that no HGVs associated with the
development shall wait in Headley Road, Downs Road, Langley Vale Road, Farm
Lane and Park Lane during these times.

The applicant’s decision to amend the construction traffic route to avoid the narrow
lanes leading to Ashtead is to be welcomed. The revised route traverses relatively
wider roads that would be more capable of accommodating the anticipated number
and frequency of construction vehicles.

c) Visitor Traffic

The potential amount of visitor traffic that the site may attract has also been an issue of
significant concern to local residents.

The application is supported by a Transport Assessment dated November 2017 and
additional supplementary documents responding to officer queries raised during the
course of the planning application. The applicant’s original Transport Assessment was
based on a similar site already being operated by the Woodland Trust, namely
Heartwood Forest. The applicant undertook a traffic survey at Heartwood Forest, over
a week leading up to and including a bank holiday weekend. The traffic survey was
used to predict likely traffic generation flows on the surrounding road network based on
a situation where only the 70 space ‘permanent’ car park would be at capacity and did
not include a worst case scenario of the additional 100 space ‘overspill’ car park also
being at capacity. Accordingly, further information was sought from the applicants to
demonstrate the impact on the surrounding road network with both car parks at full
capacity.

It is considered that the assessment presents a robust approach, as this has sought to
predict the number of vehicle movements generated by the site based on a series of
travel surveys taken during Easter at Heartwood Forest near St Albans. Heartwood
Forest is a 347 hectare site and has around 105,000 to 115,000 visitors per year, the
largest site managed by the Woodland Trust. The Easter holiday period was chosen
for the Centenary Woodland as this represents the busiest time of the year at
woodland attractions and therefore the survey results represent a worst case scenario.
The Heartwood Forest site was chosen due to its similar proximity to the M25 and to
nearby settlements. Traffic survey data was also collected at the two local junctions of
Headley Road j/w Downs Road, and Langley Vale Road j/w Ashley Road. In addition,
speed surveys were conducted along Headley Road close to the proposed new car
park access. The predicted traffic generation associated with the proposed Centenary
Woodland was then added to the existing network traffic flows established from the
traffic surveys. To assess this impact, traffic modelling was undertaken at the priority
junction of Headley Road j/w Downs Road and the signalised junction of Langley Vale
Road j/w Ashley Road to assess their capacity during peak weekday traffic conditions.

It was found that around 70% of visitors to Heartwood Forest travel by car and the
remaining 30% use non-car modes. The breakdown of visitors journeys was as
follows:

70% by car — 77,000 per annum — 210 per day

6% by bicycle — 6,600 per annum — 18 per day

18% on foot — 19,800 per annum — 54 per day

3% on horseback — 3,300 per annum — 9 per day

0.03% by bus — 33 per annum — one person every two weeks.
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77,000 visitors by car per year to Heartwood Forest is based on observed information
of modal split and does not equate to 77,000 cars. Based on observations undertaken
during traffic surveys, there are on average, 2.5 people per car so the annual number
of cars would be around 30,800. When this figure is divided by 365 days, it gives 84
vehicles per day. When these vehicle numbers are spread out over a 10 hours
opening period (for example, from 08.00 to 18.00), it equates to around 8 vehicles per
hour visiting the site. There are peaks and troughs throughout the day, week, month
and season which the Transport Statement explains. In reality, what tends to happen
is that visitor numbers are greater during periods of lower peak hour traffic, such as
school holidays. Nevertheless, the proposed Centenary Woodland is not considered
to be a high car traffic generator. All of the relevant local junctions have been
capacity-checked to demonstrate the level of additional impact.

Given the number of public rights of ways and new pathways that would traverse the
proposed Centenary Woodland, it is anticipated that a similar number of local people
would access the application site by non-car modes as at Heartwood Forest.

It is noted that peak traffic times on the surrounding road network do not coincide with
peak attraction hours of woodland sites, which are usually late morning to early
afternoon. As such, the impact of the proposed development on nearby road junctions
during peak traffic is likely to be limited. Whilst it is accepted that the weekend peak
traffic times may be more closely related to peak hour traffic to the Centenary
Woodland, overall traffic flows at the weekend are significantly lower than weekdays,
to the extent that it would not exceed the capacity of the nearby road junctions.

The County Highway Authority made the following comment on impact of the proposed
development on the local highway network:

The Transport Assessment submitted as part of the application outlined that the day to
day operation of the car park would have a minimal impact on the local highway
network. The applicants advise that the majority of ‘normal’ day to day traffic
movements would be after 9am and before 3pm — outside the highway network peak
hours. This position is supported by the traffic survey information presented from the
comparable site. The CHA requested further information from the applicant in relation
to the full car park being utilised for all 170 car parking spaces. The applicant provided
a revised assessment that demonstrated that in a worst case scenario with all 170
spaces full, the proposed access to the site and the junction of Downs Way with
Headley Road would continue to operate with sufficient capacity to support the
maximum car park use. The applicant advises that the maximum use of the car park
will be infrequent and reserved for ‘special events’. The use and management of the
car park on these special occasions can be covered in the Car Parking Management
Plan and the Events Management Plan conditions.

The County Highway Authority conclude that the operation of the proposed car park
would have a minimal impact on the highway network operation at peak times.

The Environmental Statement that accompanies the application assesses the traffic
impact of the proposed development as being negligible, with no perceived impact on
the highway network. On the basis of the information submitted by the applicant, and
taking into account the views of the County Highway Authority, this is considered to be
a reasonable assessment. As such, in traffic generation terms, the proposed
development is considered to comply with Policy CS18 of the Core Strategy, Local
Plan policies MOV2, REC11 and REC19 and the advice set out in the NPPF.



d) Vehicular Access & Parking

8.100. The proposed vehicular access would be located on the eastern side of Headley
Road, approximately 130m to the south of its junction with Downs Road. An entrance
gate and 2.4m lockable vehicle height restrictor would be set 15m back from the edge
of the carriageway to allow sufficient space for a coach to stop if necessary. The
entrance gates would be opened at dawn and closed at dusk by staff of a car park
management company. The car park would remain closed over the Epsom Derby
weekend and it is intended that signage notifying the car park closure would be
displayed at least two weeks prior to the closure. No external lighting is proposed in
the car park.

8.101. Visibility splays at the site entrance have been calculated on the basis of recorded
vehicle speeds on Headley Road and have been found to be acceptable by the County
Highway Authority.

8.102. The car park would have 70 ‘permanent’ parking spaces plus a grassed overflow
parking area with capacity for a further 100 vehicles. In addition, 12 cycle parking
bays are proposed together with dedicated parking for coaches and minibuses and 4
disabled parking bays. It is intended that the overflow car park would only be used for
special events that would occur infrequently such as planting events or those
associated with the War. A gate would be installed at the entrance to the overflow car
park to prevent its day-to-day use. When events are organised volunteers and/or
members of car park management staff would be available to direct traffic as
appropriate.

8.103. The Woodland Trust intend to charge for parking at the site by way of a pay and
display meter.

8.104. The application as currently submitted does not make provision for electric vehicles
charging points. The applicants are concerned that it may not be feasible to bring
power to the site, particularly for fast charging. Nevertheless, there is a requirement
for the applicants to comply with the County Council’s parking standards which were
updated in January 2018. These stipulate that where new car parking is being
provided, a proportion of the total number of parking spaces will be required for electric
vehicle charging points (EVCPs). The County Highway Authority has taken a
pragmatic approach to this requirement by only seeking 4 EVCPs out of the 70 space
car park. This equates to 5% of the total number of spaces and is a significant
reduction from the 20% that is normally sought. The County Highway Authority is not
seeking the provision of any rapid charge points. The parking standards advise that it
is the responsibility of the developer to ensure that the electricity supply is sufficient to
meet future demands and that any power balancing technology is in place.

8.105. The applicants have submitted swept path analysis/vehicle tracking details for
standard size coaches entering and leaving the site. These details demonstrate that
coaches can safely access the site from Headley Road. It is anticipated that the
number of coach arrivals at the site would be around one per month. Nevertheless, in
order to ensure sufficient parking on site for coaches and/or minibuses, the site layout
plan has been revised to extend the length of the coach parking area to accommodate
two coaches and/or minibuses parked in tandem.

8.106. The Woodland Trust advise that coach access would be pre-planned and managed
via an online booking system. On occasions when a coach would be due to arrive at
the site, parking management staff would be available at the site entrance to remove



the vehicle height restrictor and direct the vehicles through the main parking area to
the coach spaces.

8.107. Local Plan policy MOV5 advises that the County Council’s current parking standards
will be applied as a maxima having regard to the nature of the proposal and the
accessibility of the site by non-car modes. The proposed woodland use does not fall
within any of the categories of development listed in the County’s current parking
standards. This means the proposal is subject to an individual assessment requiring
justification and the inclusion of a parking management plan, travel plan and cycle
strategies where appropriate.

8.108. The County Highway Authority is satisfied that the total capacity of the car park
(permanent and overflow) would be sufficient for the nature of the proposed use and
the location of the site. In addition they are satisfied that there is sufficient
manoeuvring space within the site to enable cars and coaches to enter and leave the
site in forward gear.

8.109. A draft car park management plan has been submitted in support of the application.
In order to ensure that on days when large visitor groups are pre-arranged and
planned, the online website would include details of vehicle routing being advised to
avoid Farm Lane and ensuring vehicle movements would be managed by staff at the
Centenary Woodland site, the County Highway Authority recommend planning
conditions seeking full details of an Event Management Plan and a Car Park
Management Plan.

8.110. Policy MOV15 of the Local Plan seeks to ensure that new developments provide for
the needs of cyclists, including secure cycle parking facilities. The application as
originally submitted proposed a total of 12 secure cycle parking spaces. The
applicants indicate their intention to include further cycle parking as part of a reserved
matters application for the visitor centre (in Epsom & Ewell’'s administrative area).
However, the County Highway Authority consider the need for additional secure cycle
parking at the site in order to provide a more focussed strategy to promote cycle
access. Accordingly a condition is recommended requiring the provision of 10
Sheffield cycle stands (capable of holding 20 cycles).

e) Headley Road Horse Crossing & Interaction with neighbouring Equine Businesses

8.111. During the course of the planning application, strong objection was raised by a
number of local equestrian businesses and The Jockey Club regarding the potentially
harmful impact of the construction and operational phases of the development on
equestrian users in the vicinity of the site.

8.112. The Jockey Club own and operate Epsom Downs Racecourse and manage Epsom
Downs Training Grounds which is located immediately to the north of the site on the
opposite side of Downs Road. A horse crossing point on Headley Road, located to
the north of the proposed car park entrance, forms part of a bridleway that runs along
the northern boundary of the site.

8.113. Views were also raised by The Jockey Club and the owners of a number of nearby
stables that the increase in traffic and road widening works associated with the
proposed development would necessitate the upgrading of the existing horse crossing
to a signalised/Pegasus crossing in order to ensure the safety of its users.

8.114. In recognition of the level of concern, the applicant was advised to undertake further
surveys of the horse crossing and to consult The Jockey Club in order to determine
their peak times for horse activity in the vicinity of the site. They were also required to



factor into their results, two nearby stables that were then vacant but which had a
combined capacity for a further 60 horses.

8.115. The applicants undertook the additional survey work at the horse crossing and
continued to correspond with The Jockey Club. A separate report was prepared on
their findings and was subject to scrutiny by the County Highway Authority.

8.116. The applicant found that the existing equestrian flows were between 1 and 15 in each
direction over the whole day (24 hours) with the majority occurring between 06.00 and
11.00 hours. This gives a mean figure of 8 or 9 in each direction over the whole day.
The applicants conclude that this level of equestrian usage of the crossing point does
not warrant a signalised/Pegasus crossing. Even with a further doubling of the current
number of horses crossing this point on Headley Road, such a crossing would not be
justified. They comment that the proposed Centenary Woodland would not result in a
material increase in traffic levels on Headley Road and so the proposed development
would not result in additional conflict with horses on this crossing. The applicants are,
however, willing to undertake upgrading works to the existing horse crossing to include
the provision of improved warning signage; anti-skid surfacing at the crossing point
together with an additional length of anti-skid surfacing on each approach and an
improved holding area, if possible.

8.117. The applicant has submitted a plan showing their proposals for upgrading the horse
crossing and are continuing to have an open dialogue with The Jockey Club. At the
time of writing this report, there are some relatively minor variations between the
applicant’s proposals for the horse crossing and what The Jockey Club would ideally
wish to see. The applicant is willing to involve The Jockey Club in on-going
discussions regarding the horse crossing.

8.118. A copy of email correspondence from the Managing Director of The Jockey Club to
the Chief Executive of the Woodland Trust dated 7 May 2019 confirms their intention
to contribute towards meeting the costs of any approved revision to the design of the
horse crossing and advises that they intend to remove their objection to the
application.

8.119. The following Grampian condition is recommended with regard to the proposed road
widening works and the design of the horse crossing:

Notwithstanding the submitted proposals, before the car park is brought into use, the
works to the public highway and horse crossing on Headley Road, shall be
implemented in accordance with a scheme that has been prepared in consultation with
The Jockey Club and the County Highway Authority.

Reason: In order that the development shall not prejudice highway safety or cause
inconvenience to other highway users and to satisfy Core Strategy policy CS18 and
Local Plan policy MOV2 and accord with the advice in the NPPF.

8.120. In terms of the construction phase, a condition seeking details of a Construction
Transport Management Plan (CTMP) is recommended. This requires the submission
of a range of details including HGV deliveries and hours of operation and vehicle
routing. The condition also specifies times, during the morning and afternoon peak
traffic, when no construction vehicle movements shall take place. A further condition
for the submission of a Construction Environmental Management Plan (CEMP) will
seek details of the measures that will be put in place during the construction phase to
take account of the proximity of the site to the horse training grounds and to nearby
bridleways and their users.



8.121. Given the relatively modest scale of development involved in the provision of the site
access, car park and pathways, it is considered that these conditions would enable
sufficient mitigation measures to be put in place both during and after the construction
phase to avoid any significant conflict with nearby equestrian users.

f) Section 278 re road widening, horse crossing

8.122. The proposed improvements to the horse crossing on Headley Road and the road
widening works on the approach to the site access would take place on land that is
outside the red-lined area of the application site.

8.123. The Council’s Legal Department has advised that the improvements to the horse
crossing and the road widening works can be satisfactorily secured by way of a
Grampian condition (a planning condition that prevents the start of a development until
off-site works have been completed on land not controlled by the applicant).

8.124. An Informative is also recommended advising the applicant that a separate Section
278 Agreement must be obtained from the County Highway Authority before any works
are carried out on land forming part of the public highway.

g) Summary of Highway Issues

8.125. The sequential test put forward by the applicant is considered to provide a
reasonable justification for the choice of site for the car park based on a range of
highway safety and other environmental factors. The application site, due to its rural
location, does not have the benefit of being within close proximity to a range of public
transport services. Nevertheless it would be possible to walk or cycle to the site from
the nearest bus stops and train station. The proposal would link to existing public
footpaths and increase current levels of public access across the wider site.

8.126. Paragraph 109 of the NPPF states that ‘Development should only be prevented or
refused on highway grounds if there would be an unacceptable impact on highway
safety, or the residual cumulative impacts on the road network would be severe.

8.127. The applicants have responded to local concern regarding the suggested
construction traffic route and have redirected it away from the village of Ashtead. In
addition, any large vehicles (coaches) travelling to the site would be advised by the
Woodland Trust at the time of booking, and online, to avoid the narrow lanes on the
outskirts of Ashtead. The proposal makes adequate provision for site access and car
parking and takes account of the needs of nearby horse riders. Further provision for
secure and covered cycle parking will be secured by condition. The Environmental
Statement that accompanies the application assesses the traffic impact of the
proposed development as being negligible, with no perceived impact on the highway
network. This is considered to be a reasonable assessment. The County Highway
Authority raise no objection on highway safety grounds and consider that the operation
of the car park would have minimal impact on the operation of the highway network at
peak times. A series of highway conditions are recommended. The proposed
development is therefore considered to comply with Policy CS18 of the Core Strategy,
Local Plan policies MOV2, MOV5, MOV15, REC11 and REC19 and the advice set out
in the NPPF.

Rights of Way

8.128. The NPPF makes clear that achieving sustainable development includes social
objectives that require, amongst other things, open spaces that reflect current and
future needs and support communities’ health, social and cultural well-being. Chapter



8 of the NPPF encourages planning decisions that enable and support healthy
lifestyles, especially where these would address identified local health and well-being
needs, for example through the provision of safe and accessible green infrastructure.
Access to a network of high quality open spaces is important for health and well-being
of communities. The NPPF states that planning decisions should protect and enhance
public rights of way and access, for example by adding links to existing rights of way.
There is encouragement to create places that are safe, inclusive and accessible.

8.129. The Woodland Trust site is criss-crossed by a network of public footpaths and
bridleways which connect to other strategic routes nearby. The majority of these
routes, and the most significant ones, are bridleways which are available to walkers,
horse riders and cyclists. National Cycle Route NCN22 links Banstead to Farnham
(eventually to be extended to Portsmouth) via Tattenham railway station, though
Langley Vale Farm to the bridleway on the north side of the Woodland Trust-owned
land, past the proposed car park to join with Stane Street and through to Dorking. Two
other bridleways, both in Reigate and Banstead, run through the Woodland Trust’s
land south west along Sheep Walk and south east from Walton Downs to Walton on
the Hill.

8.130. The Trust proposes to add additional multi-user paths designed for horse riders and
cyclists to provide a route east-west and connecting the two existing bridleways and
provide a circular trail at the far eastern end of the Centenary wood on land within
Reigate and Banstead. These routes will not connect with the car park and are
expected to be an extension to the options for existing users of the bridleway network.
Although not in Mole Valley and therefore not part of this application, these multi-user
paths connect with the bridleway running along the northern edge of the application
site and have the potential to benefit users of rights of way in Mole Valley and provide
additional connections to the network across the wider site.

8.131. The bridleway network is important to the race course industry associated with
Epsom racecourse. In particular the bridleway along the northern edge of the
Centenary wood provides the only viable route between training grounds and five
British Horseracing Authority approved stable yards located in Mole Valley in and
around Headley Road. The Jockey Club had expressed concern regarding the future
safe access for racehorses at the point where the bridleway crosses Headley Road
where it meets Langley Vale Road. The horse racing industry in this part of the District
is important and, in order to ensure that the development proposals are sustainable in
terms of supporting the local economy as well as delivering environmental and social
objectives, a safe crossing is required. The resolution to the issues surrounding the
equestrian use of this bridleway is discussed in the section above covering highway
matters.

8.132. In addition to the statutory rights of way, the proposals include a series of permissive
paths linking the car park to the visitor centre, memorial area and playground on
adjacent pieces of land in Epsom and Ewell. The pedestrian-only paths are designed
to be easy access tracks suitable for wheelchair users. Headley Road Field,
immediately south of the car park, would accommodate a circular route. The southern-
most section of land in Mole Valley, part of Downs Field, would accommodate part of a
longer circular route linked to the visitor centre and car park. These two metre wide
paths would be surfaced in Ultitrec, a recycled road material suitable for countryside
locations. The fields in which the paths have been located have been planted with
trees and the paths will lead visitors though the plantation woodland. These paths in
Mole Valley would amount to about 1.75 km of surfaced trails.

8.133. These pedestrian-only paths provide opportunities to undertake shorter walks close
to facilities. The wider network of multi-user paths (for horses and cyclists) is not in the



Mole Valley sector of the Woodland Trust site and is not linked directly to the car park
and visitor centre.

8.134. An objective of the Woodland Trust is to encourage greater access to the land that
they own. The site is already well served by the existing rights of way but the additional
provision of pedestrian paths provides opportunities for people who may not have the
ability or confidence to use the wider network. To that extent it is fulfilling the aim of
government policy to meet the needs of a wider section of the community, especially
those with disabilities or reduced mobility. The convenience of the car park may result
in people accessing the site by car, but once there the opportunities exist to take
exercise. The provision of additional rights of way is therefore a positive element of the
proposals. Itis considered that the proposals as they relate to rights of way meet the
health and wellbeing objectives as set out in the NPPF and protect and enhance the
network in line with policy.

Neighbour Amenity (including noise and air quality)

8.135. Local Plan policy ENV22 sub paragraph 2 seeks to ensure that new development
does not significantly harm the amenities of occupiers of neighbouring properties by
way of noise, traffic or other adverse environmental impact. Policy REC11 relates
specifically to built recreational development in the countryside. Sub paragraph 2 of
this policy states that such development should not have an adverse impact on
residential amenity.

8.136. The site is a sufficient distance from neighbouring properties and benefits from
screening to the extent that an unacceptable impact on the amenity of residents will
not arises as a result of the proposal.

8.137. Paragraph 170 of the NPPF states that planning decisions should ‘contribute to and
enhance the natural and local environment by preventing new and existing
development from contributing to, being put at unacceptable risk from, or being
adversely affected by, unacceptable levels of sail, air, water or noise pollution or land
instability.’

8.138. Paragraph 180 of the NPPF is concerned with noise and light pollution and
acknowledges their potential to cause harm to health, living conditions and the natural
environment. With regard to the issue of noise, it advises that planning decisions
should seek to ‘mitigate and reduce to a minimum potential adverse impacts resulting
from noise from new development and avoid noise giving rise to significant adverse
impacts on health and the quality of life’.

8.139. Paragraph 181 of the NPPF advises that ‘opportunities to improve air quality or to
mitigate impacts should be identified, such as through traffic and travel management,
and green infrastructure provision and enhancement.’

8.140. The NPPF (2014) summarises the effects of noise exposure associated with noise
generating developments and noise sensitive developments and offers advice as to
whether any action is required.

8.141. The application is supported by a Noise Assessment and an Air Quality Assessment
produced by TRC Companies Ltd. The assessments consider the potential impact of
the construction traffic and operational traffic on both noise and air quality in the
vicinity of the site.

8.142. The distance between the proposed access and car park and the nearest
neighbouring residential properties ranges from around 150m to 600m.



a) Noise

8.143. It is considered that the construction period and the operational phase of the car
park, particularly during peak times would be the principal noise-generating activities
associated with the development.

8.144. As stated above, the applicants anticipate the total construction period for the site
access, laying out of the car park and paths may be in the order of 80 working days
with a maximum of 10 HGV movements in and 10 out per day. Significant HGV
movements would avoid the AM and PM peak traffic times on the surrounding road
network. The anticipated timeframe for widening of Headley Road is around 3 weeks.

8.145. Possible sources of on-site noise would be generated by construction activity
including any ground works as well as plant and road haulage vehicles. Noise levels
off-site would arise from road haulage vehicles. HGV movements near the site would
be intermittent and would depend upon the stage of construction. The applicants have
confirmed that the proposed development will not require significant exportation of
materials off site.

8.146. Noise levels associated with construction activity would be addressed through the
preparation of a Construction Environmental Management Plan (CEMP) for which a
condition is recommended. The condition seeks details of the intended site
management practices. It will be the responsibility of the contractor to comply with the
noise mitigation measures set out in the CEMP.

8.147. The supporting Environmental Statement concludes that the noise impacts of the
construction phase would be local and adverse but only temporary in nature and of a
small magnitude and of minor significance. On the basis that a condition is
recommended requiring the preparation of a CEMP, this is considered to be a
reasonable assessment of the construction noise impact of the development.

8.148. When assessing the potential operational noise impacts of the proposed Centenary
Woodland, the applicants based their calculations on the anticipated traffic levels set
out in the supporting Transport Statement. They conclude that the modest increase in
traffic on the highway network would result in a maximum increase in average noise
levels of 0.5dB. An increase in noise levels of 0.5dB is not perceivable under normal
conditions.

8.149. The Council’s Environmental Health Department has reviewed the findings of the
applicant’s Noise Survey and considers that the noise associated with operational
traffic is unlikely to be discernible above current background traffic noise.

8.150. The Environmental Statement assessed the operational noise of the proposed
development as being negligible in terms of magnitude and not significant in terms of
potential impact. There would be no night time noise from the site as the car park
would be closed and locked. On the basis of the mitigation measures that will be in
place via the CEMP condition, and considering the views of the Council’s Head of
Environmental Health, the applicant’s conclusions regarding the operation noise
impact of the proposed development are considered to be reasonable.

b) Air Quality

8.151. The supporting Air Quality Assessment considers whether the traffic associated with
the construction and operational phases of the development would cause any material
harm to human health by way of construction dust and/or vehicle emissions.



8.152. The Assessment advises that the use of appropriate site management practices
would enable air and dust pollution during construction to be minimised to an
acceptable level and that any construction impacts would be local, temporary and of
negligible significance.

8.153. Commenting on the applicant’s Air Quality Assessment, the Council’s Environmental
Health Department notes that the amount of construction proposed is relatively small
and the applicant has agreed to a Construction Environmental Management Plan
(CEMP) to monitor and manage air quality issues. A suitable condition is set out in
the recommendation below.

8.154. In terms of the operational impact of the development on air quality, the applicant’s
Assessment is based on the predicted traffic flows as set out in the supporting
Transport Statement. The Air Quality Assessment concludes that the air quality
impacts of the proposed development would not be significant. Given the views of the
Council’'s Environmental Health Department, the level of impact that visitor traffic
would have on air quality in the vicinity of the site is considered to be reasonable.

8.155. In summary, the supporting documents relating to noise and air quality and their
conclusions regarding environmental impact are considered to be robust and
reasonable given the scale of development proposed. The proposal would not
therefore result in significant harm to the amenity of neighbouring residents by way of
air or noise pollution and is considered to comply with policies ENV22 and REC11 of
the Local Plan and the NPPF with regard to neighbour impact and air and noise
pollution.

8.156. Archaeology
8.157. Heritage assets are defined in the NPPF as:

A building, monument, site, place, area or landscape identified as having a degree of
significance meriting consideration in planning decisions, because of its heritage
interest. It includes designated heritage assets and assets identified by the local
planning authority (including local listing).

8.158. Paragraph 189 of the NPPF advises that ‘where a site on which development is
proposed includes, or has the potential to include, heritage assets with archaeological
interest, local planning authorities should require developers to submit an appropriate
desk-based assessment and, where necessary, a field evaluation.’

8.159. Paragraph 190 continues, ‘Local planning authorities should identify and assess the
particular significance of any heritage assets that may be affected by a proposal
(including by development affecting the setting of a heritage asset) taking account of
the available evidence and any necessary expertise. They should take this into
account when considering the impact of a proposal on a heritage asset, to avoid or
minimise any conflict between the heritage asset’s conservation and any aspect of the
proposal.’

8.160. The NPPF requires local planning authorities to determine whether a development
proposal would give rise to ‘substantial harm’ or ‘less than substantial’ harm to heritage
assets. Paragraph 195 advises that developments that would result in substantial
harm to, or total loss of significance of, a designated heritage asset, should be refused
unless the development would bring about substantial public benefits that would
outweigh that harm.



8.161. Paragraph 196 states that when considering applications that would result in ‘less
than substantial’ harm to the significance of a designated heritage asset, local planning
authorities should weigh the harm against the public benefits of the proposal.

8.162. Core Strategy policy CS14 sub paragraph 4 seeks to ensure that areas and sites of
historic or architectural importance will be protected and, where appropriate enhanced
in accordance with the legislation, national and regional guidance.

8.163. Local Plan policy ENV50 relates to unidentified archaeological sites and requires the
submission of desk-based archaeological assessments for development proposals on
sites of 0.4 hectares or more.

8.164. The site of the proposed car park and pathways does not include any scheduled
ancient monuments, areas of high archaeological potential, conservation areas or
historic parks and gardens. However, during the course of the planning application,
local concerns were raised that some areas of the site could be of high archaeological
significance. The specific areas in question included the embankment and ditch
(known as the Nutshambles) on the eastern boundary of the site, and the area of the
proposed car park which, it was suggested, may have been a meeting place of the
Copthorne Hundred dating from Saxon times.

8.165. The application was supported by an Archaeological Desk Based Assessment of the
site dated October 2014 which considered the archaeological potential of the site to be
moderate. The report recommended that further surveys, including geophysical, metal
detection and fieldwalking be undertaken. A Written Scheme of Investigation dated
August 2017 also accompanied the application and set out proposals for a trial trench
evaluation of the car park area.

8.166. In light of the potential significance of the Nutshambles, the County Archaeologist
recommended further archaeological evaluation of this area by way of non-intrusive
surveys involving geophysics, fieldwalking and metal detecting. The applicants
prepared a Written Scheme of Investigation for these works and subsequently carried
them out. The findings of their survey work mostly represented the periods of the 19
and 20™ century and did not support the use of the site over several hundreds of years
as a meeting place of the Copthorne Hundred.

8.167. The site of the proposed car park had not previously been the subject of significant
levels of archaeological investigation. It was considered possible that the limited
amount of archaeological material found in this part of the site may have been due to a
general lack of previous archaeological surveys as opposed to an absence of
archaeological deposits. Accordingly, the County Archaeologist recommended that a
series of 7 no. trial trenches be excavated on the site of the car park. The applicant’s
undertook these trial trenching works and produced a further archaeological report,
dated March 2019, setting out the results. The report confirms that findings of
archaeological deposits from the trial trenches were limited and concludes that the
area of the proposed car park has limited archaeological potential.

8.168. The applicants have worked closely with the County Archaeologist throughout the
application process and have prepared various Written Schemes of Investigations and
undertaken survey work as required. The chronology of the County Archaeologist’s
views is set out above under the consultations section.

8.169. On 7 May 2019, the County Archaeologist confirmed that he is satisfied with the
archaeological survey results and considers that the area of the proposed car park has
a low potential to contain any Heritage Assets of archaeological significance. He
concludes that the field is very unlikely to have been used as a meeting place of the



Copthorne Hundred and recommends that no further survey work is required in
respect of the car park site.

8.170. Given the extent of archaeological surveys that have been undertaken on the site
since the submission of the application and the final views of the County
Archaeologist, it is considered that the impact of the proposed development on the
archaeological value of the site would be negligible and that ‘less than substantial
harm’ would arise. The benefits of increased public access to the wider site and
associated health and educational benefits are in this case considered to outweigh any
harm caused. Accordingly, the proposal complies with the advice set out in the NPPF
and meets the aims of Core Strategy policy CS14 and Local Plan policy ENV50.

Drainage

8.171. The site is located within Flood Zone 1. Areas within Flood Zone 1 are at lowest risk
of flooding (less than 1 in 1000 annual probability of river flooding which is equivalent
to 0.1% risk). The site is also a lowest risk of surface water (pluvial) flooding.

8.172. Paragraph 163 of the NPPF states that when determining planning applications, local
planning authorities should ensure that flood risk is not increased elsewhere. Where
appropriate, applications should be supported by a site-specific Flood Risk
Assessment (FRA).

8.173. Core Strategy policy CS20 is concerned with flood risk. Sub paragraph 3 states that
the Council will expect to see the use of appropriate sustainable drainage systems
(SuDS) as part of any development proposals. This policy seeks the submission of a
FRA for sites within or adjacent to areas at risk of flooding and advises that all
development should work towards mimicking greenfield run-off situations.

8.174. The application is supported by a FRA due to the fact that the site area exceeds the
1 hectare threshold for areas in Flood Zone 1 as set out in the NPPF.

8.175. There are no known watercourses or other waterbodies in close proximity to the site.
In addition, there are no adopted foul or surface water sewers in the vicinity of the car
park.

8.176. The proposed pathways, access road and circulatory route for vehicles would be
constructed of semi-porous surfacing material known as ‘Ultitrec’ recycled asphalt.
The parking bays would be surfaced with porous granite gravel. Both of these
materials would allow any surface water run-off to drain into the underlying geology.
The sub-base would filter and clean the run-off as it permeates through to the ground
beneath. A shallow swale along the northern edge of the car park would collect run-off
from the car park during periods of very heavy rainfall. Any water collected in the
swale would gradually infiltrate into the underlying chalk surface.

8.177. The temporary car park would remain as grass but would be covered with
Grassprotecta mesh to give it additional support. Surface water in this area would
drain naturally, as existing.

8.178. The application has been assessed by the Surrey County Council in their role as
Lead Local Flood Authority (LLFA). They have confirmed their satisfaction with the
drainage proposals for the overall site and recommend a suitable condition.

8.179. Given that the surfacing material to be used on the ‘developed’ parts of the site i.e,
the vehicular access, car park and pathways, would be permeable and would continue
to allow surface water to drain through to the underlying chalk, and that the overflow
car park would remain as grass and would continue to drain naturally and, taking into



consideration the response from the LLFA, it is considered that the proposed
development is acceptable in respect of drainage. Subject to the condition
recommended by the LLFA, the proposal is therefore considered to be compliant with
the advice set out in the NPPF and satisfies the requirements of Core Strategy policy
CS20.

Crime Prevention

8.180. Paragraph 91b) of the NPPF states that planning decisions should aim to achieve
healthy and inclusive places that are safe and accessible, so that crime and disorder,
and the fear of crime do not undermine the quality of life or community cohesion.

8.181. Local Plan policy ENV29 ‘Planning and Crime Prevention’ seeks to ensure that the
design and layout, and the use of buildings and the space around them takes account
of opportunities to reduce the incidence of crime.

8.182. ltis intended that the entrance gate to the site would be locked between dusk and
dawn to prevent any unauthorised access. The gates would be locked by staff of a
contracted car park management service. A height restrictor would also be erected at
the site entrance to prevent any unauthorised high-sided vehicles from accessing the
site. Itis also intended that a CCTV camera would be installed near the entrance gate
to assist with site security.

8.183. The application has been subject of consultation with Surrey Police’s Crime
Prevention Design Advisor who acknowledges the relatively remote location of the site
and the security measures that are proposed. He considers that the proposed
development is unlikely to give rise to any significant problems with regards to crime.

8.184. Whilst it would be necessary to incorporate the above security measures at the site, it
is also recognised that the installation of this equipment could have an urbanising
effect on the rural character of the area. The application is supported with details of
the intended style and materials to be used for the entrance gates and the vehicle
height restrictor. The gates would be metal, agricultural-style five bar gates. This is
considered to be appropriate to the site’s rural location and a suitably robust material
to prevent unauthorised incursions. A condition is recommended seeking details of the
number and position of CCTV cameras to be erected within the site together with a
condition seeking details of the car park management arrangements.

8.185. In summary, on the issue of crime prevention, it is considered that the proposal
meets with the requirements of the NPPF and satisfies policy ENV29 of the Local Plan.

Sustainability

8.186. Section 2 of the NPPF is concerned with ‘Achieving Sustainable Development’.
Paragraph 8 advises that the planning system has three overarching objectives which
are interdependent and should be pursued in mutually supportive ways. These are:

a) an economic objective — to help build a strong, responsive and competitive
economy, by ensuring that sufficient land of the right types is available in the right
places and at the right time to support growth, innovation and improved productivity;
and by identifying and coordinating the provision of infrastructure;

b) a social objective — to support strong, vibrant and healthy communities, by ensuring
that a sufficient number and range of homes can be provided to meet the needs of
present and future generations; and by fostering a well-designed and safe built



environment, with accessible services and open spaces that reflect current and future
needs and support communities’ health, social and cultural well-being; and

¢) an environmental objective — to contribute to protecting and enhancing our natural,
built and historic environment; including making effective use of land, helping to
improve biodiversity, using natural resources prudently, minimising waste and
pollution, and mitigating and adapting to climate change, including moving to a low
carbon economy.

8.187. However, paragraph 9 of the NPPF guards against a strict assessment of
development proposals against these three criteria. It advises that decisions should
seek to guide development towards sustainable solutions but in doing so should take
local circumstances into account, to reflect the character, needs and opportunities of
each area.

Environmental Sustainability

8.188. The County Highway Authority has commented that the location of the proposed car
park and site access is focussed on promoting car use and not sustainable access.

8.189. Whilst the concerns of the County Highway Authority are recognised, the nature of
the proposed use and its location in a rural area means it is unlikely to be well-served
by public transport. The applicants have demonstrated the highway safety and
environmental reasons for the location of the proposed car park and these are
accepted. In line with the advice in paragraph 9 of the NPPF, it is necessary to take
local circumstances into account — in this case, the rural location that is required for a
Centenary Woodland. There are opportunities for users of the site to access the
pathways from the nearest bus stops and train station via connections with the
footpath network in the wider area. The applicants have confirmed their intentions to
advertise the options and routes for travelling to the site by sustainable modes and this
would be secured by condition.

8.190. The loss of an area of high quality agricultural land to make way for the car park,
must be weighed against the long term net gains in biodiversity across the wider site.
The applicants have demonstrated that the proposed Centenary Woodland would give
rise to significant environmental benefits associated with the long term management of
the wider site and protection of ancient woodland, wildlife habitats, archaeology and
other natural features.

Economic Sustainability

8.191. The applicants advise that the largest numbers of visitors likely to be using the site
would be local people such as dog walkers and volunteers involved with tree planting
and ongoing site management. There would also be occasional visits by school
groups and families with children. However, given the rural location of the site, it is
unlikely that the majority of visitors to the proposed Centenary Woodland would make
linked trips to other facilities in the area. Some people may combine a visit to the
Centenary Woodland with a visit to a local pub or restaurant but, overall, it is
anticipated that the benefits to the local economy are likely to be limited. This is
considered to be a reasonable assessment, given the rural location of the site and the
anticipated visitor profile.

Social Sustainability

8.192. The proposed car park and pathways would offer a greater level of access to the
wider site including the visitor centre, memorial area, playground and the woodland



and open space within the neighbouring local authority areas. The increased
accessibility would offer recreational and associated health and wellbeing benefits to
the community.

8.193. The site could function as a useful resource for local schools, where the children
would have the opportunity to learn about the significance of the First World War. It
would also provide scope for outdoor learning, enabling the children to engage with
nature and develop an understanding of biodiversity and nature conservation.

8.194. The long-term management of the site by the Woodland Trust and its volunteers
would enable the preservation of the cultural heritage of the wider site which includes
areas of ancient woodland and archaeological features. The applicants consider the
social aspects of the proposed development to have a minor beneficial impact. This is
considered to be a reasonable assessment.

8.195. The overall conclusion on sustainability grounds is that the environmental aspects of
limited access to public transport and travel by sustainable modes, and the loss of an
area of high quality agricultural land, would be outweighed by the environmental
benefits of the proposal which would secure the long-term environmental management
of the site for the benefit of future generations. The economic impact would be
relatively minor as would the social impact, but taken in conjunction with the
environmental enhancements, would ensure the development is sustainable and
therefore in line with the aims of paragraph 8 of the NPPF.

Associated applications in Epsom & Ewell BC and Reigate & Banstead BC

8.196. The entire site of the proposed Centenary Woodland extends across the
administrative boundaries of Mole Valley District Council, Epsom & Ewell Borough
Council and Reigate & Banstead Borough Council.

8.197. The proposals for the visitor centre, memorial area and play area are all in outline
and fall within Epsom & Ewell’'s administrative boundary, as do some of the proposed
pathways. The remaining multi-user pathways fall within the boundary of Reigate &
Banstead.

8.198. Given that the site access and parking area are crucial to the overall Woodland
proposal, it has been agreed that the Mole Valley application would be determined first
and in advance of the other two Authorities.

8.199. A Grampian condition is recommended to require that no development shall
commence until planning permission has been granted for those elements of the
Centenary Woodland that fall within the administrative boundaries of Epsom and Ewell
and Reigate and Banstead.

Conclusion

8.200. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
planning applications must be determined in accordance with the development plan
unless material considerations indicate otherwise. The National Planning Policy
Framework (NPPF) is a material planning consideration.

8.201. Whilst the built development aspects of this proposal are not themselves significant,
the application is complex in nature due to the site’s location in the Green Belt and
Area of Great Landscape Value. The proposal is a hybrid application that extends
across land within Mole Valley District, Epsom and Ewell and Reigate and Banstead.
Permission is sought for the creation of a permanent car park, overflow car park, cycle
parking, new access to Headley Road, gates, height restrictor, ticket machine, CCTV,



hard surfaced paths, multi-user paths and memorial area, including sculptures (Full
Application). The proposals Erection of visitors’ centre and play space, including play
equipment, (Outline Application) and associated infrastructure for use in relation to
Langley Vale Wood — Centenary Woodland for England.

8.202. The proposals have been broken down into a series of topics that are dealt with
individually in this report. In reaching a recommendation on the application, all of the
relevant issues have been weighed against each other.

8.203. In broad policy terms there are elements of the proposal that are considered to meet
with the requirements of both national and local planning policy whilst others are
considered to fail the policy tests.

8.204. The following elements of the proposal are considered to be broadly policy compliant
and could be satisfactorily controlled by way of conditions and/or informatives:

1) the principle of the development in the Green Belt
(compliant with NPPF)

2) impact of the development on the landscape and character of the area
(compliant with NPPF, Core Strategy policy CS13 and Local Plan policies REC11 and
REC19)

3)

4)

5)

6)

7

8)

9)

biodiversity issues
(compliant with NPPF and Core Strategy policy CS15 and Local Plan policies
ENV12, ENV13, ENV14 and ENV15)

highway safety, including traffic generation, access, parking and implications for
horse riders

(compliant with NPPF and Core Strategy policy CS18, REC11, REC19, MOV?2,
MOV5 and MOV15)

public rights of way
(compliant with NPPF)

neighbour amenity
(compliant with Local Plan policies ENV22 and REC11 and NPPF)

archaeology
(compliant with Core Strategy policy CS14, Local Plan policy ENV50 and the
NPPF)

drainage
(compliant with Core Strategy policy CS20 and the NPPF)

crime prevention
(compliant with Local Plan policy ENV29 and the NPPF)

10) sustainability

(compliant with the NPPF)

8.205. Matters that are not considered to be policy compliant are:

1) loss of agricultural land
(conflict with paragraph 170 of the NPPF).



2) the ‘need’ for the proposed development
(conflict with Local Plan policy REC11 sub paragraph 4)

8.206. The application is supported by an Environmental Statement (ES) that assesses the
potential impact of the Centenary Woodland proposals across the wider site and
recommends mitigation measures. The ES covers the following issues and specifies a
level of environmental impact in relation to each one:- transport and access; noise and
vibration; Air Quality; Biodiversity; Hydrology, Hydrogeology and Drainage; Landscape
and Visual Amenity; Archaeology and Built Heritage; Agricultural Land and Socio-
Economics. Officers concur with the level of impact for each of these issues as set out
in the ES.

8.207. The applicants state that the development of the Centenary Woodland would allow
public access and recreational opportunities across a substantial area of the
countryside for members of the community including those with limited mobility. The
development across the wider site would bring with it significant community benefits
including educational opportunities and improvements to health and wellbeing by
offering a venue for outdoor learning and exercise. The management of the woodland
would present opportunities for community involvement including opportunities to join
conservation volunteer groups. The proposal would also secure the long term
management of the site resulting in biodiversity enhancements and habitat
maintenance. The development subject of this application would facilitate the above
community and environmental benefits.

8.208. The non-compliant elements of the proposal include the loss of an area of high
quality agricultural land and the fact that the car park and pathways would not be
meeting an existing identified deficiency (the issue of ‘need’).

8.209. Officers conclude that when weighing the public benefits of the scheme in the
planning balance, and taking into account the views of professional consultees, that
the social and environmental benefits would outweigh any potential harm arising from
the loss of an area of agricultural land and the fact that the provision of the car park
would not, as it currently stands, be meeting an identified deficiency as set out under
sub paragraph 4 of Local Plan policy REC11. Accordingly, planning permission is
recommended on the condition that development does not commence until permission
is also granted for the remaining elements of the Centenary Woodland proposal
located within Epsom and Ewell and Reigate and Banstead.

9. Recommendation

Permission be GRANTED subject to the following conditions:

1. The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

Reason: To comply with Section 91(1) of the Town and Country Planning Act 1990 as
amended by Section 51(1) of the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out and completed in all respects
strictly in accordance with the submitted documents and plan numbers contained within
the application and included in the schedule received 16 May 2019 and no variations
shall take place.



Reason: To accord with the terms of the submitted application and to ensure minimal
impact on local amenity and the environment in accordance with Mole Valley Core
Strategy policy CS14 and Mole Valley Local Plan policy ENV22.

3. No part of the car park shall be commenced unless and until the proposed vehicular
access into the site from Headley Road has been constructed and provided with
visibility zones in accordance with the approved plans and thereafter the visibility zones
shall be kept permanently clear of any obstruction over 1.05m high.

Reason: In order that the development should not prejudice highway safety nor cause
inconvenience to other highway users and to satisfy Core Strategy policy CS18 and
Local Plan policy MOV2 and accord with the adivice in the NPPF.

4. Notwithstanding the submitted proposals, before the car park is brought into use, the
works to the public highway and horse crossing on Headley Road, shall be
implemented in accordance with a scheme to be prepared in consultation with Surrey
County Council and The Jockey Club. The scheme shall be submitted to and agreed in
writing by the Local Planning Authority.

Reason: In order that the development should not prejudice highway safety nor cause
inconvenience to other highway users and to satisfy Core Strategy policy CS18 and
Local Plan policy MOV2 and accord with the adivice in the NPPF.

5. The car park hereby approved shall not be brought into use unless and until space has
been laid out within the site in accordance with the approved plans for vehicles to be
parked and for the provision of coaches to turn so that they may enter and leave the
site in forward gear. Thereafter the parking / loading and unloading / turning area(s)
shall be retained and maintained for their designated purposes.

Reason: In order that the development should not prejudice highway safety nor cause
inconvenience to other highway users and to satisfy Core Strategy policy CS18 and
Local Plan policy MOV2 and accord with the adivice in the NPPF.

6. The car park hereby approved shall not be first opened unless and until a scheme
specifying arrangements for special events, including the use of the overspill car park,
Epsom Derby Day and group arrivals, to and from the site, to include details of:

(a) The types of vehicles to be used and hours of their arrival and departure,

(b) Site contact details, for the person responsible for managing special events,

(c) The specified route for larger vehicles to access the site, avoiding Farm Lane, and
(d) The closure of the car park on Epsom Derby Days

have been submitted to and approved in writing by the Local Planning Authority.
Thereafter the approved details shall be implemented.

Reason: In order that the development should not prejudice highway safety nor cause
inconvenience to other highway users and to satisfy Core Strategy policy CS18 and
Local Plan policy MOV2 and accord with the adivice in the NPPF.

7. Before the car park is brought into use, and first opened, a scheme specifying
arrangements for the operation of the car park, to include details of:
(a) The hours of operation,
(b) Site contact details, of a person responsible for the day to day management of the
car park,
(c) The charging regime to be implemented in connection to the car park use,
(d) The management of the car park on a daily basis - including the operation of the
height barrier and overspill car park access as required in accordance with the Events
Management Plan



(e) Details on the closure of the car park on days when an event is being held at Epsom
Downs horse racing course, such as Epsom Derby Day

(f) Coach parking is clearly marked out within the car park and is kept clear for its
intended purpose

(g) How visitors will be informed of the preferred vehicle routes to the site have been
submitted to and approved in writing by the Local Planning Authority. Thereafter the
approved details shall be implemented

(h) measures for arranging marshalling of the traffic witin the car park at unexpedtedly
busy times and for the opening of the overflow car park at short notice

Reason: In order that the development should not prejudice highway safety nor cause
inconvenience to other highway users and to satisfy Core Strategy policy CS18 and
Local Plan policy MOV2 and accord with the adivice in the NPPF.

8. No development shall commence until a Construction Transport Management Plan, to
include details of:
(a) parking for vehicles of site personnel, operatives and visitors
(b) loading and unloading of plant and materials
(c) storage of plant and materials
(d) programme of works (including measures for traffic management)
(e) provision of boundary hoarding behind any visibility zones
(f) HGV deliveries and hours of operation
(9) venhicle routing, avoiding Farm Lane, Park Lane and Headley Road to the south
(i) before and after construction condition surveys of the highway and a commitment to
fund the repair of any damage caused by construction vehicles accessing the site
()) no construction movements (including HGVSs) to or from the site shall take place
between the hours of 8.00 and 9.00 am and 3.00 and 4.00 pm nor shall the contractor
permit any HGVs associated with the development at the site to be laid up, waiting, in
Headley Road, Downs Road, Langley Vale Road, Farm Lane and Park Lane during
these times
(k) on-site turning for construction vehicles has been submitted to and approved in
writing by the Local Planning Authority. Only the approved details shall be implemented
during the construction of the development.

Reason: In order that the development should not prejudice highway safety nor cause
inconvenience to other highway users and to satisfy Core Strategy policy CS18 and
Local Plan policy MOV2 and accord with the adivice in the NPPF.

9. The car park hereby approved shall not be first opened unless and until the following
facilities have been provided in accordance with a scheme to be submitted to and
approved in writing by the Local Planning Authority for:

(a) Notwithstanding the submitted plans, the provision of 10 Sheffield stands to provide
secure and sheltered parking for bicycles within the development site,

(b) Information to be provided to staff and visitors regarding the availability of and the
whereabouts of local public transport, walking and cycling connections to the wider
highway network, including information boards on-site and information on attraction
website, and thereafter the said approved facilities shall be provided, retained and
maintained to the satisfaction of the Local Planning Authority.

Reason: In recognition of Section 9 “Promoting Sustainable Transport® in the National
Planning Policy Framework 2019.

10. The car park hereby approved shall not be opened until at least 4 of the available
parking spaces are provided with a fast charge socket (current minimum requirement:
7kw Mode 3 with Type 2 connector - 230 v AC 32 amp single phase dedicated supply)
in accordance with a scheme to be submitted to and approved in writing by the Local



Planning Authority.

Reason: In recognition of Section 9 “Promoting Sustainable Transport® in the National
Planning Policy Framework 2019.

11. If, during development, contamination not previously identified is found to be present at
the site then no further development shall be carried out until the developer has
submitted, and obtained written approval from the Local Planning Authority for, a
remediation strategy detailing how this unsuspected contamination shall be dealt with.
The remediation strategy shall be implemented as approved, verified and reported to
the satisfaction of the Local Planning Authority.

Reason: To avoid contamination presenting an unacceptable risk to Controlled Waters
(the site is located above a Principal Aquifer and in part within SPZs 1 & 2) in
accordance with Local Plan policy ENV69 'Contaminated Land' and to accord with the
advice in the NPPF.

12. Whilst the principles and installation of sustainable drainage schemes are to be
encouraged, no drainage systems for the infiltration of surface water drainage into the
ground are permitted other than with the express written consent of the Local Planning
Authority, which may be given for those parts of the site where it has been
demonstrated that there is no resultant unacceptable risk to Controlled Waters. The
development shall be carried out in accordance with the approval details.

Reason: To avoid any remobilisation of contaminants present in shallow soil/made
ground which could ultimately cause pollution of groundwater and to satisfy policy
ENV69 of the Local Plan and to meet with the advice in the NPPF.

13. Prior to the commencement of develpoment, a site management plan shall be submitted
to and approved in writing by the local planning authority to include actions to manage
and protect the known archaeological earthworks across the site, including the
Nutshambles bank and any other identified areas of archaeology/earthworks across the
site.

Reason: To comply with the aims of Local Plan policy ENV50 and to accord with the
advice in the NPPF.

14. Before any above groundworks take place details of a landscaping scheme for the car
park including finished levels and sections through bunds and the swale, shall be
submitted to and approved by the Local Planning Authority. Details shall include the
planting of trees, shrubs, herbaceous plants and areas to be grassed. The landscaping
shall be carried out in the first planting season after commencement of the development
unless agreed otherwise in writing by the Local Planning Authority, and shall be
maintained for a period of 5 years. Such maintenance shall include the replacement of
any trees and shrubs that die.

Reason: To ensure the provision and maintenance of trees, other plants and grassed
areas in the interests of visual amenity and in accordance with Mole Valley Local Plan
policy ENV25 and policies CS14 and CS15 of the Mole Valley Core Strategy.

15. A landscape management plan, including long term design objectives, management
responsibilities and maintenance schedules for all landscaped areas, shall be submitted
to and approved by the Local Planning Authority prior to the venue being open. The
landscape management plan shall be carried out as approved.

Reason: To ensure the provision and maintenance of trees, other plants and grassed



areas in the interests of visual amenity and in accordance with Mole Valley Local Plan
policy ENV25 and policies CS14 and CS15 of the Mole Valley Core Strategy.

16. No occupation of the development hereby permitted shall take place until there has
been submitted to and approved in writing by the Local Planning Authority a plan
indicating the positions, design, materials and type of boundary treatment to be
erected/retained. The boundary treatment shall be completed prior to the first
occupation of the development, shall be carried out in accordance with the approved
details and thereafter permanently retained as such.

Reason To preserve the visual amenity of the area in accordance with Mole Valley
Local Plan policy ENV22 and policy CS14 of the Mole Valley Core Strategy.

17. Before any above ground works commence, details of the hard surfacing to be used
within the site shall be submitted to and approved in writing by the Local Planning
Authority. The details shall indicate either porous materials or the provision of a direct
run-off from the hard surface to a permeable or porous area. All hard surfacing shall be
carried out in accordance with the approved details, completed prior to the first
occupation of the development hereby permitted and thereafter, permanently retained
as such.

Reason: To preserve the visual amenity of the area and prevent the increased risk of
flooding, in accordance with Mole Valley Local Plan policy ENV25 and policies CS14
and CS20 of the Mole Valley Core Strategy.

18. No floodlights or other forms of external lighting shall be installed on the site.

Reason: To protect the amenities of the locality, including the amenities of
neighbouring residential properties, in accordance with Mole Valley Local Plan policy
ENV57 and policy CS14 of the Mole Valley Core Strategy.

19. Prior to the commencement of development, a Construction Environmental
Management Plan (CEMP) shall be submitted to and approved, in writing, by the Local
Planning Authority. The Plan shall include appropriate measures to control noise and
dust emissions. Thereafter the approved Plan shall be implemented and adhered to
throughout the entire construction period. The Plan shall provide details as appropriate,
and as a minimum shall consider the following matters:

Measures to mitigate on site noisy activities and demonstrate Best Practical Means
including the assessment, control, monitoring and reporting of noise impacts in
accordance with BS 5228 Code of practice for noise and vibration control on
construction and open sites

* A scheme of dust monitoring and management

» Details of how environmental data will be recorded and reported and details of
complaint recording and management system and

Contact details for both day time and out of hours complaints

Reason: To protect the amenity of neighbouring residents and to comply with policies
ENV22 and REC11 of the Local Plan and the advice set out in the NPPF.

20. The development hereby approved shall not commence until planning permission has
been granted by Epsom and Ewell Borough Council and Reigate and Banstead
Borough Council for those elements of the Centenary Woodland that fall within their



21.

22.

23.

24,

admistrative areas.

Reason: To ensure that all three elements of the Centenary Woodland, which are
interdependent, are fully consented and to avoid isolated piecemeal development in the
Green Belt.

Notwithstanding the detail of the approved plans, full details of the number, size, design
and position of CCTV cameras, sighage, interpretation boards, grove posts and the
parking ticket machine to be erected within the site, shall be submitted to and approved
in writing by the local planning autority prior to the car park being brought into use.

Reason: To protect the visual amenity of the area and to satsify policy CS14 of the
Core Strategy and poicy ENV22 of the Local Plan.

Notwithstanding the detail of the approved plans, detailed drawings shall be submitted
at a scale to be agreed with the local planning authority showing the location of the
paths in relation to the field boundaries and other natural features.

Reaon: To protect the ecolgical value of the site in line with the requirements of Core
Strategy policy CS15 and Local Plan policy ENV15 and the aims of the NPPF.

Prior to the commencement of development, a survey of the site by an appropriately
qualified ecologist shall be undertaken, to check for any new signs of badger sett
construction on site. If any changes in badger activitiy is detected, such as new sett
construction, a suitable course of action shall be submitted to and approved in writing
by the local planning authority.

Reason: To protect the wildlife interests of the site and to comply with Core Strategy
policy CS15 and Local Plan policy ENV15 and the guidance in the NPPF.

A 20m buffer zone shall be maintained between any construction activity (including
building materials, vehicles and workers) and the badger sett entrances. The applicant
shall ensure that commuting routes and access to other badger setts and foraging
grounds are not obstructed. Any deep excavations left overnight shall be provided with
a ramped means of escape and stockpiles of soft materials shall be covered overnight
to prevent badgers excavating new setts.

Reason: To protect the wildlife interest of the site and to comply with policy CS15 of
the Core Strategy and policy ENV15 of the Mole Valley Local Plan and the advice set
out in the NPPF.

25. The development hereby permitted shall not commence until details of teh design of a

surface water drainage scheme have been submitted to and approved in writing by the
local planning authority. Those details shall include:

a) a design that satisfies the SuDS Hierarchy and that is compliant with the national
Non Statutory Technical Standards for SuDS, NPPF and Ministerial Statement on
SubDS

b) the results of infiltration testing completed in accordance with BRE:365

c) detailed drawings to include: a finalised drainage layout detailing the location of
SuDS elements, pipe diameters, levels, details of how SuDS elements will be protected
from root damage and long and cross sections of each SuDS element including details
of any flow restrictions and how they will be protected from blockage, and

d) details of Management and Maintenance regimes and responsibilities

Reason: To ensure the design meets the national Non-Technical Standards for SUDS
and the final drainage design does not increase flood risk on or off site; to satisfy policy



CS20 of the Core Strategy and meet with the guidance in the NPPF.

Informatives

1.

In order to comply with Condition No 1 above, land outside the application site but
shown as under the applicant’s control will be affected.

Design standards for the layout and construction of access roads and junctions,
including the provision of visibility zones, shall be in accordance with the requirements
of the County Highway Authority.

Notwithstanding any permission granted under the Planning Acts, no signs, devices or
other apparatus may be erected within the limits of the highway without the express
approval of the Highway Authority. It is not the policy of the Highway Authority to
approve the erection of signs or other devices of a non-statutory nature within the limits
of the highway.

The permission hereby granted shall not be construed as authority to obstruct the public
highway by the erection of scaffolding, hoarding or any other device or apparatus for
which a licence must be sought from the Highway Authority Local Highways Service

The permission hereby granted shall not be construed as authority to carry out any
works on the highway or any works that may affect a drainage channel/culvert or water
course. The applicant is advised that a Section 278 agreement must be obtained from
the Highway Authority before any works are carried out on any footway, footpath,
carriageway, verge or other land forming part of the highway. All works on the highway
will require a permit and an application will need to submitted to the County Council's
Street Works Team up to 3 months in advance of the intended start date, depending on
the scale of the works proposed and the classification of the road. Please see
http://www.surreycc.gov.uk/roads-and-transport/road-permits-and-licences/the-traffic-
management -permit-scheme. The applicant is also advised that Consent may be
required under Section 23 of the Land Drainage Act 1991. Please see
www.surreycc.gov.uk/people-and-community/emergency-planning-and community-
safety/floodingadvice.

When a temporary access is approved or an access is to be closed as a condition of
planning permission an agreement with, or licence issued by, the Highway Authority
Local Highways Service will require that the redundant dropped kerb be raised and any
verge or footway crossing be reinstated to conform with the existing adjoining surfaces
at the developers expense.

The developer is reminded that it is an offence to allow materials to be carried from the
site and deposited on or damage the highway from uncleaned wheels or badly loaded
vehicles. The Highway Authority will seek, wherever possible, to recover any expenses
incurred in clearing, cleaning or repairing highway surfaces and prosecutes persistent
offenders. (Highways Act 1980 Sections 131, 148, 149).

When access is required to be ‘completed’ before any other operations, the Highway
Authority may agree that surface course material and in some cases edge restraint may
be deferred until construction of the development is complete, provided all reasonable
care is taken to protect public safety.

The developer is advised that Footpath Number FP32 and Bridleway Numbers BW599,
BW47, BW33, BW66 and BW127 are included within the application site and it is an
offence to obstruct or divert the route of a right of way unless carried out in complete
accordance with appropriate legislation.

10. The developer is advised that as part of the detailed design of the highway works

required by the above condition(s), the County Highway Authority may require



necessary accommodation works to street lights, road signs, road markings, highway
drainage, surface covers, street trees, highway verges, highway surfaces, surface edge
restraints and any other street furniture/equipment.

11. The developer would be expected to agree a programme of implementation of all
necessary statutory utility works associated with the development, including liaison
between Surrey County Council Streetworks Team, the relevant Utility Companies and
the Developer to ensure that where possible the works take the route of least disruption
and occurs at least disruptive times to highway users.

12. It is the responsibility of the developer to ensure that the electricity supply is sufficient to
meet future demands and that any power balancing technology is in place if required.
Please refer to: http://www.beama.org.uk/resourceLibrary/beama-guide-to-electric-
vehicle-infrastructure.html for guidance and further information on charging modes and
connector types. Installation must be carried out in accordance with the IET Code of
Practice for Electric Vehicle Charging Equipment:
https://www.theiet.org/resources/standards/cop-electric.cfm

13. The applicant is advised to contact those bodies responsible for the supply of gas,
electricity, water, telephone and other such services, as soon as possible to ascertain
their requirements and to ensure that suitable provision is included within the detailed
plans submitted to the local Planning Authority in pursuance of this permission.

The applicant should take steps to ensure that the services are installed in a co-
ordinated manner at the time of development, and that electricity and telephone supply
cables are placed underground.

14. The applicant is advised that under the Wildlife and Countryside Act 1981 it is an
offence to kill or injure bats, to disturb them when roosting, to destroy roosts or to block
entrances to roosts. It is strongly recommended that an investigation is undertaken
prior to any demolition or refurbishment works being carried out, to ensure that no bats
are present in the existing buildings. If evidence of the presence of bats is found,
advice should be sought immediately from Natural England on steps which can be
taken to avoid contravention of the above Act.

Any investigations should be carried out by a licenced bat worker. For information
about such licence holders in the local area visit www.cieem.net

15. The applicant is advised that the approval of details and/or samples required by
condition(s) is subject to a fee, details of which may be viewed on the Council's website
under the planning pages.

The fee may cover more than one condition where the details are submitted at the
same time. Where subsequent submissions are made, a further fee will be payable per
individual submission. The fee should be paid at the time of submission of the formal
request.

PLEASE NOTE that this approval process may take up to 8 weeks from the date of the
request. Applicants are therefore advised to submit requests in a timely manner.

16. Please note: Permission is not granted for the proposed 'Artillery Sculpture' as no
details were provided at the time of the application. Separate planning permission will
be required.



