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1.

Introduction

1.1

This report has been commissioned by the Tandridge Lane Action Group (TLAG) and prepared by
Landscape Architects, Arc Ltd, specialists in Green Belt and landscape and visual assessment.

1.2

The report appraises land at South Godstone, which falls within Tandridge District Council (TDC),
Surrey and is identified in TDC’s draft Local Plan (July 2018) as a potential location for a proposed
Garden Community (referred to by TDC as ‘the Area of Search’). The purpose of the report is:




to review previous Green Belt Assessments and landscape appraisals of the Area of
Search;
to assess to what extent the Area of Search fulfils the purposes of the Green Belt; and
to assess the landscape and visual sensitivity of the Area of Search and its potential to
accommodate large scale residential development such as a garden village or community
without resulting in unacceptable adverse impacts on landscape character or visual
amenity.

2.

Methodology

2.1

In assessing whether the Area of Search displays the fundamental Green Belt characteristics of
openness and permanence and in quantifying its contribution to Green Belt purposes, its physical
and visual characteristics (topography, relationship with settlement/countryside, extent of views,
open/enclosed/semi‐enclosed nature etc) and landscape character have been considered.

2.2

The extent to which the area fulfils relevant Green Belt purposes is assessed as being either High,
Moderate or Minor.

2.3

The methodology applied to assess landscape and visual sensitivity is based on the principles set
out in the Guidelines for Landscape and Visual Impact Assessment; Third Edition, 2013 (GLVIA3)
published by the Landscape Institute and IEMA. The assessment considers the existing conditions
and landscape elements (landform, vegetation, historic features, adjacent development, key views
etc.) within the Area of Search. This contributes to an assessment of the landscape character and
the visual amenity and considers whether the Area of Search could accommodate development
without unacceptable impact on landscape character or visual amenity. A summary of the
methodology and the definitions of the terms used is provided at Appendix E.

2.4

A guiding principle of GLVIA3 is the recognition that professional judgement forms an important
part of assessments and that “in all cases there is a need for judgements that are made to be
reasonable and based on clear and transparent methods so that the reasoning applied at different
stages can be traced by others”. GLVIA3 also states that landscape professionals ‘must always take
an independent stance’.
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3.

Background

3.1

Tandridge District forms the eastern portion of Surrey, located between Greater London to the
north, West Sussex to the south and Kent to the east. The district contains a variety of landscape
types, including the North Downs in the north, the Greensand Hills through the centre, and the
Weald to the south. There are significant areas of high quality landscape within Tandridge, with
two Areas of Outstanding Natural Beauty (AONB), the Surrey Hills AONB and the High Weald
AONB.

3.2

94% of the Tandridge District is Green Belt and TDC has stated its commitment to only amending
the Green Belt boundary in locations where its purposes are not served and where exceptional
circumstances can be demonstrated. This means that although a garden village development
forms a major part of TDC’s preferred strategy for the future delivery of housing and they have
stated that a garden village could form part of an exception, the location of any such garden village
would also have to demonstrably fail to meet Green Belt purposes as defined in the NPFF.

3.3

Several Green Belt Assessments (GBA) and landscape studies have been carried out as part of
TDC’s evidence base for the Local Plan. These are:
Green Belt Assessments (GBA)
 Tandridge District Council GBA Part 1 (2015), intended to understand the land designated
as Green Belt and assess how far it meets four out of five1 of the Green Belt purposes and
ensure it is robust and defensible for the future;
 Tandridge District Council GBA Part 2: Areas for Further Investigation (2016), provides
further, detailed analysis of 54 areas identified in GBA Part 1 in terms of their role in
serving the Green Belt purposes and their openness and contribution to the openness of
the wider Green Belt to identify those that should be considered further as part of the
Local Plan process; and
 Tandridge District Council GBA Part 3: Exceptional Circumstances and Insetting (2018),
considers the Council’s approach to releasing land from the Green Belt and to ‘insetting’
settlements
Landscape Appraisals and Capacity studies
 Tandridge Landscape Capacity and Sensitivity Study (2016);
 Tandridge District Landscape and Visual Assessment Concept areas for new and extended
settlements (2016); and
 Tandridge District Landscape and Visual Assessment for a potential garden village location
– Rev C (2017)

1 Purpose 5 is to assist in urban regeneration by encouraging the recycling of derelict and other urban land. All Green Belt land can be said to
fulfil this purpose in principle, and given the difficulty in assessing how a specific area of Green Belt land is directly responsible for brownfield
development on the basis of assumptions relating to viability and developability, purpose 5 can only be effectively considered on a case‐by‐case
basis through the Local Plan process and was therefore excluded from the TDC GBA Part 1.
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4.

Planning Policy Context
Introduction

4.1

The following section sets out relevant national and local planning policy in respect of the Green
Belt designation and landscape issues.

National Planning Policy Context: The National Planning Policy Framework
(NPPF)
4.2

The NPPF was published in March 2012 and sets out the Government’s planning policies for
England and provides a planning framework within which the local community and local
authorities can produce distinctive local plans which respond to local needs and priorities. The
NPPF states that ‘The purpose of the planning system is to contribute to the achievement of
sustainable development’ and that there are ‘three dimensions to sustainable development:
economic, social and environmental’. In relation to the environmental role, it states that
‘contributing to protecting and enhancing our natural, built and historic environment; and as part
of this, helping to improve biodiversity, use of natural resources prudently, minimise waste and
pollution, and mitigate and adapt to climate change including moving to a low carbon economy’.

4.3

The NPPF sets out twelve Core Planning Principles (Paragraph 17) of which the most relevant to
this report are that planning should:




4.4

“take account of the different roles and character of different areas, promoting the vitality
of our main urban areas, protecting the Green Belts around them, recognising the intrinsic
character and beauty of the countryside and supporting thriving rural communities within
it; and
contribute to conserving and enhancing the natural environment and reducing pollution.
Allocations of land for development should prefer land of lesser environmental value,
where consistent with other policies in this Framework.”

The NPPF then identifies thirteen aspects that should be considered in ‘delivering sustainable
development’, two of which are of particular relevance:



Section 9: Protecting Green Belt land; and
Section 11: Conserving and enhancing the natural environment.

NPPF Section 9: Protecting Green Belt land
4.5

The NPPF makes clear that the Government places great importance on the Green Belt and also
emphasises the permanence of the Green Belt. In Section 9, paragraphs 79‐92 focus on the
fundamental aim of Green Belt policy, which is to prevent urban sprawl by keeping land
permanently open, since the essential characteristics of Green Belts are their openness and their
permanence.
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4.6

Paragraph 80 sets out the five purposes which Green Belt should serve:






4.7

Purpose 1: To check the unrestricted sprawl of large built‐up areas;
Purpose 2: To prevent neighbouring towns merging into one another;
Purpose 3: To assist in safeguarding the countryside from encroachment;
Purpose 4: To preserve the setting and special character of historic towns; and
Purpose 5: To assist in urban regeneration, by encouraging the recycling of derelict and
other urban land.

Paragraph 81 of the NPPF states that once Green Belts have been defined, local planning
authorities should ‘plan positively to enhance the beneficial use of the Green Belt, such as looking
for opportunities to provide access; to provide opportunities for outdoor sport and recreation; to
retain and enhance landscapes, visual amenity and biodiversity; or to improve damaged and
derelict land’.

4.8

Paragraph 87 states that ‘local planning authorities with Green Belts in their area should establish
Green Belt boundaries in their Local Plans which set the framework for Green Belt and settlement
policy. Once established, Green Belt boundaries should only be altered in exceptional
circumstances, through the preparation or review of the Local Plan. At that time, authorities should
consider the Green Belt boundaries having regard to their intended permanence in the long term,
so that they should be capable of enduring beyond the plan period.’

4.9

Paragraph 88 states that ‘substantial weight’ should be afforded to any level of harm to the Green
Belt.

4.10

Paragraph 89 states that ‘a Local Planning Authority should regard the construction of new
buildings as inappropriate in the Green Belt subject to a number of exceptions. This includes ….
limited infilling in villages and limited affordable housing for local community needs under policies
set out in the Local Plan.’

4.11

In March 2014 the Government published web‐based Planning Practice Guidance (PPG) to
accompany and give further detail about the policies in the NPPF. This guidance sets out that
unmet housing need in a particular area is unlikely to outweigh the harm to the Green Belt and
meet the ‘very special circumstances’ test justifying inappropriate development on a site within
the Green Belt.2
NPPF Section 11: Conserving and enhancing the natural environment

4.12

Paragraphs 109‐125 of the NPPF focus on conserving and enhancing the local and natural
environment as well as protecting and minimising impact on biodiversity and designated

2

Planning Practice Guidance, Housing and economic land availability assessment, Methodology – Stage 5: Final evidence base, para 34
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landscapes. They also promote a strategic approach to the creation, protection, enhancement and
management of networks of green infrastructure. The Framework states that:
“The planning system should contribute to and enhance the natural and local environment by:








4.13

protecting and enhancing valued landscapes, geological conservation interests and soils;
recognising the wider benefits of ecosystem services;
minimising impacts on biodiversity and providing net gains in biodiversity where possible,
contributing to the Government’s commitment to halt the overall decline in biodiversity,
including by establishing coherent ecological networks that are more resilient to current
and future pressures;
preventing both new and existing development from contributing to or being put at
unacceptable risk from, or being adversely affected by unacceptable levels of soil, air,
water or noise pollution or land instability; and
remediating and mitigating despoiled, degraded, derelict, contaminated and unstable
land, where appropriate.”

In July 2018 the NPPF was updated, however the Tandridge District Local Plan Part 2 will be
assessed against the 2012 NPPF.

Tandridge District Council (TDC) Planning Policy
Tandridge District Core Strategy Policy (CSP)
4.14

The Tandridge District Core Strategy, adopted in 2008, sets out theoverall strategy for
development in the district and contains policies relevant to this assessment.
Policy CSP 1: Location of Development
There will be no change in the Green Belt boundaries, unless it is not possible to find sufficient
land within the existing built up areas and other settlements to deliver current and future housing
allocations. Such changes will only take place at sustainable locations.
Policy CSP 21: Landscape and Countryside
The character and distinctiveness of the District’s landscapes and countryside will be protected for
their own sake and new development will be required to conserve and enhance landscape
character.

Tandridge Local Plan Part 2: Detailed Policies 2014 – 2029
4.15

The Tandridge Local Plan Part 2 2014‐2029, adopted in 2014, sets out detailed policies relating to
development in the district. The following policies are relevant to this assessment:
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Policy DP10: Green Belt
Only in exceptional circumstances will the Green Belt boundaries as shown on the Policies Map be
altered and this would be through a review of the Core Strategy and/or through a Site Allocations
Development Plan Document. Within the Green Belt, planning permission for any inappropriate
development which is, by definition, harmful to the Green Belt, will normally be refused. Proposals
involving inappropriate development in the Green Belt will only be permitted where very special
circumstances exist, to the extent that other considerations clearly outweigh any potential harm
to the Green Belt by reason of inappropriateness and any other harm.
Policy DP13: Buildings in the Green Belt
Unless very special circumstances can be clearly demonstrated, the construction of new buildings
will be considered inappropriate in the Green Belt.

Tandridge draft Local Plan 2033
4.16

In June 2018, TDC published their draft Local Plan. A key element of the spatial strategy in the
draft Local Plan is the development of a Garden Community located at South Godstone and
providing around 4,000 homes. The draft Local Plan includes several draft policies of relevance to
this assessment.
TLP03: Green Belt
Changes to the Green Belt boundary will only take place for the South Godstone Garden
Community and through the preparation of an Area Action Plan which can reflect evidence when
determining the most robust and durable boundaries.
Within the Green Belt, planning permission for any inappropriate development which is, by
definition, harmful to the Green Belt, will normally be refused.
TLP18: Place‐Making and Design
Development will be expected to contribute to good place‐making and should be of the highest
design quality and contribute positively to the area’s character and identity, respecting the context
within which it will sit and the opportunities to enhance the character and quality of the area and
local distinctiveness.
TLP30: Green and Blue Infrastructure
The existing green and blue infrastructure in the District shall be protected, enhanced and
managed for the future benefit of the environment, people and the economy.
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TLP32: Landscape Character
All proposals for development will protect and enhance the key landscape features and visual
sensitivities of the landscape character areas identified in the Surrey Landscape Character
Assessment 2015 and the Tandridge Landscape Capacity and Sensitivity Assessment. Proposals will
be required to incorporate and implement the landscape guidance set out in the LCS and to protect
and enhance the character and qualities of the local landscape, features of landscape importance
and key public views and vistas. All proposals must protect the landscape setting and contribute
to maintaining the individual and distinct character of settlements by preventing coalescence.
TLP37: Trees and Soft Landscaping
The loss of trees, woodlands, hedgerows and vegetation of significant amenity, historic, cultural
or ecological value will be resisted. Planning permission will be refused for development resulting
in the loss or deterioration of ancient woodland and the loss of aged or veteran trees found outside
ancient woodland.
Policy SGC01: South Godstone Garden Community
4.17

The draft local plan does not make any adjustment to the Green Belt for the Garden Community
but does identify a broad location within which the principle of development for the Garden
Community is established (para 32.20). This is indicated on the Policies Map with a shaded circle,
referred to as an 'Area of Search'. Not all of the land within the area of search will be fundamental
to the delivery of the Garden Community and it is likely that areas will be discounted from
development due to impacts on environmental features such as landscape, ecology or heritage.

4.18

The stated objective (SGC Objective 6: Landscape and Green Infrastructure) is to limit the impact
of the Garden Community on the wider environment and complement the character of the
surrounding landscape. Sensitive areas of landscape will be avoided in determining development
boundaries.

5.

The Area of Search

5.1

The Area of Search identified in TDC draft Policy SGC01 is centred on the village of South Godstone
and extends north and south of the Redhill to Tonbridge railway line, which bisects it on an
east/west axis (see Figure 1).

5.2

The area is predominantly farmland with large open fields interspersed by small copses and
woodland with a large area of woodland (Paygate Wood) to the north and a second (Bradford
Wood) to the south. There are several designated ancient woodlands, including Paygate Wood and
Bradford Wood.
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5.3

Tilburtstow Hill Road, the A22 and Tandridge Lane cross the Area of Search in a north/south
direction; it is bounded to the north by Harts Lane and Miles Lane.

5.4

Apart from the settlement of South Godstone, there are few residential properties within the Area
of Search, principally along Tandridge Lane, the A22 and Tilburtstow Hill Road. The Area of Search
also contains Lagham Manor, a listed building and scheduled monument; a retirement home; and
several small business premises.

6.

Green Belt Assessment

6.1

This section provides a review of Green Belt assessments previously carried out on behalf of TDC
as part of the evidence base for the draft Local Plan 2033 in so far as they are relevant to the Area
of Search; a review of to what extent the Area of Search currently displays the key Green Belt
characteristics of ‘openness’ and ‘permanence’; and an assessment of the contribution the Area
of Search makes to the purposes of Green Belts as defined in the NPPF.

6.2

It should be noted that a Green Belt assessment is not an assessment of landscape quality.

Previous Green Belt Assessments (GBA)
TDC GBA (Part 1) (2015)
6.3

TDC GBA (Part 1) provides two levels of Green Belt assessment; an overarching strategic
assessment which divided the district into three strategic green belt areas ‐ A, B and C; and a parcel
assessment which divided the district into 47 parcels, using definitive boundaries such as roads,
railways and rivers. The assessment considered how well each strategic green belt area and each
parcel serves the purposes of the Green Belt as defined in the NPPF.
Strategic Green Belt Assessment

6.4

The Area of Search falls within Strategic Parcel B, described as ‘a central band of Green Belt
separating a number of towns, including Oxted, Bletchingley, Godstone and Woldingham from the
larger settlements to the north in Strategic Area A. The area spans either side of the M25 with the
rolling hillsides dominating the area to the north of the M25.’

6.5

In relation to the purposes of the Green Belt, Strategic Parcel B was found to make a:
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Moderate contribution to checking sprawl as it contains some larger towns but limited by
its distance from the substantial built up areas of London. Development generally
contained within settlements and towns;
Some contribution to separating specific towns such as Godstone and Bletchingley but
most settlements within this strategic area are generally well spaced apart and the threat
of coalescence is not great;

Land at South Godstone



Mostly open countryside and considered to generally be effective at safeguarding it from
encroachment except where development already exists; and
Strong role in preserving the Conservation Areas as they are generally set in open
countryside free from surrounding development

Parcel Assessment
6.6

The Area of Search straddles two of the parcels defined in the TDC GBA (Part 1). The northern part
falls within Parcel 26 and the southern part, south of the railway line, falls within Parcel 32.

6.7

The TDC GBA found both parcels to be generally effective at fulfilling relevant Green Belt purposes
(see Appendix A). The GBA did not consider Purpose 5 (to assist in urban regeneration by
encouraging the recycling of derelict and other urban land).

6.8

The TDC GBA (Part 1) applied a qualitative judgement and did not apply a score. The assessment
relating to Parcels 26 and 32 is summarised in Table 1 below.
Table 1: TDC GBA (Part 1) assessment of Parcels GBA 026 and GBA 032 contribution to Green Belt purposes
Green Belt Purpose

Parcel 26

Parcel 32

1

To check the
unrestricted
sprawl of large
built up areas

The settlement boundaries around South
Godstone have remained the same since
they were drawn in the South of the
Downs Local Plan 1986. The settlement has
undergone some substantial infilling which
has changed the character of the
settlement. However, the settlement
boundaries are tightly drawn around the
existing residential dwellings and abut the
railway line. The parcel is therefore
effective at preventing sprawl.

Whilst there has been some change in the
parcel, the boundaries of the built‐up area
of Blindley Heath in the parcel is contained
and as such the Green Belt has been
effective at containing urban sprawl.

2

To prevent
neighbouring
towns merging
into one another

The tree‐lined fields and railway line
prevent South Godstone and Crowhurst
Lane End from merging. The distance
between South Godstone and Blindley
Heath to the south is considerable. This
parcel is therefore considered to play a
minor role in serving this purpose.

The parcel is located between South
Godstone and Blindley Heath. As such it is
considered that the Green Belt here plays a
moderate role in maintaining separation
although it is recognised that existing
physical features also have a part in
resisting future coalescence.

3

To assist in
safeguarding
the countryside
from
encroachment

The settlement of South Godstone is a
substantial amount of development that
has grown over the years; it is not
considered countryside and as such this
has been identified as an area for further
investigation (this area is labelled 024 on
the map in Appendix F). The rest of the
area is relatively free from development
and therefore serves this purpose.

Whilst the majority of the area is
countryside, free from development, the
ribbon development and Blindley Heath are
large concentrations of development and as
such encroach into the countryside. Whilst
it is recognised that the settlement has
remained relatively small, although infilling
has occurred over the years, including most
recently at the Cottenhams site. The
settlement is a concentration of
development in the Green Belt that
detracts from the surrounding countryside,
and therefore it has been identified as an
area for further investigation.
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4

6.9

To preserve the
setting and
special
character of
historic towns

There are no Conservation Areas within or
adjacent to this parcel so it is not
considered to serve this purpose.

There are no conservation areas within or
adjacent to this parcel so it is not
considered to serve this purpose.

Overall conclusion on Parcel 26

Overall conclusion on Parcel 32

The railway provides a definitive boundary
to South Godstone, as does the residential
dwellings that the settlement boundary is
drawn around, and as there is no
development outside these boundaries the
parcel has prevented urban sprawl. There
is also no risk of merging settlements in
this part of the Green Belt due to the
railway line and tree lined fields, which
separate Crowhurst Lane End and South
Godstone. There are no Conservation
Areas to preserve. The parcel however has
not safeguarded the countryside from
encroachment, as the settlement of South
Godstone has expanded over the years and
become more urban. As such, this area has
been identified as an area for further
investigation.

The parcel is effective at preventing urban
sprawl and has a role in maintaining
separation between South Godstone and
Blindley Heath, although this is assisted by
physical barriers between the settlements.
Furthermore, it has generally been effective
at protecting the countryside from
encroachment, although ribbon
development is present along the A22 north
of Blindley Heath and the settlement has an
impact on the countryside. As such, this
area has been identified as an area for
further investigation.
There are no Conservation Areas so it is not
considered to serve purpose 4.

TDC GBA (Part 1) made recommendations on which areas within the Green Belt fulfil a critical
purpose less effectively and should therefore be considered for further and more detailed
assessment. These areas identified for further investigation either do not display the fundamental
characteristic of openness or do not serve the Green Belt purposes effectively. They have a sense
of enclosure or containment; or significant levels of development, including commercial and
industrial development

6.10

Within the Area of Search, the settlement of South Godstone itself was identified as an Area for
Further Investigation (AFI), identified as AFI 024, since it was judged to represent a concentration
of development in the Green Belt that detracts from the surrounding countryside.

6.11

The remainder of parcels 26 and 32 within the Area of Search were assessed as displaying the
fundamental characteristic of openness and serving Green Belt purposes effectively. They were
not therefore identified for further assessment.
TDC GBA (Part 2): Areas for further investigation (2016)

6.12

TDC GBA (Part 2) reviewed the Areas for Further Investigation (AFIs) identified in GBA Part 1 as
fulfilling a critical Green Belt purpose less effectively to assess whether any should be considered
further through the Local Plan process because exceptional circumstances exist to justify alteration
of the Green Belt boundary.

6.13

TDC GBA (Part 2) concluded that there is no evidence for AFI 024 (South Godstone) to be
considered further in terms of whether exceptional circumstances exist (see Appendix B), although
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it did recommend that the village be considered further in terms of whether or not it should be
inset from the Green Belt boundary, since it is not considered to contribute to the openness of the
surrounding Green Belt.
TDC GBA (Part 3): Exceptional Circumstances and Insetting (2018)
6.14

TDC GBA (Part 3) considers the Council’s approach to releasing land from the Green Belt and to
‘insetting’ settlements.

6.15

South Godstone is one of the settlements considered, but the GBA Part 3 concludes that it does
not exhibit an open character and does not offer a sustainable location for further development
above and beyond that which can currently be secured and should not therefore be inset. The GBA
does however go on to comment that if South Godstone is the preferred location for the proposed
new or extended settlement being considered, then it should be considered for insetting.

6.16

In terms of releasing land from the Green Belt beyond these settlements, the GBA seeks to answer
questions concerning whether the release of land can be considered as exceptional circumstances.
Several strategic matters are considered, of which the following are of relevance to landscape:





6.17

Three potential sites for a Garden Village were assessed:




6.18

Does the Green Belt Assessment recommend that the Green Belt in this location should
be retained or further considered in terms of exceptional circumstances?
What is the nature and extent of the harm to the Green Belt if the site is developed?
To what extent can the consequent impacts on the purposes of the Green Belt be
ameliorated or reduced to the lowest reasonably practicable extent?
Does the landscape evidence consider the site has capacity to accommodate
development in the landscape?

Blindley Heath;
South Godstone; and
Redhill Aerodrome

The GBA acknowledges that:
“The development of any of these locations will result in development in the countryside contrary
to purpose 3. It will lead to the expansion of a settlement in the case of South Godstone or Blindley
Heath contrary to purpose 1 and it also has the potential to impact on the Green Belt’s ability to
serve purpose 2. The development of any of these locations would also clearly impact upon the
openness of the Green Belt. Given the scale of development, the extent of its impact in whichever
location is chosen will unarguably be significant in a local context.3”

3

TDC GBA (Part 3) 2018 para 4.11
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6.19

The GBA summarises the findings of the landscape evidence base prepared by TDC, saying that “In
relation to South Godstone ... land to the south of the railway line is well contained within the
landscape, by high ground to the south, the wooded railway line, and the treed Tandridge Lane,
with raised land to the east providing a robust edge. Land to the north is … open, exposed and
forming the setting of the village4.
And that:
“due to the amount of land involved the development of any of these areas would have a significant
impact on the Green Belt’s ability to serve its purposes. However, in the wider context of the extent
of Green Belt in this particular district the impact would be limited overall and, subject to securing
robust and defensible boundaries, it would not impact on the wider Green Belt’s ability to serve its
purposes5.
“The development of any of these locations would also clearly impact upon the openness of the
Green Belt. However, by ensuring only the minimum amount of land is needed, including
appropriate landscaping, buffers and using the topography to support the development, and by
ensuring careful siting, particularly to ensure Blindley Heath and South Godstone do not merge, it
is considered that the harm to the Green Belt can be minimised.6”

6.20

The GBA Part 3 concludes that exceptional circumstances do exist to justify the release of Green
Belt land to accommodate a new or extended settlement in the borough, but it is for the Local Plan
to determine which of the three potential locations (Blindley Heath, South Godstone and Redhill
Aerodrome) is the most appropriate. When the preferred location has been identified, defining
where the final boundaries should be to ensure the minimum amount of Green Belt is released,
whilst allowing for a settlement which is fully sustainable, should be resolved through an Area
Action Plan (AAP), following the adoption of the Local Plan.

Green Belt Assessment
6.21

This section considers the Area of Search:



in relation to the two fundamental Green Belt characteristics of openness and
permanence; and
how effectively it serves the five Green Belt purposes as defined in the NPPF.

Openness
6.22

The NPPF (para 133) states that openness is one of the essential characteristics of Green Belts. No
definition is provided in the NPPF or accompanying guidance in respect of ‘openness’, however the

4

TDC GBA (Part 3) 2018 para 4.14
TDC GBA (Part 3) 2018 para 4.21
6
TDC GBA (Part 3) 2018 para 4.21
5
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meaning is generally understood to include both qualitative and quantitative considerations. In
April 2016 7, the Court of Appeal stated that ‘the concept of openness [in the Framework] means
the state of being free from built development, the absence of buildings – as distinct from the
absence of visual impact’. The revised NPPF (July 2018) also does not provide a definition of
openness.
6.23

In May 2016, Lord Justice Sales8 addressed matters relating to openness and the need to consider
the visual (or qualitative) aspects, stating:
“The word ‘openness’ is open‐textured and a number of factors are capable of being relevant when
it comes to applying it to the particular facts of a specific case. Prominent among these will be
factors relevant to how built up the Green Belt is now and how built up it would be if redevelopment
occurs (in the context of which, volumetric matters may be a material concern, but are by no means
the only one) and factors relevant to the visual impact on the aspect of openness which the Green
Belt presents”.

6.24

In further considering the visual aspects, the judgement goes on to state:
“The question of visual impact is implicitly part of the concept of ‘openness of the Green Belt’ as a
matter of the natural meaning of the language used in para. 89 of the NPPF”.

6.25

Several key propositions were established by this judgment:






the concept of openness is not narrowly limited to the volumetric approach;
a number of factors (both spatial and physical) can be relevant to the issue of openness ‐
prominent amongst these is ‘how built up the Green Belt is now and how built up it would
be if redevelopment occurs’;
the spatial factors may include volumetric matters, but that is by no means the only one;
openness can have a visual dimension although an absence of visual intrusion does not in
itself mean that there is no impact on the openness of the Green Belt

The Area of Search
6.26

The Area of Search contains the village of South Godstone, whose settlement edges are well
defined by tree cover where they interface with the surrounding rural landscape, including a
woodland belt along the western edge and vegetation either side of the railway which contains
the village to the south.

7
8

R (Lee Valley Regional Park Authority) v Epping Forest DC [2016] EWCA Civ 404, paragraph 7
Turner v SSCLG [2016] EWCA CIV 466)
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6.27

Beyond the village, there is little built form within the Area of Search and, from a purely volumetric
approach, it can be considered to be currently very open.

6.28

Whilst the Area of Search is well vegetated, with areas of woodland and a predominantly intact
network of mature hedgerows, there are long views across it and to the countryside beyond (see
representative views at Figure 3), including to the AONB to the north from the northern part of
the Area of Search. Tree belts, hedgerows and woodlands that screen or filter views have a direct
influence on the perception of a Green Belt landscape and its visual openness. Whilst views from
some points along the public footpaths which cross the Area of Search are enclosed, particularly
adjacent to the railway line and in the village, perception of an area is typically gained from moving
through it and no‐one using the public rights of way which cross the area could be unaware of its
open nature.

6.29

It is therefore considered that the Area of Search possesses the fundamental Green Belt
characteristic of openness.

6.30

Increasing the quantum of built development would result in a major impact on the openness of

the Area of Search in terms of the footprint, height and volume of any new built form and
would also have an impact on the visual appreciation of openness. It is unlikely that
development could result in anything less than material harm to the openness of the Green
Belt. Development of the Area of Search, wholly or in part, would not only result in the definitional
harm implicit in any built form in the Green Belt but also in actual harm to the fundamental
characteristic of openness.
6.31

Excluding the existing village, the current lack of built development and the extent to which both
the northern and southern parts of the Area of Search are perceived as being open mean that they
both make a contribution to the openness of the Green Belt and development within them would
lead to a reduction in spatial and visual openness.
Permanence

6.32

Changing the Green Belt boundary to accommodate built form of the type and scale proposed
would result in a definitional, irreversible adverse impact on the permanence of the Green Belt in
this location and the near total loss of the significant contribution currently made by the Area of
Search to the permanent openness of the Green Belt.
Green Belt purposes

6.33

Of the five purposes of the Green Belt defined in the NPPF, nos 1, 2 and 3 are relevant to the Area
of Search, as assessed in TDC GBA (Part 1). The Area of Search has been considered against each
purpose and its contribution to the purpose assessed as either High, Moderate or Low.
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Purpose 1 ‐ To check the unrestricted sprawl of large built up areas
6.34

Parcels 26 and 32 include the settlement of South Godstone and half of the settlement of Blindley
Heath; whilst neither might be considered as ‘large built up areas’, TDC’s Green Belt Assessment
methodology states that ‘due to the dispersed nature of settlements throughout the District, a local
application of this purpose…may…apply to those settlements with defined boundaries and those
which have an identifiable built nature’9. It is therefore appropriate to consider what contribution
the Area of Search makes to purpose 1 in relation to the existing settlements within it.

6.35

Urban sprawl is defined as ‘the advancement of ad hoc, sporadic and unplanned development
beyond the clear physical boundary of a developed settlement’10.

6.36

The Green Belt designation of both Parcels 26 and 32 has played a role in restricting sprawl or
ribbon development relating to the two settlements of South Godstone and Blindley Heath,
acknowledged in TDC GBA (Part 1) which states that both Parcel 26 and Parcel 32 have been
effective at containing/preventing urban sprawl (see table 1).

6.37

The Area of Search is considered to make a High contribution to Green Belt purpose 1.

6.38

TDC GBA (Part 1) concluded that both parcels were ‘effective’ at preventing/containing urban
sprawl, but did not quantify the assessment any further.
Purpose 2 ‐ To prevent neighbouring towns merging into one another

6.39

The ribbon development associated with Blindley Heath which stretches north along the A22
towards South Godstone occurred before the Green Belt designation in 1974. Since the
designation, the Green Belt designation has fulfilled its stated function of ensuring that the two
settlements do not merge further.

6.40

It is considered that the Area of Search therefore makes a High contribution to serving this
purpose.

6.41

This assessment disagrees with the findings of TDC GBA (Part 1) which found that Parcel 26 plays
a minor role in fulfilling purpose 2 because “there is a considerable distance between South
Godstone and Blindley Heath; a reduction in the gap between the settlements would not
compromise their separation”11 and that Parcel 32 plays a moderate role in fulfilling purpose 2,
despite acknowledging that “without the protection of the Green Belt further development in this
area could significantly reduce the gap between the two settlements”12. TDC GBA (Part 1) contends

9

Tandridge Local Plan Green Belt Assessment Methodology (June 2015); para 3.20
Tandridge Local Plan Green Belt Assessment Methodology (June 2015); para 3.19

10
11
12

TDC GBA (Part 1) para D.27.8
TDC GBA (Part 1) para D.33.10
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that because of the physical barrier of the railway line, the two settlements could not merge13. In
reality, were Blindley Heath to extend northwards to the railway line, the railway line would
become a piece of transport infrastructure within a merged settlement, like many railway lines
which cross urban areas, and the two settlements would have to all intents and purposes have
merged into one.
Purpose 3 ‐ To assist in safeguarding the countryside from encroachment
6.42

Beyond the settlement of South Godstone, Parcel 26 has the visual qualities of pristine countryside
and functions as countryside. There is no strong sense of enclosure or visual separation from the
adjacent landscape and it is recognisably rural in nature. There is a sense of tranquillity, with many
long, attractive views across the landscape, particularly from the higher ground in the north west.
To the north of the railway line, there is a visual connection with the AONB to the north.

6.43

Likewise, Parcel 32 also has the visual qualities of pristine countryside and functions as
countryside. There is no strong sense of enclosure or visual separation from the adjacent
landscape and it is recognisably rural in nature. There is currently quite a high level of public access
to Parcel 32 via the network of public rights of way which cross it and a sense of tranquillity,
openness and the feeling of being out in the countryside are an integral part of the experience for
users.

6.44

The Area of Search therefore makes a High contribution to purpose 3.

6.45

TDC GBA (Part 1) concluded that Parcel 26 does serve purpose 3, but does not quantify the
contribution of Parcel 32.

6.46

In conclusion, it is evident that any future development would cause harm to the Green Belt by
virtue of the impact on its openness and permanence as well as the inevitable effects that would
result from the potential for unrestricted sprawl and ribbon development associated with the
settlements of Blindley Heath and South Godstone, encroachment into the countryside and the
potential coalescence of neighbouring settlements.

6.47

In conclusion, development of the scale proposed within the Area of Search, wholly or in part,
would be harmful to the appearance and function of the Green Belt.

13

TDC GBA (Part 1) para D.33.11
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7.

Landscape and Visual Sensitivity Appraisal

7.1

The landscape and visual sensitivity of a landscape is separate from considerations of openness
and the contribution an area makes to Green Belt purposes. Whether or not an area is designated
Green Belt, it is appropriate to consider the relative sensitivity of an area and whether
development of the scale proposed can be accommodated without resulting in unacceptable harm
on landscape character or visual amenity.

Previous Landscape appraisals and capacity studies
Tandridge Landscape Capacity and Sensitivity Study (2016)
7.2

The Tandridge Landscape Capacity and Sensitivity Study (LCSS) assessed sites presented for
consideration through the Housing and Economic Land Availability Assessment (HELAA) and
Economic Needs Assessment (ENA). Part of the Area of Search to the west and north of South
Godstone was assessed in the LCSS with site references SGOD 005 and SGOD014 and the extent
of the Area of Search south of the railway line was assessed with site reference SGOD009 (see
Appendix C for detail of the LCSS assessments).

7.3

Landscape capacity to accommodate housing development was determined in the LCSS by
combining assessments of sensitivity and value. The LCSS assessments for sites SGOD 005, SGOD
009 and SGOD 014 are summarised in table 2 below.
SGOD 005

7.4

Site SGOD005 was assessed as having substantial sensitivity, due to its inconsistency with the
existing settlement form and the fact that its western extent lies within an Area of Greater
Landscape Value (AGLV). Combined with moderate value, the site has low capacity for housing
development.

7.5

The LCSS concluded that development in this area would have a detrimental effect on the
character of the landscape as a whole.
SGOD 009

7.6

Located to the south of the railway, site SGOD 009 was also assessed as having substantial
sensitivity, partly due to its inconsistency with the existing settlement form which, combined with
moderate value, results in a low capacity for housing development.

7.7

The LCSS concluded that development of SGOD009 would have a detrimental effect on the
character of the landscape as a whole.
SGOD 014
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7.8

Site SGOD014 was also assessed as having substantial sensitivity, due to its inconsistency with the
existing settlement form and the fact that it lies within an Area of Greater Landscape Value (AGLV).
Combined with moderate value, the site has low capacity for housing development.

7.9

The LCSS concluded that development in this area would have a detrimental effect on the
character of the landscape as a whole.

Table 2: LSCC assessment of Sites SGOD 005, SGOD 014 and SGOD 009
LCSS Assessment

Site SGOD 005

Site SGOD 009

SGOD 014

Visual sensitivity

Moderate

Moderate

Moderate

Landscape Sensitivity

Substantial

Substantial

Substantial

Landscape Value

Moderate

Moderate

Moderate

Landscape Capacity

Low

Low

Low

Tandridge District Landscape and Visual Assessment (LVIA) Concept areas for new and extended
settlements (2016)
7.10

The Tandridge District LVIA Concept areas for new and extended settlements is a detailed
landscape and visual appraisal of seven concept areas identified by TDC as being potential
locations for new settlements or substantial extensions to existing settlements (see Appendix D).
The LVIA assesses whether substantial new development could be accommodated within well‐
defined landscape boundaries and without resulting in significant landscape and visual impacts on
the wider landscape. For development locations to be acceptable, they need to be well related to
existing road and rail infrastructure and not result in coalescence with adjacent villages or towns.

7.11

Concept Area ‘South Godstone’ is centred on the village of South Godstone (see Appendix D) and
the TDC LVIA finds that it has a moderate potential to accept an extended settlement. Concept
Area ‘Lambs Business Park’ lies to the west of the Area of Search, with the concept area straddling
Tilburtshow Hill Road and was found to have low potential to accept an extended settlement.

7.12

Table 3 below summarises the findings of the TDC LVIA.
Table 3: TDC LVIA assessment of concept area potential to accept an extended settlement
Concept area

Potential of concept area to accept an extended settlement

Blindley Heath*

High

Copthorne

Low

Hobbs industrial Estate

Low

Horne

Low
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Lambs Business Park

Low

Lingfield

Low

South Godstone

Moderate

* Assessment only considered land to west of A22

7.13

The assessment of the Blindley Heath concept area includes the comment that the area to the east
of the A22 has potential to accept an extended settlement without undue visual impact on the
wider landscape. However, this conclusion is not supported by any detailed study or analysis of
the area.
Tandridge District Landscape and Visual Assessment (TDC LVIA) for a potential garden village
location – Rev C (2017)

7.14

The Tandridge District LVIA for a potential garden village location is a landscape appraisal
specifically of ten potential garden village locations. It assesses their suitability in landscape terms
as locations for potential new settlements or extensions to existing settlements. It is informed by
the Landscape Capacity and Sensitivity Study (2016) and the Landscape and Visual Appraisal of
Concept Areas for New and Extended Settlements (2016).

7.15

Where the capacity of the concept area had been previously assessed in the earlier LVIA, the TDC
LVIA repeats the assessment of the earlier LVIA, as well as considering some additional locations.
The conclusions are summarised in table 4 below:
Table 4: TDC LVIA assessment of Garden Village Areas
Garden Village Area

Potential of concept area to accept a garden village

Chaldon

Low

Redhill Aerodrome

Moderate

Lambs Business Park

Low

South Godstone

Moderate

Land west of Edenbridge

Moderate

Blindley Heath*

High

Horne

Low

Lingfield

Low

Hobbs industrial Estate

Low

Copthorne

Low

* Assessment only considered land to west of A22

7.16

The assessment of the Blindley Heath concept area includes the comment that the area to the east
of the A22 (in Parcel 32) has potential to accept an extended settlement without undue visual
impact on the wider landscape. However, this conclusion is not supported by any detailed study
or analysis of the area.
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Landscape Assessment
7.17

This section considers the Area of Search in terms of the physical landscape and its components
along with its landscape character and visual sensitivity to assess whether it has the potential to
accommodate large scale residential development without resulting in unacceptable adverse
effects on landscape character or on visual amenity.

Landscape Character
7.18

This section considers the landscape character in respect of published assessments from the
national through to the local level and of the site and its surroundings and considers the sensitivity
of the Area of Search itself.
National Landscape Character – Natural England Character Area

7.19

At a national level Natural England has produced a National Character Area (NCA) Plan which
divides England into 159 distinct natural areas. The Area of Search falls within NCA Profile 121 Low
Weald described as ‘a broad, low‐lying clay vale which … is predominantly agricultural, supporting
mainly pastoral farming owing to heavy clay soils, with horticulture and some arable on lighter
soils in the east and many densely wooded areas with a high proportion of ancient woodland….
Despite its proximity to London and continuing pressure for development, the Low Weald remains
essentially rural in character with small‐scale villages nestled in woodland’.

7.20

The key characteristics which aid an understanding of the Area of Search and its context include:
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A generally pastoral landscape with arable farming associated with lighter soils on higher
ground and areas of fruit cultivation in Kent. Land use is predominantly agricultural but
with urban influences, particularly around Gatwick, Horley and Crawley;
Field boundaries of hedgerows and shaws (remnant strips of cleared woodland) enclosing
small, irregular fields and linking into small and scattered linear settlements along
roadsides or centred on greens or commons. Rural lanes and tracks with wide grass verges
and ditches;
Small towns and villages are scattered among areas of woodland, permanent grassland
and hedgerows on the heavy clay soils where larger 20th‐century villages have grown
around major transport routes;
Frequent north–south routeways and lanes, many originating as drove roads, along which
livestock were moved to downland grazing or to forests to feed on acorns;
The Low Weald boasts an intricate mix of woodlands, much of it ancient, including
extensive broadleaved oak over hazel and hornbeam coppice, shaws, small field copses
and tree groups, and lines of riparian trees along watercourses. Veteran trees are a
feature of hedgerows and in fields; and
Many small rivers, streams and watercourses with associated watermeadows and wet
woodland

Land at South Godstone
Regional Landscape Character
7.21

At a regional level, the Surrey Landscape Character Assessment (2015) provides an overview of the
landscape character of the district and identifies distinct Landscape Character Areas (LCA). The
Area of Search falls within LCA WF3 Horley to Swaynesland Low Weald Farmland whose key
positive landscape attributes are identified as:








7.22

Unsettled, peaceful, gently undulating and open farmland landscape;
Rural views, often framed by tree cover, across the Wealden farmland and to wooded
hills to the north;
High density of hedgerows and small blocks of woodland;
Dispersed blocks of, often ancient woodland, connected by hedges;
Small to medium sized fields, divided by strong network of well‐maintained and
connected hedges;
Network of rural lanes, mostly hedge lined; and
Attractive scattered settlements churchyards and mills

The Surrey Landscape Character Assessment provides landscape strategy guidance for LCA WF3
which is to conserve its peaceful, unsettled character, whilst promoting traditional management
of woodlands and hedgerows including the restoration of hedgerow trees. The Landscape
Guidelines for Built Development14 within LCA WF3 include:








Conserve the rural, largely unsettled landscape;
Conserve the pattern and character of existing settlements, resisting spread and
coalescence of settlement;
Conserve and enhance the landscape setting to villages and edge of settlement;
Any new development should conserve the enclosure and vegetated character of the
surrounding landscape;
Built form to be integrated by woodland edges, shaws, hedgerows and open areas linked
to the existing network;
Ensure new development respects existing rural characteristics and conserves distinctive
open areas, greens and commons; and
Ensure new development does not impact on the existing ‘dark skies’ within this sparsely
settled area. Ensure design of lighting and signage respects rural location, biodiversity and
dark skies area

The Site Landscape Assessment
7.23

In considering the landscape sensitivity of the Area of Search, it is necessary to assess its landscape
value.

14

Surrey Landscape Character Assessment 2015: Tandridge District; Page 81
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7.24

The northwest extent is designated as an Area of Greater Landscape Value (AGLV) and the
boundary of the Surrey Hills AONB is approximately 650 metres to the north, both of which factors
are contributors to the assessment of value.

7.25

Significant contributors to landscape character and value are also landscape features such as trees
and hedgerows, topography, land use, watercourses and historic features, and the Area of Search
is rich in these, containing areas of mixed woodland, some of it classified as ancient, a coherent
hedgerow structure, much of it relating to historic field boundaries, a gently undulating
topography, streams and ditches and a predominantly agricultural use of pastures and paddocks.

7.26

Lagham Manor is a Grade 2* listed building, encircled by a moat which pre‐dates the buildings,
and is a scheduled monument. The Manor was set within a deer park and the Park Pale, or
boundary fence, in part constructed as a ditch and bank, is evident around South Godstone and is
most prominent in Bradford Wood.

7.27

Although the topography within the Area of Search is generally gently undulating, there is a more
defined ridge of high ground which bisects the southern section of the Area of Search from Lagham
Manor in the west to Lagham Lodge Farm in the east (see figure 1) and separates the southern
extent of the Area of Search from land further to the south.

7.28

Located in the undulating Low Weald, the village of South Godstone is predominately on south
facing topography. To the east and north‐east of South Godstone, the undulating landscape falls
gently towards a watercourse along Park Pale. West of South Godstone, the landscape rises gently
towards the north‐west. The higher ground to the north‐west, beyond the Area of Search, forms
the southern extension of the Greensand Hills.

7.29

The Area of Search presents as an attractive, intact, well‐managed landscape, with a strong sense
of place and time‐depth. There are some views towards the AONB to the north, within which the
settlement of South Godstone cannot be seen, which contribute to this sense of place. The land to
the west of the village is designated as an Area of Great Landscape Value (AGLV).

7.30

Tandridge Lane and Tilburtsow Hill Road are rural in character, with tree‐lined sections and
isolated pockets of settlement and employment. Whilst the A22 is a busier route, it is also
predominantly tree‐lined, with transient views over open countryside.

7.31

The Area of Search, despite being dissected by the railway line, displays a coherent and consistent
character and whilst the scale of the fields and the amount of structural vegetation varies across
it, the whole area has a strongly rural character with no detractors. Even at the settlement fringes
of South Godstone, the urban edge is green and well‐defined and the village is not a dominant or
detracting element within the landscape. Due to the heavily treed railway line, there is no
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relationship between the village of South Godstone and the part of the Area of Search to the south
of it.
7.32

The sense of enclosure varies dependant on the extent of the hedgerow network and tree belts
and the topography, however there are few parcels of land which are disconnected from their
wider context, although the east‐west ridge to the south (see para 7.25) does function as a natural
divider in the landscape.

7.33

The Area of Search is crossed by several streams and field ditches with low‐lying damper areas to
the west, adjacent to the A22, to the east by the railway line and Tandridge Lane and to the
northeast of the village of South Godstone.
Landscape sensitivity

7.34

It is considered that the Area of Search as a whole, lying in the heart of the district, makes a
substantial contribution to the wider landscape and is of medium value, ie it is a landscape in
generally good condition, with moderate importance and scenic quality and limited potential for
substitution. It has a high to medium susceptibility to change, which means it is considered to
possess some distinctive landscape elements, characteristics and sense of place with few
landscape detractors and is a landscape with limited tolerance to change of the type proposed, ie
large scale residential development.

7.35

The northwestern extent of the Area of Search, north of the railway, is designated as an Area of
Greater Landscape Value (AGLV) and forms part of the setting of the AONB. It can therefore be
considered to be of a higher value, and would consequently have no tolerance to change of the
type proposed.

7.36

Combining the value and susceptibility to change of the Area of Search means that it is of high
landscape sensitivity, which accords with the findings of the Tandridge Landscape Capacity and
Sensitivity Study (see table 2) which assessed the Area of Search as having Substantial Landscape
Sensitivity and Low Landscape Capacity.

Visual Sensitivity
7.37

Establishing the visibility of the Site and identifying the people who may potentially be affected by
development (visual receptors) was done during site visits (May and July 2018). The potential
visual receptors can be broadly sub‐divided into the following groups, whose sensitivity to change
will vary depending on their location and what activity they are engaged in:
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Users of Public Rights of Way (PROW) eg walkers and horse riders;
Road Users eg those travelling in vehicles, pedestrians using the footway and cyclists;
Residents – eg those within residential properties;
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7.38

Others – eg people at their place of work or those visiting public open spaces, sports
facilities etc

The following section describes the general visibility of the Site. Some representative photographic
views are included at Figure 3.

7.39

Due to its rural location and character, there are comparatively few potential visual receptors, and
the majority of these are users of the PRoW network within the parcel and residents of properties
within and adjoining it.
Views from the north

7.40

There are some long views towards the AONB and the Greensand Hills to the north, and the
northern extent of the Area of Search is likely to be discernible in views back towards it from some
locations within the Greensands Hills.

7.41

The wooded railway corridor screens views further southwards.
Views from the south

7.42

From the south, visual containment is afforded by the various areas of woodland, the ridge of
higher ground and the wooded railway corridor.
Views from the west

7.43

To the northwest of the railway line, the topography rises gently towards the AONB and there are
some views back towards the Area of Search. South of the railway line, the landscape to the west
of the A22 is similar in character to the Area of Search, being treed and retaining a mature
hedgerow framework which precludes most views into the land east of the A22 corridor.
Views from the east

7.44

North of the railway line, there are views from the east through gaps in the field hedgerows from
Tandridge Lane and Miles Lane. The cottages at the eastern end of Miles Lane have open views
southwards over the northeastern extent of the Area of Search. To the south of the railway line,
the treed character of Tandridge Lane provides a visual barrier in the landscape and obscures most
views towards the site from the east. Properties on the western side of Tandridge Lane itself have
views over the open fields within the site.
Internal views within the Area of Search

7.45

To the immediate south of the railway there are open views from the footpaths of much of the
land enclosed by the ridge to the south. From the north facing slopes of the ridge there are open
views back towards the railway, with occasional views further north to the Greensand Hills. South
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Godstone village is screened from view by the wooded railway embankments. From the highest
point of the ridge, there are views south towards Blindley Heath, although the village itself is
screened, and the South Downs.
7.46

The ridge and woodland associated with Lagham Manor contain views from further south within
the Area of Search. The containment is reinforced by the treed character of the Park Pale and
Bradford Wood which sit to the south of the ridge.

7.47

South Godstone itself sits within a well‐defined green framework and there are few views out to
the wider countryside.

7.48

There are intermittent views from Tilburstow Hill Road, Tandridge Lane and the A22.
Visual sensitivity

7.49

Views towards and across the Site are of high value, whilst the visual receptors’ susceptibility to
change varies from high to low depending on their location and what activity they are engaged in.
Combining the value and the susceptibility to change means that the sensitivity of the visual
receptors varies from high to medium.

8.

Summary and Conclusions

8.1

This report reviews the potential of the area of land around South Godstone identified within TDC’s
draft Local Plan as an ‘Area of Search’ and potential location for a Garden Community to
accommodate large scale residential development.

8.2

It provides a review of the Green Belt and Landscape Assessments which have been undertaken
by TDC and provides an assessment of the extent to which the Area of Search fulfils Green Belt
purposes and of its landscape and visual sensitivity.

The Area of Search’s contribution to Green Belt
8.3

The Area of Search possesses the fundamental Green Belt characteristic of openness and makes a
material contribution to the openness of the Green Belt and of the wider area. Development of
the Area of Search, wholly or in part, would not only result in the definitional harm implicit in any
increase in built form within the Green Belt, but also in actual harm to the fundamental
characteristics of openness and permanence.

8.4

The Area of Search in its entirety fulfils Green Belt purposes 1, 2 and 3 strongly and development
would result in unacceptable, inevitable adverse effects that would result from the potential for
unrestricted sprawl and ribbon development associated with the settlements of Blindley Heath
and South Godstone, encroachment into the countryside and the potential coalescence of
neighbouring settlements.
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8.5

Development of the scale proposed within the Area of Search, wholly or in part, would be harmful
to the appearance and function of the Green Belt, a fact acknowledged by TDC who allow:
“ 15that, whilst unmet objectively assessed housing need can contribute to a finding of exceptional
circumstances, it is unlikely on its own to justify a conclusion that exceptional circumstances have
been identified, and in the case of the Area of Search, it is evident that any future development
would be harmful to the Green Belt by virtue of the impact on its openness and permanence as well
as the serious harm which would be caused to three of its five purposes.”

8.6

The nature and extent of harm to the Green Belt (or those parts of it which would be lost to
development) would be such that the consequent impacts on the fundamental characteristics and
purposes of the Green Belt could not be ameliorated or reduced.

Landscape and visual sensitivity
8.7

The Area of Search is assessed as being of high landscape sensitivity and potential visual receptors
as being of high to medium sensitivity. Whilst there may be individual parcels which could
accommodate some small‐scale development, the Area of Search could not accommodate large
scale residential development, such as a garden community, without resulting in significant
unacceptable effects on the landscape character or visual amenity of both the Area of Search and
of its surroundings, including the character of Tandridge Lane. Adverse effects would be
particularly significant on landscape character and it is unlikely that they could be mitigated.

Summary
8.8

In the draft TDC Local Plan, it states:
“In our plan we are proposing the development of a Garden Community of around 4,000 homes
built over the longer term… Our Local Plan identifies the Garden Community is located in South
Godstone and this is a decision backed up by extensive evidence.”16

8.9

And at para 11.2:
“The spatial strategy set out at TLP01 is one which has continued to be informed by rigorous
evidence gathering”

8.10

Whilst there are many inter‐related strategic opportunities and constraints to be considered in the
selection of the location for the proposed Garden Village, the technical reports which provide the
landscape evidence do not demonstrate that the Area of Search is the least sensitive location in
terms of landscape capacity or that it should be favoured over other candidate areas.

15
16

TDC GBA Part 3 (2018) para 3.4; bullet (e)
Our Local Plan 2033, Foreword
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8.11

Draft Policy SGC01‐South Godstone Garden Community states under ‘Green Belt and
Development Boundaries’ that ‘Sensitive areas of landscape will be avoided in determining
development boundaries’. Both the TDC landscape assessments and this report conclude that the
Area of Search is sensitive in its entirety and would therefore be unable to accommodate
development of the proposed scale.
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Figure 2 - View Location plan
CLIENT - TLAG
Dwg No. - A202ASFig1 Scale - NTS Date - 25/05/2018

View 1: taken from PRoW 256a adjacent to the railway line looking south

View 2: taken south of Lagham Moat looking east towards the ridge
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Land at South Godstone
Figure 3.1 - Representative views 1 & 2
CLIENT - TLAG
Dwg No. - A202ASFig1 Scale - NTS Date - 25/05/2018

Park Pale

View 3: taken south of the Park Pale looking east

View 4: taken from PRoW 270 looking south
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Land at South Godstone
Figure 3.2 - Representative views 3 & 4
CLIENT - TLAG
Dwg No. - A202Fig1 Scale - NTS Date - 25/05/2018

View 5: taken from PRoW 245 looking west

View 6: taken from PRoW 240 looking north towards the railway line
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Land at South Godstone
Figure 3.3 - Representative views 7 & 8
CLIENT - TLAG
Dwg No. - A202Fig1 Scale - NTS Date - 25/05/2018

View 7: taken from PRoW 240 (north of the railway line) looking east

View 6: taken from PRoW 240 (north of the railway line) looking west
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Land at South Godstone
Figure 3.4 - Representative views 7 & 8
CLIENT - TLAG
Dwg No. - A202Fig1 Scale - NTS Date - 25/05/2018

View 9: taken from Hunters Chase looking north

View 10: taken from PRoW 267 (north of the railway line) looking north
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Land at South Godstone
Figure 3.5 - Representative views 7 & 8
CLIENT - TLAG
Dwg No. - A202Fig1 Scale - NTS Date - 25/05/2018

View 11: taken from Tilburtshow Hill Road looking northeast

View 12: taken from PRoW 247 looking southeast
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Land at South Godstone
Figure 3.6 - Representative views 7 & 8
CLIENT - TLAG
Dwg No. - A202Fig1 Scale - NTS Date - 25/05/2018

APPENDIX A
EXTRACT FROM TDC GBA (PART 1) – PARCELS 28 AND 32
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D.27 GBA 026

Figure D.27.1 – Map of GBA 026
D.27.1

Parcel 026 is located in the centre of the District, and contains the
settlement of South Godstone. The area is hilly, sloping southwards around
Posterngate Farm before rising again into South Godstone. There are
some small copses and wooded areas scattered amongst the fields and
farmland that surrounds the town. The settlement itself is small but
reasonably densely populated; it also has a Primary School, recreation
facilities, a petrol station and other shops and a train station. Woodland
screens the settlement from the west. The railway line sits on a raised bank
to the south and is a prominent landscape feature, creating a clear defined
boundary and separating the settlement from the countryside beyond.

Figure D.27.2 - Open countryside north of South Godstone. Outside of the
settlement the parcel is predominantly fields and farmland.
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Figure D.27.3 - Dwellings in South Godstone. The settlement is more typical of
a semi-urban urban area.

Figure D.27.4 – Some more dwellings within South Godstone, which is a
settlment washed over the Green Belt.
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Figure D.27.5 - The railway line almost completely screens the settlement from
the outlying fields south.
Purpose 1: to check the unrestricted sprawl of large built-up areas
What are the characteristics of development, if any? i.e. is the development which
exists; planned, ad-hoc or sporadic?

D.27.2 The built up area of South Godstone is located within the parcel. It is a
semi-urban settlement although it is washed over by the Green Belt. The
other buildings in the parcel are mainly agricultural.
Has this changed significantly since the Green Belt was first designated?
D.27.3

The settlement boundaries around South Godstone have remained
relatively similar since the South of the Downs Local Plan 1986. However,
the settlement itself has been infilled over the years creating a change in
the character of the settlement to a more semi-urban settlement than a
rural one. Crowhurst Lane End has not really changed since the
designation of the Green Belt.
Is any area of the parcel physically connected to a built up area/settlement?

D.27.4

The parcel contains the settlement of South Godstone. Crowhurst Lane
End is to the south east of the parcel but defined by the railway line and
Tandridge Lane.
Is there a strong, defensible boundary between the existing built up area
and the Green Belt, for example: main roads, built form, watercourses,
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etc.? Or is there another notable feature which is more effective in
preventing urban sprawl i.e. a hilltop or ridgeline, or drainage ditch, etc.?
D.27.5 The boundaries of South Godstone are clearly defined and distinct from the
surrounding countryside. The railway line to the south is a strong physical
boundary between the settlement and the countryside. The rest of the
boundaries are tightly drawn around the residential dwellings in the
settlement. The western edge of the settlement is further strengthened by
the woodland that abuts the residential dwellings.
Conclusion on Purpose 1
D.27.6 The settlement boundaries around South Godstone have remained the
same since they were drawn in the South of the Downs Local Plan 1986.
The settlement has undergone some substantial infilling which has
changed the character of the settlement. However, the settlement
boundaries are tightly drawn around the existing residential dwellings and
abut the railway line. The parcel is therefore effective at preventing sprawl.
Purpose 2: to prevent neighbouring towns merging into one another
What settlements/towns are within the parcel?

D.27.7

South Godstone is within the parcel. The very small settlement of
Crowhurst Lane End is adjacent to the parcel to the south east. The
settlement of Blindley Heath is the next closest reasonable size settlement
to South Godstone.
Would the reduction in the gap notably compromise the separation of settlements
and the overall openness of the parcel visually or physically?

D.27.8. South Godstone and Crowhurst Lane End are fairly close to each other.
However, a reduction in the gap between these settlements would not
compromise these settlements as the railway line and the tree lined fields
provide a suitable buffer. There is a considerable distance between South
Godstone and Blindley Heath; a reduction in the gap between the
settlements would not compromise their separation.
Does this parcel, either in part or in its entirety, act as a buffer to the
merging/coalescence of 2 or more settlements?

D.27.9

The parcel acts as a buffer between South Godstone and Crowhurst Lane
End. However, the railway line and its surrounding land form provide a
more suitable buffer than the parcel on its own.
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Can you see any neighbouring settlement ‘on the ground’? If not, what prevents
this? i.e. too far away, visual obstruction from topography, buildings or woodlands,
etc.?

D.27.10 The railway line and elevated land form, as well as the tree lined fields
screen Crowhurst Lane End and South Godstone from each other. South
Godstone and Blindley Heath are a considerable distance away from each
other, meaning you are notable to see each settlement from the other.
Conclusion on Purpose 2
D.27.11 The tree-lined fields and railway line prevent South Godstone and
Crowhurst Lane End from merging. The distance between South Godstone
and Blindley Heath to the south is considerable. This parcel is therefore
considered to play a minor role in serving this purpose.
Purpose 3: to assist in safeguarding the countryside from
encroachment
What are the characteristics and features of the area?

D.27.12 The majority of the area is covered by South Godstone. The rest of the
parcel is generally free from development. A railway line runs to the south
of the area and the A22 cuts through South Godstone and the parcel.
What type of development exists within the area? For example: agricultural
buildings, industrial uses, etc.

D.27.13 The majority of the development is residential. There are some commercial
and community facilities associated with the settlement in the parcel. There
are a few agricultural buildings in the remainder of the parcel.
Does the parcel contain countryside?

D.27.14 The settlement of South Godstone consists of a significant concentration of
development within the Green Belt. It is noted that a proportion of
development at South Godstone occurred before it was washed over by
Green Belt in 1974 through the Surrey Development Plan; however, the
settlement has continued to expand through various allocations within the
defined boundary and therefore cannot be considered countryside. The
remaining parts of the parcel are open fields, agricultural use and
woodland, so are considered countryside.
What is the size and scale of the development and/or visual obstructions within
the parcel? i.e. woodlands, topography etc.

D.27.15 Although the settlement is clearly distinct from the open countryside
surrounding it (and almost completely screened from the south by tree
cover and the railway line), it remains a substantial concentration of
development in the Green Belt and the surrounding countryside. As such
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the settlement has been identified as an area for further investigation (this
area is labelled 024 on the map in Appendix F).
Conclusion on Purpose 3
D.27.16 The settlement of South Godstone is a substantial amount of development
that has grown over the years; it is not considered countryside and as such
this has been identified as an area for further investigation (this area is
labelled 024 on the map in Appendix F). The rest of the area is relatively
free from development and therefore serves this purpose.
Purpose 4: to preserve the setting and special character of historic
towns
Are there any designated historic conservation areas within or visible from the
parcel?

D.27.17 There are no Conservation Areas within or visible from the parcel.
How would you describe the view from, within, into and out of the conservation
area?

D.27.18 There are no Conservation Areas within the parcel.
How does the parcel complement the setting of the conservation area?
D.27.19 There are no Conservation Areas within the parcel.
Conclusion on Purpose 4
D.27.20 There are no Conservation Areas within or adjacent to this parcel so it is
not considered to serve this purpose.
Conclusion: How effectively does Parcel 026 serve the purposes of
the Green Belt?
D.27.21 The railway provides a definitive boundary to South Godstone, as does the
residential dwellings that the settlement boundary is drawn around, and as
there is no development outside these boundaries the parcel has prevented
urban sprawl. There is also no risk of merging settlements in this part of the
Green Belt due to the railway line and tree lined fields, which separate
Crowhurst Lane End and South Godstone. There is Conservation Areas to
preserve. The parcel however has not safeguarded the countryside from
encroachment, as the settlement of South Godstone has expanded over
the years and become more urban. As such, this area has been identified
as an area for further investigation (this area is labelled 024 on the map in
Appendix F).
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D.33 GBA 032

Figure D.33.1 – Map of GBA 032
D.33.1

Parcel 032 is located south of South Godstone. The parcel stretches
south covering half of the settlement of Blindley Heath. The eastern area
is predominantly farmland with large open fields intersected by small
copses and woodland with a large patch of woodland present in the
centre. Lagham Manor, a listed building and scheduled monument is
located south of Blindley Heath. The parcel is generally flat, although
slopes upwards slightly north towards Blindley Heath.
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Figure D.33.2 - Open countryside south of South Godstone. Paddocks for
horse grazing are a common land use in many places in the District.

Figure D.33.3 - Development in Blindley Heath. The A22, pictured here, marks
the boundary between GBA 033 and 032. The settlement is laid out on either
side of the road.
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Figure D.33.3 - Fields west of Blindley Heath. The settlement is partially
screened by woodland and tree cover.

Purpose 1: to check the unrestricted sprawl of large built-up areas
What are the characteristics of development, if any? i.e. is the development
which exists; planned, ad-hoc or sporadic?

D.33.2

The parcel contains the settlement of Blindley Heath. The rest of the area
is mainly agricultural. Lagham Moat and Broughton House are both large
buildings in the parcel. The railway line forms the northern boundary of
the parcel and the A22 goes through the parcel before forming the south
west boundary.
Has this changed significantly since the Green Belt was first designated?

D.33.3

Blindley Heath was not put into the Green Belt until the 1974 Surrey
County Development Plan. The settlement was washed over, but it was
not until South of the Downs Local Plan 1994 that a settlement boundary
was determined.

D.33.4

Prior to the designation of the Green Belt in 1974, the settlement had
expanded in size and the ability to infill and deliver small scale
development in Blindley Heath through the 1986 and 1994 South of the
Downs Local Plan continued to increase the size of the settlement.

D.33.5

The settlement boundary has remained consistent since 1994. However,
development, such as the rural exception site in 2012 - 2014, has
intensified the settlement.

457

Is any area of the parcel physically connected to a built up
area/settlement?
D.33.6

Blindley Heath is within the parcel and to the north in the adjacent parcel
is South Godstone.
Is there a strong, defensible boundary between the existing built up area
and the Green Belt, for example: main roads, built form, watercourses,
etc.? Or is there another notable feature which is more effective in
preventing urban sprawl i.e. a hilltop or ridgeline, or drainage ditch, etc.?

D.33.7

South Godstone is defined by the railway line in the north. Blindley Heath
is within the Green Belt but has a tight boundary made up of the
residential dwellings and buildings within the settlement, which assists in
preventing sprawl. Whilst it is noted that there is some ribbon
development outside the settlement, this was there prior to the Green Belt
as and such cannot constitute sprawl.
Conclusion on Purpose 1

D.33.8

Whilst there has been some change in the parcel, the boundaries of the
built up area of Blindley Heath in the parcel is contained and as such the
Green Belt has been effective at preventing urban sprawl.
Purpose 2: to prevent neighbouring towns merging into one another
What settlements/towns are within the parcel?

D.33.9

The settlement of Blindley Heath is within the parcel. South Godstone is
located in the adjacent parcel to the north.
Would the reduction in the gap notably compromise the separation of
settlements and the overall openness of the parcel visually or physically?

D.33.10

Ribbon development stretches northwards from Blindley Heath along the
A22, and without the protection of the Green Belt further development in
this area could significantly reduce the gap between the two settlements.
However, there is still quite a distance between them and other physical
barriers to merge.
Does this parcel, either in part or in its entirety, act as a buffer to the
merging/coalescence of 2 or more settlements?

D.33.11

The parcel acts a buffer between Blindley Heath and South Godstone.
However, the physical barriers such as the railway line prevent the two
settlements merging.
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Can you see any neighbouring settlement ‘on the ground’? If not, what prevents
this? i.e. too far away, visual obstruction from topography, buildings or
woodlands, etc.?

D.33.12 The railway line to the south of South Godstone forms a very strong and
defensible boundary to prevent development spreading southwards;
furthermore, the presence of a scheduled monument south of the
settlement also makes it unlikely that development could spread into the
parcel and towards Blindley Heath.
Conclusion on Purpose 2
D.33.13 The parcel is located between South Godstone and Blindley Heath. As
such, it is considered that the Green Belt here plays a moderate role in
maintaining separation, although it is recognized that existing physical
features also have a part in resisting future coalescence.
Purpose 3: to assist in safeguarding the countryside from
encroachment
What are the characteristics and features of the area?

D.33.14 The parcel contains the settlement of Blindley Heath. The rest of the area is
mainly agricultural. Lagham Moat and Broughton House are both large
buildings in the parcel. The railway line forms the northern boundary of the
parcel and the A22 goes through the parcel before forming the south west
boundary.
What type of development exists within the area? For example: agricultural
buildings, industrial uses, etc.

D.33.15 The parcel mainly contains agricultural buildings. However it also contains
the settlement of Blindley Heath and some residential development outside
of the settlement boundaries.
Does the parcel contain countryside?

D.33.16 The eastern flank of the parcel is predominantly open countryside and
farmland.
What is the size and scale of the development and/or visual obstructions within
the parcel? i.e. woodlands, topography etc.

D.33.17 North of Blindley Heath, ribbon development exists along the A22 outside
of the settlement boundary. Although this is generally low density, there are
a number of large buildings along this road, constituting a moderate amount
of built form within the Green Belt. The settlement is also a large
concentration of built form within the Green Belt. As such, this area has
been identified as an area for further investigation (this area is labelled 033
on the map in Appendix F).
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Conclusion on Purpose 3
D.33.18 Whilst the majority of the area is countryside, free from development, the
ribbon development and Blindley Heath are large concentrations of
development and as such encroach on the countryside. Whilst it is
recognised that the settlement has remained relatively small, although
infilling has occurred over the years, including most recently at the
Cottenhams site. The settlement is a concentration of development in the
Green Belt that detracts from the surrounding countryside, and therefore it
has been identified as an area for further investigation (this area is labelled
033 on the map in Appendix F).
Purpose 4: to preserve the setting and special character of historic
towns
Are there any designated historic conservation areas within or visible from the
parcel?

D.33.19 There are no Conservation Areas within or visible from the parcel.
How would you describe the view from, within, into and out of the conservation
area?

D.33.20 There are no Conservation Areas within the parcel.
How does the parcel complement the setting of the conservation area?
D.33.21 There are no Conservation Areas within the parcel.
Conclusion on Purpose 4
D.33.22 There are no Conservation Areas within or adjacent to this parcel so it is
not considered to serve this purpose.
Conclusion: How effectively does Parcel 032 serve the purposes of
the Green Belt?
D.33.23 The parcel is effective at preventing urban sprawl and has a role in
maintaining separation between Blindley Heath and South Godstone.
Although, this is assisted by the physical features between the settlements.
Furthermore, it has generally been effective at safeguarding the
countryside from encroachment although ribbon development is present
along the A22 north of Blindley Heath, and the settlement has an impact on
the countryside. As such, this area has been identified as an area for
further investigation (this area is labelled 033 on the map in Appendix F).
There are also no Conservation Areas here so it is not considered to serve
purpose 4.
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GBA AREA FOR FURTHER INVESTIGATION NO:

024

Description of Area for Further Investigation:
South Godstone comprises built form along the east and west side of the A22 as well as abutting the northern edge of a railwa y line. It predominantly contains residential
dwellings, although commercial uses are located along the main road. Fields are located to the north and slope downwards in a northerly direction with Ancient Woodland
to the west and fields beyond and a playing field on the eastern edge.
A: Map of Area for Further Investigation
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B: Why was this selected as an Area for Further Investigation?
Although the settlement is clearly distinct from the open countryside surrounding it (and almost completely screened from the south by tree cover and the railway line),
it remains a substantial concentration of development in the Green Belt and the surrounding countryside. As such the settlement has been identified as an Area for
Further Investigation.
C: Summary of Consultation Comments applicable to Area for Further Investigation
The following issues have been raised that are applicable to the Area.









South Godstone has not expanded. Almost all development since the 1950s has taken place within the defined village boundarie s. The Green Belt around
the village is visible from Hunters Chase but also from properties in Lagham Park which face directly onto it.
This area is of stunning beauty and tranquillity and benefits a large number of people.
The settlement boundary has also been an effective boundary.
The village also continues pass the railway or at least another mile to Anglefield Corner.
Housing density is low and does not encroach on the surrounding countryside. There has not been substantial infilling inside the bound ary as it has limited
services and it has maintained its open nature.
The fields to the south of the railway are not as picturesque as fields to the north and will further increase the sprawl of the village.
South Godstone is a village, not a town. There are no shops that you would visit on a regular basis.
South Godstone should not be referred to as semi-urban in Appendix D.

D: Is there built form in the Area for Further Investigation and what is the nature, age and relationship with the setting of the built form?
The majority of the Area is covered in built form, predominantly residential properties from the 1950s with smaller clusters of built form dating from the 1960s, 1970s
and 1980s. A very limited amount of development appears to date from the 1990s. The village is set within open and undevelope d countryside, with properties to the
east backing onto playing fields.
E: How much undeveloped land lies within the Area for Further Investigation and describe the undeveloped land?
There is very limited undeveloped land within this Area for Further Investigation. The Defined Village in the Green Belt boun dary is drawn tightly around the village, so
that it excludes the informal and formal amenity/outdoor recreation ground along the northern edge of South Godstone. Beyond these boundaries land is
predominantly undeveloped and comprises fields.
F: Are there any definitive boundaries within the Area for Further Investigation? Would the boundary prevent sprawl and / or does the boundary contain
existing development? Is there opportunity to create a permanent boundary? Please consider this even when the definitive boun dary is across the
administrative boundary.
The strongest and most defensible of the boundaries is that comprising the railway line running along the southern edge of th is Area. This is reinforced by the fact that
it is embanked and tree lined. The western boundary of the Defined Village runs along the rear boundaries of residential gardens and abuts an area of woodland,
which is designated as Ancient W oodland and supports this boundary.
To the north, the boundary runs along the rear boundary of the gardens along Lagham Park, whilst on the eastern side of the A22 it runs along the flank boundary of a
non-residential single storey building and along the rear of residential gardens. Beyond the school, the boundary follows the nor thern edge of the road known as
Hunters Chase before extending along the rear boundary of the gardens of those properties along the eastern side of South God stone. This area of land abuts
playing fields and the rear boundaries are on the top of an embanked area of land.
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The boundaries have successfully served to contain the built form with only a sports building located beyond this boundary.
G: Does the Area for Further Investigation prevent settlements from merging; partially or fully? What would be the implications if this area m erged?
Consider where this may be two built-up areas merging. Does the area provide separation, or could it provide separation?
The Area is a self-contained and cohesive Rural Settlement, which is isolated from and separate from other settlements, geographically and visually. Therefore it does
not serve the purpose of preventing settlements from merging.
H: What is the current use of the land and how does this relate to the purposes of the Green Belt?
The predominant use is residential with some non-residential uses including a petrol station, garage, retail, restaurant/public house. These do not relate well to the
Green Belt purposes.
I: Is there a Conservation Area within the Area for Further Investigation? Please set out the details of the Conservation Area; including the size of the
Conservation Area, the boundaries, the setting of it within the Green Belt, the reason why it is a Conservation Area. Also pr ovide information and consider
any adjacent Conservation Areas.
There is no Conservation Area in this Area for Further Investigation.
J: Has this area been subject to development pressure? Refer to planning applications / appeals and identify the key Green Be lt considerations mentioned
in the report.
It is apparent that there has been development pressure from infill development. This area was previously categorised as a Gr een Belt Settlement, within which
infilling and small scale redevelopment was acceptable.
K: In line with paragraph 81 of the National Planning Policy Framework, what opportunities does the Green Belt offer?
Given that this Area is predominantly built-up and provides residential dwellings, this Area is not considered to offer opportunities in line with paragraph 81. No
opportunities have been identified.
L: Using all the above information, what is the final conclusion?
South Godstone is a Defined Village, which is largely built-up but contained. Within the village, the density, extent and layout of built form do not exhibit an open
character and there is a clear change in character between the village and the open and undeveloped land surrounding it. In the light of this, the Defined Village is not
considered to contribute to the openness of the surrounding Green Belt and is therefore recommended to be further considered through the Green Belt Assessment in
terms of whether or not it should be inset.
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10 South Godstone

South Godstone Analysis Plan (Area 10) See Figure 1 on page 4 for plan location
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Tandridge Landscape Capacity and Sensitivity Study

Based on mapping data licensed from Ordnance Survey, Crown copyright.

10 South Godstone

South Godstone Settlement Analyss

Warlingham Analysis Plan (Area 01A)
See Figure 1 on page 4 for plan location

South Godstone Analysis Plan (Area 10A)
See Figure 1 on page 4 for plan location

Based on mapping data licensed
from Ordnance Survey, Crown copyright.

1.1

South Godstone lies within the centre of Tandridge, situated in the Low Weald, underlain by
mudstone, siltstone and sandstone. The village is outside the Surrey Hills AONB, although the
Greensand Hills which are a candidate for inclusion within the AONB lie a few miles to the north,
and the AGLV abuts the settlement to the north and west.

1.2

South Godstone is a relatively small nucleated settlement surrounded by farmland, and focused on
the A22 at the crossing point with the Southern Railway Redhill to Tonbridge railway line.

1.3

Located in the undulating Low Weald, the village is predominately on south facing topography.
The settlement edges are well defined by tree cover where they interface with the surrounding
rural landscape, including a woodland belt along the western edge and vegetation either side
of the railway which contains the village to the south. Further afield, small woodland blocks and
watercourses break up the regularity of the farmland landscape bounded by clipped hedges with
mature oaks.

1.4

To the east and north-east of South Godstone, the undulating landscape falls gently towards a
watercourse along Park Pale. SGOD005 is a large site adjacent to the north of South Godstone,
situated in a slight dip in topography centred on the stream.

1.5

West of South Godstone, the landscape rises gently towards the north-west. Site SGOD014 is
located on south facing topography, immediately west of the village, but beyond woodland which
defines the current westerly extent of settlement. SGOD009, SGOD006 and SGOD013 are located
to the south-west, but separated from the village by the railway. SGOD008 is also south of the
railway, but detached from the main area of settlement.

1.6

ENA24 and ENA25 are small sites located further west in the low weald farmland, detached from
the main settlement of South Godstone.

Based on mapping data licensed
from Ordnance Survey, Crown copyright.

Tandridge Landscape Capacity and Sensitivity Study
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10 South Godstone: Site SGOD005

Houses along edge of
South Godstone

ancient woodland along the
western boundary

Postern Gate Farm

Photograph 123: View west from the A22

Vegetation along
site boundary

1.1

1.2

1.3

Site SGOD005 is six fields on a small valley feature to the north of
South Godstone. The eastern parts are within the AGLV. The visual
envelope is extensive to the north with intervisibility with the AONB
and Greensand Hills.

A22

feeds into the overall sensitivity assessment table on the following
page.
Landscape Capacty:
2.1

There are open views of both parts of the site from the A22 which
runs through the site. South Godstone forms the southern edge of
the site. There is dense boundary vegetation along the settlement
edge but gaps in hedgerows allow open views across the site.
To the east and parts of the north, areas of ancient woodland limits
views into the site. There are however open views in from Footpath
247 along the eastern boundary of Paygate Wood.

1.4

From northern parts of the site there are distant views of the AONB
and Greensand Hills. Due to the small valley feature, views are
possible from fields to the east of the site.

1.5

Overall, the visual sensitivity is judged to be Moderate. This rating

Plan not to scale
See plan on page 184 for wider context and key to symbols

Tandridge Landscape Capacity and Sensitivity Study

Edge of South Godstone

Photograph 124: View north west from eastern part of site

Ste Vsblty (see accompanyng photographs above):
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Small valley
and stream

The landscape capacity for housing development of the site has been
determined by combining the sensitivity and value assessments
set out on the following page, using the capacity matrix table. The
capacity of the site is as follows:
Substantal sensitivity x Moderate value =
Low landscape capacity

2.2

Site SGOD005 has substantial sensitivity, partly due to its
inconsistency with the existing settlement form. Combined with
moderate value, the site has low capacity for housing development.
Development in this area would have a detrimental effect on the
character of the landscape as a whole.

10 South Godstone: Site SGOD005
Landscape Sensitivity:

Inherent
landscape quality
(intactness and
condition)

4
The site is made up of six fields
bisected by the A22. All fields are
currently in pasture and there has
been some loss and fragmentation
of boundary hedgerows.
To the west of the A22 is a large
field with scattered trees within it,
a lake and a farm and outbuildings
to the north.
To the east of the A22 is a series
of fields divided by fragmented
hedgerows.
The boundary along Hunters
Chase to the north of the eastern
fields includes a post and wire
fence, a ditch, brambles, shrubs
and large hedgerow trees. The
boundaries to the A22 are low
clipped native hedges.
Grade 3 Agricultural Land
Classification.

Ecological sensitivity

Inconsistency with
existing settlement form/
pattern

2
There is ancient woodland
at Paygate Wood adjacent
to the site along the northern
boundary. There is also
ancient woodland along the
western boundary which is
a continuation of woodland
which forms the boundary
to the settlement of South
Godstone.
There are mature oaks and
willows and bluebells to north
boundary.

5
South Godstone has
developed up to the ridge line
to the south of this site.

Contribution to
separation between
settlements

1
The site has no contribution
to separation between
settlements

The current settlement edge is
a robust vegetated edge along
this ridge.

Potential for mitigation

Contribution to the
setting of surrounding
landscape/settlement

Views
(visual sensitivity)

3

3

The site is part of the wider
landscape continuum which
forms a setting to South
Godstone.
The site is part of a small
valley system along the north
of South Godstone.

New development at this site
would move into the adjacent
largely rural valley.

From the part of the site
along Hunters Chase there
is intervisibility with the
Greensand Hills. There are
views of the AONB in the
distance from the north eastern
part of the site.
Views are well contained from
most of South Godstone with
only limited glimpses in.
Views to/from the Candidate
AONB to middle slopes views.
No views from/ the east due to
vegetation.
However there are open views
from the road into the site over
low clipped hedges.
Views from housing west of
A22. There are also views in
from the public right of way to
the north of the site.

(inverse score i.e.
high potential for mitigation
= low sensitivity,
therefore low score)

Overall
sensitivity judgement
01-07 = Negligible
08-14 = Slight
15-21 = Moderate
22-28 = Substantial
29-35 = Major

4

22

Development would require
breaking through existing
boundary vegetation along the
northern boundary of South
Godstone.

SUBSTANTIAL

Landscape Value:

Landscape
designations

3
The site is in the current extent
of the AGLV to the west of the
A22.

Ecological and other
designations
(eg. heritage,
flood zone etc)

2
There are blocks of ancient
woodland adjacent to the site.

Local
distinctiveness

3
The small, gentle valley
system is a distinctive
landscape feature, rural in
character.

Any historic/cultural/
literary associations

2
Surrey Historic Landscape
Characterisation:
1. FIELD PATTERNS/
SYSTEMS
106. Medium to large regular
fields with wavy boundaries
(late medieval to 17th/18th
century enclosure)
and
7. VALLEY FLOOR AND
WATER MANAGEMENT
708. Post-1811 fishponds,
hatchery complexes, ‘natural’
ponds and lakes
Posterngate Farm is Grade II
listed.

Contribution to setting
of ‘outstanding assets’

3
The site forms a minor part
of the setting to a candidate
AONB through views and
Intervisibility.
It forms a part of the farmland
setting to a listed building.
It is within the current area
of AGLV but the adjoining
part contributes to the setting
through being a continuing part
of the valley system.

Recreation and public
access/
locally valued spaces

2
There are no public rights of
way through the site, however
a public right of way crosses
through Paygate Wood to the
north.

Perceptual aspects
(eg. scenic quality,
tranquillity, and
remoteness)

3

Overall
value judgement
01-07 = Negligible
08-14 = Slight
15-21 = Moderate
22-28 = Substantial
29-35 = Major

18

A22 is a busy road which has
adverse impacts on the site
reducing tranquillity throughout
the site.

MODERATE

There is a sense of enclosure
within parts of the valley due to
the landform.
Some views to the Candidate
AONB which increases the
scenic qualities.
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10 South Godstone: Site SGOD014

Vegetation along Footpath 267

Housing along Tillburstow Hill Road

Boundary hedge with field to north

Stanstead House to the north and
surrounding garden planting

Ancient woodland boundary

Photograph 125: View north west across the site

Landscape Capacty:

Ste Vsblty (see accompanyng photograph above):

Plan not to scale
See plan on page 184 for wider context and key to symbols
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1.1

Site SGOD014 is three agricultural fields within an Area of Great
Landscape Value, north of the railway line and to the west of
South Godstone. The site is a locally valued space has permissive
public routes as well as a public right of way along the southern
boundary.

1.2

There are views from Footpath 267 along the southern boundary
of the site where there are gaps in the vegetation. Permissive
paths cross the site and link to the footpath. There are views from
Tillburstow Hill Road along the western boundary and from houses
and businesses along the road. (See photograph above).

1.4

There are views into the site from Stanstead House to the north
(see photograph above) and fields adjacent to the site and from the
Greensand Way. No views are possible from the east as an area of
ancient woodland forms the eastern boundary.

1.6

Overall, the visual sensitivity is judged to be Moderate. This rating
feeds into the following overall sensitivity assessment table.

2.1

The landscape capacity for housing development of the site has been
determined by combining the sensitivity and value assessments
set out on the following page, using the capacity matrix table. The
capacity of the site is as follows:
Substantal sensitivity x Moderate value =
Low landscape capacity

2.2

Site SGOD014 has substantial sensitivity, partly due to its
inconsistency with the existing settlement form. Combined with
moderate value, the site has low capacity for housing development.
Development in this area would have a detrimental effect on the
character of the landscape as a whole.

10 South Godstone: Site SGOD014
Landscape Sensitivity:

Inherent
landscape quality
(intactness and
condition)

4
The site is three agricultural
fields north of the railway line.
The fields are in pasture
and have good native hedge
boundaries with some gaps for
gates and mature hedgerow
trees. Meadow with sheep
and cattle grazing in good
condition.

Ecological sensitivity

Inconsistency with
existing settlement form/
pattern

2
There is an area of ancient
woodland along the eastern
boundary to the site, and a
number of semi mature oaks
around the field boundaries.

5
The current edge of settlement
is formed by an area of ancient
woodland which contains
South Godstone and forms a
strong edge to the settlement.

Contribution to
separation between
settlements

Contribution to the
setting of surrounding
landscape/settlement

1
The site has no contribution
to separation between
settlements.

4
The site is part of the rural
continuum around South
Godstone with mature robust
boundary vegetation visible
from landscape to the north
west.

Potential for mitigation
Views
(visual sensitivity)

(inverse score i.e.
high potential for mitigation
= low sensitivity,
therefore low score)

3

3

There are localised views
to/from Stansted House to the
north west of the site.

Any development would
impact adversely on the area
of ancient woodland as access
would need to be gained to
the site.
It would also be difficult to
mitigate loss of rurality to the
public right of way and informal
public use of the site and
maintain the rural outlook from
the Greensand Way.
Stansted Hall would be
affected by development.
It would be necessary to
strengthen and enhance the
northern boundary in order to
mitigate effect on landscape to
the north. Continue pattern of
Oak Woodland.

There are open views from the
public right of way along the
south of the site.
There is intervisibility with
landscape to the north west
of site where land is more
elevated and views from the
elevated Greensand Way

The site is within an area of
grade 3 Agricultural Land
Classification.

Overall
sensitivity judgement
01-07 = Negligible
08-14 = Slight
15-21 = Moderate
22-28 = Substantial
29-35 = Major

22

SUBSTANTIAL

Landscape Value:

Landscape
designations

3
The site is within the current
extent of the AGLV.

Ecological and other
designations
(eg. heritage,
flood zone etc)

2
The site is adjacent to ancient
woodland.

Local
distinctiveness

4

Any historic/cultural/
literary associations

Contribution to setting
of ‘outstanding assets’

Recreation and public
access/
locally valued spaces

1

1

5

The site is characteristic
agricultural fields/meadows
with attractive wooded
boundaries to the east and
south.

Surrey Historic Landscape
Characterisation:

There is no intervisibility with
candidate AONB or heritage
assets to south.

1. FIELD PATTERNS/
SYSTEMS

This site is part of the visual
amenity of footpath.

Mature oaks within the site
are distinctive to Wealdon
Landscape.

103. Large irregular
assarts with wavy or mixed
boundaries.

There is no formal access to
the site however stiles and a
pedestrian swing gate indicate
permitted permissive public
access. Routes are well used.

There is a public right of way
to the south of the site.

Perceptual aspects
(eg. scenic quality,
tranquillity, and
remoteness)

4

Overall
value judgement
01-07 = Negligible
08-14 = Slight
15-21 = Moderate
22-28 = Substantial
29-35 = Major

20

Urban influences are very low
due to wooded boundaries
which contain the site and
only allow distant sounds from
roads.

MODERATE
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10 South Godstone: Site SGOD009

Part of site beyond hedge

Vegetation along the railway line

Photograph 126: View west from the A22

Vegetation along railway line

Photograph 127: View east from Tillburstow Hill Road

Ste Vsblty (see accompanyng photographs above):
1.1

1.5

Site SGOD009 is three fields which lie to the south of the railway
line. The site is relatively well contained from the north and south,
but views are possible from the east and west, including from public
rights of way.

Landscape Capacty:
2.1

1.2

1.3

Plan not to scale
See plan on page 184 for wider context and key to symbols
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The railway line runs along the north of the site. Treed boundaries
prevent views in from the north. Tillburstow Hill Road forms the
western boundary. There are glimpsed views into the western parts
of the site from gaps in the hedgeline, and some buildings around
Lagham Park Farm along the A22 can be seen, see photograph
127.
To the south of the site is a stream, and fields, housing and a public
right of way (Water Lane). No views are possible from the public
right of way, and vegetation along the stream prevents open views
of the site. There are views of the site from the A22 and Lagham
Park Farm, where hedges are low. Views are also possible from the
public rights of way around Lagham Manor Ancient Monument.

Overall, the visual sensitivity is judged to be Moderate. This rating
feeds into the overall sensitivity assessment table on the following
page.

The landscape capacity for housing development of the site has been
determined by combining the sensitivity and value assessments
set out on the following page, using the capacity matrix table. The
capacity of the site is as follows:
Substantal sensitivity x Moderate value =
Low landscape capacity

2.2

Located to the south of the railway, site SGOD009 has substantial
sensitivity, partly due to its inconsistency with the existing settlement
form. Combined with moderate value, the site has low capacity
for housing development. Development in this area would have a
detrimental effect on the character of the landscape as a whole.

10 South Godstone: Site SGOD009
Landscape Sensitivity:

Inherent
landscape quality
(intactness and
condition)

3
The site is made up of the
northern parts of three fields
which lie to the south of the
railway line.
This is bounded by a stream
and flood plain and deciduous
woodland to the south.

Ecological sensitivity

Inconsistency with
existing settlement form/
pattern

2
There is a stream, pond and
woodland to the immediate
south of the site.
A hedge divides the field
to the east with large trees
connecting to south.

To the west is a post and wire
fence and outgrown hedge
with gaps. To the north there
is thick vegetation along the
railway line. Along the A22 is a
wooden fence and hedge.

Contribution to
separation between
settlements

Contribution to the
setting of surrounding
landscape/settlement

Views
(visual sensitivity)

3

3

3

5
Development on this site
is inconsistent with the
settlement pattern of South
Godstone.

Potential for mitigation

Development here would close
the gap between the small
amount of housing connected
to Lambs Business Park and
Ruston Avenue and bridleway.

The site is part of the rural
continuum to the south of the
railway line.

The site is detached from the
settlement and separated
by the railway line so would
have no relationship to South
Godstone.

(inverse score i.e.
high potential for mitigation
= low sensitivity,
therefore low score)

01-07 = Negligible
08-14 = Slight
15-21 = Moderate
22-28 = Substantial
29-35 = Major

4

23

There are views into the site
from the A22 and Tillburstow
Hill Road where there is also
housing.

It would be difficult to mitigate
the impact on the ancient
monument setting and public
right of way network.

There are views into the site
from housing to the south east.

Mitigation should include
retained vegetation and
enhanced boundary screening
from the east and west.

Views are not possible from
the bridleway to the south
although there are some views
from the public right of way
around the ancient monument.

Overall
sensitivity judgement

SUBSTANTIAL

Location is inconsistent with
existing settlement pattern.

The site is well contained to
the north and south.

The site is within an area of
grade 3 Agricultural Land
Classification.

Landscape Value:

Landscape
designations

2
The site is adjacent to the
current extent of the AGLV.

Ecological and other
designations
(eg. heritage,
flood zone etc)

2
Park pale site runs through the
area.

Local
distinctiveness

3
The site consists of two
agricultural fields with some
boundary loss, characteristic of
the local area.
Visual links to the adjacent
wooded landscape along
the stream and around the
ancient monument adds to the
distinctiveness.

Any historic/cultural/
literary associations

2
Surrey Historic Landscape
Characterisation:
1. FIELD PATTERNS/
SYSTEMS
103. Large irregular assarts
with wavy or mixed boundaries
Park Pale – archaeological
potential area – runs though
the site

Contribution to setting
of ‘outstanding assets’

3
The site forms part of
the setting to the ancient
monument at Lagham Manor.

Recreation and public
access/
locally valued spaces

1
These are agricultural fields
with no formal or informal
public access.
There is no public right of way
across the site or adjacent,
although there is a Right of
Way to the south of Oakhurst
Court.

Perceptual aspects
(eg. scenic quality,
tranquillity, and
remoteness)

2

Overall
value judgement
01-07 = Negligible
08-14 = Slight
15-21 = Moderate
22-28 = Substantial
29-35 = Major

15

The noise of the A22 impacts
on the eastern parts of the site
while those to the west are
more peaceful.

MODERATE

The road to the west and the
railway line only occasionally
impact on the character.
The woodland edges and
distant views add to the scenic
quality of the site.
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APPENDIX D
EXTRACT FROM TDC LVIA CONCEPT AREAS FOR A NEW AND EXTENDED
SETTLEMENT – SOUTH GODSTONE AND LAMBS BUSINESS PARK

A202-RE-01_LB

Lambs Business Park

Landscape and Visual Assessment
for a new settlement.
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7.1 LANDSCAPE CONTEXT
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Figure 1: The Study area
The study area lies in open countryside between
the village of South Godstone and Anglefield
Corner, a hamlet north of Blindley Heath. The
study area lies 1.3km to the west of the A22
corridor which runs through South Godstone.
The nearest railway station is located at South
Godstone 3.5km to the east (via Anglefield
Corner). The road network within the study area
is limited to north-south routes along Tilburstow
Hill Road and the A22 to the east of the study area;
Hart’s Lane connects the two north-south routes
north of South Godstone. Settlement is limited

160m
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150m
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140m
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125m

to the hamlet of Anglefield Corner to the south,
South Godstone to the east and minor ribbon
development along Terracotta Road east of the
Lambs Business Park. Isolated development is
located on Rushton Ave along with individual
properties on Tilburstow Hill Road. The local
landscape is served by a limited and dispersed
public footpath network, which includes the
Greensand Way to the north, located on the
southern edge of the Surrey Hills AONB.
There is high ground to the north which sits
adjacent to the northern edge of the study area.
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to the south of the study area around Anglefield
Figure 2: Landscape Character Type.
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Wooded Greensand Ridge.
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land - semi-open.

is designated as AGLV and AONB. There is a
high degree of topographic relief and mixed

Large scale
arable land,
with woodland.

Wooded pastural ridge.

agriculture with woodland, which in combination
lead to a semi-enclosed aspect. To the south the
landscape is not designated, it is more generally
low-lying with less enclosure, the land has an

Settlement.

open aspect. The wooded railway corridor is a

Medium/ large scale mixed
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Figure 3: Landscape Analysis Plan
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7.2 SITE LANDSCAPE
The high ground within the study area is located
within the current AGLV and adjacent to the
Surrey Hills AONB north of the railway line. It is
visually and physically separate from the Lambs
Business Park and wholly rural in character. To
the south of the line the landscape is similarly
rural in character but generally flat with a varying
sense of enclosure dependant on the extent of
the hedgerow network. Woodland which spans
the railway corridor is predominantly Ancient
Woodland, Birchen Copse being the significant
wood south of the line.
South of the railway corridor the Lambs
Business Park occupies land adjacent to the
railway and includes a redundant siding which
has access to the main line. Hard standings to
the east of the site include small and medium
sized employment uses including a ready-mix
concrete plant and offices. The western half of
the site has the remains of the clay pits, partly
restored and partly open with recycling of rail
ballast infill. The site has the benefit of mature
boundary planting which contains and screens
the activity and buildings on the Business Park
from the wider landscape and the surrounding
footpaths.
The land uses in the wider area are generally

south of South Godstone. North of Birchen Wood
there is an oil well with access onto Tilburstow
Hill Road.
There are a limited number of public footpaths in
the study area, two run south across the railway
corridor, over the Bletchingley Tunnel, they afford
views across the southern study area, west and
south of the Lambs Business Park. The footpath
from Lower South Park Farm runs through the
southern quarter of the study area affording
views of the adjacent fields.
Lagham Manor a Grade 2* building lies to
the east of the study area surrounded by a
13th century Moat registered as a scheduled
monument. Other listed buildings, generally farm
houses, are located along Tilburstow Hill Road.
An exception is South Park located west of the
business park, which has a listed house and a
conservation area.
The study area around Lambs Business Park is
local but disconnected from the South Godstone
railway and bus services. Access would be via
Anglefield Corner and the A22. The primary
access to any new settlement would be onto
Tilburstow Hill Road, a relatively narrow road
corridor with confined verges.

pastoral and arable agriculture. There is a nursing
home at Oakhurst Court and the RSPCA centre
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7.3 VISUAL BASELINE
views out which extend to the study area. Views
The

visual

baseline

assessment

primarily

from Tilburstow Hill Road are intermittent but

considers the existing visibility of the central

do include open views across the farmland

area of the study area as described above. The

towards Birchen Coppice. The public footpath

assessment considers the area as a whole, and

crossing the southern half of the study area has

informs the location and extent of any potential

views north over the farmland towards the Lamb

development within the study area.

Business Park.

Views from the north: The landscape to the north

Views from the west: Public footpaths which

of the study area is largely wooded which contains

cross over the Bletchingley Tunnel have views

the majority of views from the wider landscape to

across the western and southern sections of

the north. The Greensand Way, which lies within

the study area, views are wholly rural with

the Surrey Hills AONB, skirts the southern edge

a lack of settlement and road infrastructure.

of the wooded hills and affords views across

Views from the lower lying farmland are less

the northern half of the study area. The single

extensive, foreshortened by woodland and treed

footpath that runs through the northern half of the

hedgerows.

study area has short and medium range views
across the area limited by topography, woodland

Views from within the concept area: views from

copses and hedgerows.

the limited footpath network are described
above.

Views from the east: There are views into the
fields south of the business park from Tilburstow
Hill Road, footpaths further are located in a small
scale landscape with mature hedgerows which
preclude views to the west. There are no views
from South Godstone or from Lagham Manor.
Views from the south: Anglefield corner

is

enclosed by woodland and a well-developed
boundary hedgerow structure. There are few
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Figure 4: Visual Analysis Plan
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Figure 5: Photolocation Plan
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Photograph 1: Views east from Oatwood Lane.

Photograph 3: Views east towards Lambs Business Park from public footpath.

Photograph 2: Views towards Lambs Business Park from elevated public footpath.
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Photograph 4: View across western clay pits in Lambs Business Park.

Photograph 5: View of restoration and recycling work within Lambs Business Park.
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Photograph 6: View of eastern end of Lambs
Business Park.
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Photograph 7: View west along Terracotta Road
towards Lambs Business Park.

Photograph 9: View south-west across study area from
Tilburstow Hill Road.
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Photograph 8: View west from Tilburstow Hill Road.

Photograph 10: View of rising ground towards Anglefield
Corner from Tilburstow Hill Road.
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Lambs Business Park Concept Area - Constraints and Opportunities.

Lambs Business Park
A. Landscape

north

1. Wooded ridge and railway corrid
north.
2. Elevated rural views to the north

Figure 6: Constraints and Opportunities
Lambs Business Park

B1.

3. Views across northern study are
Greensand way.

A. Landscape

4. No views to south Godstone.

5. Ancienttowoodland within study ar
1. Wooded ridge and railway corridor
north.
6. No views from Anglefield Corner.
2. Elevated rural views to the north.

A3.

7. Wider wooded enclosure.

3. Views across northern study area from
8. Lagham Manor.
Greensand way.
9. Oakhurst Court.
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7.4 CONSTRAINTS AND OPPORTUNITIES FOR DEVELOPMENT
Constraints to development

are likely to be incompatible with residential

There are very few listed buildings in the area

The landscape across the northern part of the

development.

and sensitive assets such as Lagham Manor

study area is within the current Area of Great

and South Park are located beyond significant

Landscape Value and also provides the setting

The new settlement would be removed from

features in the study area such as the railway

to the Surrey Hills AONB. It is visually and

the primary road and rail network. It would

and A22 corridor.

physically constrained as designated landscape

not be directly served by a railway station and

and unlikely to have the capacity to accommodate

the siding at the business park is unlikely to

substantial development.

provide access to the main line services. There
is however access to railway stations at South

The southern half of the study area is substantially

Godstone and Lingfield, (3.5 and 7.4km from

rural in character but lacks complex topography.

the Business Park respectively) both of which

The landscape is a relatively uniform parcel of

have car parking. The Business Park would not

agricultural land where there are no obvious

provide existing facilities or infrastructure as a

or significant landscape features which could

basis for a new village centre.

form the basis of robust settlement boundaries.
There is no road network or substantial or robust

The principal access for a new settlement would

landscape features to the east or west of the

be limited to the relatively narrow, rural road that

study area. Birchen Coppice which is an Ancient

runs adjacent to the eastern border, linking to the

Woodland and would be better located away

A22 1.6km to the south-east of the study area.

from potential development areas.

The existing road is contained by hedgerows and
narrow verges, with no footways and is likely to

The railway line is a defining feature in the

be unsuitable for pedestrians.

landscape, to the north, but the line runs into
the Bletchingley Tunnel to the west of the

Opportunities for development

study area removing the line as a constraint to

The southern half of the study area is

development. The rising land close to Anglefield

undesignated

Corner is detached from the Lambs Business

contained in the wider landscape. There is

Park and would not form the basis for a southern

visual separation between South Godstone and

boundary to the settlement. Land uses close

the study area and with Anglefield Corner.

landscape

relatively

well-

to the business park, such as oil production,
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Residential Area

Village Centre (9.

Public Open Spac

7.5 CONCEPT AREA ASSESSMENT
Figure 7: Concept areas
The study area has sufficient open agricultural
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land to provide a potential new settlement with

Concept Area

approximately 69ha of residential land and open

Potential Residential Area (69ha)

space in excess of 66ha. There are however

Village Centre (10ha)

significant constraints on the land, most notably
the lack of infrastructure, road and rail access

Public Open Space (& SUDS) (66ha)

and the potential to link to existing facilities. The
landscape constraints to development are limited
but the uniform nature of the landscape provides
no obvious or robust landscape features that
could form the basis for long term settlement
boundaries to development.
Access to the primary road network is relatively
distant and the new settlement would need
to utilise the existing rural road network. Rail
services would not be easily accessible and
there are limited bus services. There are limited
links to the wider footpath network.
Further expansion, in the longer term, would
be inappropriate in the surrounding landscape
due to wholly rural character and the scale and
sensitivity of the local landscape. Land to the
north is elevated and exposed and provides the
setting to the AONB. Limited expansion to the
east could lead to coalescence between CLIENT:
the new
settlement and South Godstone.

Tandridge District Council
PROJECT:
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Overall the concept area has a low potential

the development of a new settlement.
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South Godstone

Landscape and Visual Assessment
for an extended settlement.
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9.1 LANDSCAPE CONTEXT160m
Figure 1: The Study area
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Reigate. The A22 corridor runs through South
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the north. The village has a railway station on
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the Redhill to Tonbridge line with links to London
130m
(Victoria) and Kent. There is also a station 6km to
the south-east at Lingfield. Within the study area
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there is a limited rural road network, the main
120m
routes north-south being Tilburstow Hill Road
and Tandridge Lane linked to the north of the
village by Hart’s Lane and Miller Lane. There are
isolated pockets of settlement and employment
associated with Tilburstow Hill Road. Elsewhere
settlement is limited to individual farmsteads
and single dwellings. The local landscape, to
the south of the railway, is served by a wide
spread public footpath network. To the north of
the village the Greensand Way follows the high
ground on Tilburstow Hill and Brakey Hill on the
southern edge of the Surrey Hills AONB.
There is high ground to the north-west, outside
the study area, which forms theCLIENT:
southern
extension of the Greensand Hills. TheTandridge
village ofDistrict Council
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and Bradford Wood and Crowhurst at Ashen

Plantations. A more defined ridge of high ground
lies between the study area and the village of
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Blindley Heath to the south
Figure 2: Landscape Character Type.

Wooded
Greensand ridge.

The landscape of the study area is characterised
Medium
medium to large scale mixed agricultural
scalebymixed
agricultural
farmland, with a hedgerow network providing a
land
varying
degree of enclosure. To the north and
semiwest there is a greater sense of enclosure as
open.

Settlement.

compared to landscape south and east of the
railway which is more open in character. The high

Medium/ large scale
mixed agricultural land,
- semi-open.
Large scale arable
land with woodland.

Wooded
Medium scale
mixedridge.
pastoral
agricultural land,
- semi-enclosed.

ground and associated woodland (the wooded
greensand ridge) provides elevated views across
the landscape to the south, but little sense of
containment to the study area. Woodland, often in
association with localised high ground, provides
a degree of enclosure in the landscape. Riparian
woodland and a strong hedgerow network follow

Small/ medium
scale, hedged
Settlement.
landscape - enclosed.

Gibbs Brook which flows south and east through
the northern quarter of the study area.
South Godstone is a compact village with welldefined boundaries to the existing settlement,

Medium/ small
scale pastural
land,- enclosed.

located on the western border of the study area.

Ray flood plain.

Medium scale mix
agricultural land,
- enclosed.

Medium/ large scale mixed agricultural
land, - semi-open.

The village has a school, church and limited
retail and employment premises. The village
is focussed on the A22 corridor which runs
through the centre of the settlement. The railway

.

Medium/ large scale agricultural
land, - semi-open.
Settlement.
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presents a strong east-west barrier to transport
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Figure 3: Landscape Analysis Plan
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9.2 SITE LANDSCAPE
South Godstone is confined to the south by the

Lagham Manor is a Grade 2* listed building. The

Tonbridge to Redhill railway line and a linear

present Jacobean house was built in 1662 on the

block of Ancient Woodland to the west, close to

same site as the original manor house and using

Stanstead House. To the north, the settlement

much of the original stone. Oasthouses, and

boundary sits on the edge of a marked valley

a brew house have since been added and are

feature which forms the rural setting to the village.

Grade 2 listed buildings. The manor is encircled

The existing village edge is largely contained

by a moat which pre-dates the buildings, the

by a well-developed soft landscape edge

earthworks being constructed in the mid-

which extends around the eastern edge of the

thirteenth century; the Moat is a scheduled

village and includes the recreation ground and

monument. Lagham Manor was set within a

sports pitches. Land to the west of the village is

380 acre deer park, the Park Pale or boundary

located in the current Area of Great Landscape

fence, in part constructed as a ditch and bank,

Value (AGLV) and has a network of permissive

is evident around South Godstone and is most

footpaths crossing the fields.

prominent in Bradford Wood. Posterngate Farm
shows evidence of an entrance to the original

To the south of the railway, high ground south

park. The deer park is currently an arable and

of Lagham Manor encloses a substantial parcel

pastoral landscape, which is undesignated as an

of agricultural land. This largely inward looking

historical feature or landscape.

landscape runs from the A22 east to Tandridge
Lane adjacent to Lagham Lodge Farm. Large

The land uses in the study area are primarily

blocks of woodland around Lagham Manor and

arable and pastoral agriculture, with pockets of

to the south of the high ground, Bradford Wood,

woodland and some established employment

provide additional enclosure to the area. Public

and recreational land uses. The employment

footpaths follow the ridgeline of the high ground

is focussed on the A22 in South Godstone but

to the south and cross the land to the north. A

there are a number of employment sites south of

pedestrian underpass, centrally located between

the railway on the A22. Further west there is the

the A22 and Tandridge Lane, provides access

Lambs Business Park accessed off Tilburstow

and footpath links to the public rights of way

Hill Road. Other land uses include the RSPCA

to the north and an informal link to the village

centre south of the village.

playing fields to the north-west.
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9.3 VISUAL BASELINE
views to the south, towards the village. Further

contained by the topography. A further footpath

primarily

south beyond the railway line the more defined

runs east-west along the ridgeline of the high

considers the existing visibility of the central

ridge at Bradford Wood contains views from the

ground. The north facing slopes afford open

area of the study area which lies between Hays

south-east.

views of the land between the ridge and the

The

visual

baseline

assessment

Bridge Farm in the south-west and Byers Wood

railway, with occasional views further north to

in the north. The assessment considers the area

Views from the south: The high ground lying

the Greensand Hills. South Godstone village is

as a whole, and informs the location and extent

between the A22 and Tandridge Lane precludes

screened from view.

of any potential development within the study

views of land immediately south of the railway

area.

and South Godstone. The containment is
reinforced by the treed character of the Park

Views from the north: The landscape to the

Pale and Bradford Wood which sit to the south

north-west of the study area is elevated and

of the ridgeline.

substantially wooded. The Greensand Way runs
along the southern edge of the high ground

Views from the west: The landscape to the

and affords views across the landscape to the

west of the A22 corridor is substantially more

south. South Godstone is well contained by the

treed and retains a mature and intact hedgerow

surrounding hedgerows and woodlands such

framework. Tilburstow Hill Road and footpaths

that the rural outlook from the Greensand Way is

leading to the A22 are located within the treed

not noticeably affected by the settlement. Land

landscape which precludes most views into the

to the south of the railway is largely screened

land east of the A22 corridor.

from view by the wooded railway corridor. Land
to the north and west of the village is open to

Views from within the concept area: There is one

view from the Greensand Way.

public footpath that runs across land east of the

Views from the A22 include the rural setting to

village, intervening hedgerows screen the village

the village south of Posterngate Farm

and immediate setting from view. To the south
of the railway there are three footpaths which

Views from the east: Views east of Tandridge

cross the concept area and provide open views

Lane do not include the existing settlement

of much of the land enclosed by high ground

or land within the Park Pale. The minor ridge

to the south. Views north are contained by the

running east-west parallel to Miles Lane contains

wooded railway embankments, views south are
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Figure 4: Visual Analysis Plan
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Figure 5: Photolocation Plan
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Photograph 1: View from the Greensand Way within AONB.

Photograph 2: View south towards South Godstone
from the A22.

Photograph 3: View west across study area from A22, north of the village.
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Photograph 4: View east from A22 north of the village, South Godstone is on the horizon.

Photograph 5: View east from A22 south of the village.
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Photograph 4 continued.

Photograph 5 continued: View south along A22, south of the railway. Lagham Manor is within the
woodland.
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Photograph 6: View north on A22 south of the village.
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Photograph 7: View north from public footpath across land south of the railway.

Photograph 8: View west across study area south of the railway.
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Photograph 7 continued.

Photograph 9: View east across study area south of the railway.
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Photograph 10: View east from public footpath towards Lagham Lodge farm.
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Photograph 11: View north along Tandridge Lane.
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th Godstone Concept Area - Constraints and Opportunities.
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Figure 6: Constraints and Opportunities
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9.4 OPPORTUNITIES AND CONSTRAINTS FOR DEVELOPMENT
remaining hedgerows could form a basis for the
Opportunities for development

structuring of land parcels for residential and

Currently Lagham Manor and its Moat are set

There is a substantial area of land contained by

open space land uses.

within a heavily wooded setting. However the

the railway and high ground to the south of the

buildings, moat and historic connections with

existing village. The high ground to the south,

Land to the north of the study area is open and

the surrounding land are a significant constraint

together with the large block of woodland on its

exposed and forms the setting to the village, to

to development and the setting of these assets

south facing slopes, could provide a substantial

accommodate the required residential area south

needs detailed consideration. The wider setting

and robust landscape feature which could form

of the railway this land would be required for open

and the context of the Park Pale and historic

the basis of an extension boundary for future

space land uses. There could be pedestrian

deer park should be considered alongside the

development.

access to this land under the railway. Using the

potential land uses.

Park Pale as a northern boundary would assist
The A22 corridor would provide a logical

the definition of Park Pale as a landscape feature

There are areas of Ancient woodland within the

boundary to development to the west of the study

providing a distinction between proposed land

potential development area which may become

area, the small scale and contained landscape

uses.

isolated. Linkage with outlying woodland would

beyond the road would not be suitable for further

need further consideration.

development. To the east the treed character

The land south of the railway is adjacent to a

of Tandridge Lane in association with the high

railway station and bus services. Tandridge lane

The site frontage onto the A22 is constrained

ground around Lagham Lodge Farm, could

provides an additional north-south link to the A22

by the containing topography and the location

provide a robust edge to new development south

corridor. A potential pedestrian link is available

of Lagham Manor to the south and the railway

of the railway line.

through the centre of the site. There are existing

bridge to the north.

services and infrastructure in South Godstone.
The landscape character area within the study
area, south of the railway is undesignated

Constraints to development

landscape. It is well contained in the wider

The railway segregates the existing village from

landscape, by high ground to the south and

any proposed extension to the settlement to

the wooded character of the railway line to the

the south. Access to, and permeability with, the

north. The internal landscape structure is limited

existing village would be limited to two or three

with a poorly defined hedgerow structure. There

points along the railway corridor. Services and

are small blocks of woodland within the site

retail opportunities would need to be developed

(some Ancient Woodland) which along with the

in separate local centres
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9.5 CONCEPT AREA ASSESSMENT
Site Access
Figure 7: Concept areas
The study area could provide a potential
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Concept Area.
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landscape
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development and a local centre would potentially
Village Centre (10ha)
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Public Open Space (& SUDS) (70ha)

south of the railway and potentially impinge upon
the setting of the listed building and scheduled
monument at Lagham Manor. A smaller urban
extension

may

be

appropriate

subject

to

constraints being dealt with satisfactorily. Land
for open space use could be accommodated
outside the southern area, within the Park Pale
to the north of the railway and to the south-west
of Lagham Manor.
Whilst there are opportunities to make use of
the existing rail, bus and road links at South
Godstone there are very limited opportunities to
develop existing retail or employment centres.
A new urban extension would be a largely
stand-alone development.

Further expansion

in the longer term would be inappropriate in the
surrounding landscape due to the sensitivity and
scale of the local landscape.
Overall the concept area has a moderate
potential to provide an extension to the
existing
CLIENT:
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APPENDIX E
ASSESSMENT METHODOLOGY

A202-RE-01_LB

Assessing contribution to Green Belt purposes
An area’s contribution to Green Belt purposes can be High, Moderate or Low.
Table 1: Contribution to Green Belt purposes

Contribution to
Green Belt
Purposes

Description

High

Where the area demonstrably makes a contribution to the Green Belt purpose in a
clear and obvious way

Moderate

Where the area makes a contribution to the Green Belt purpose but to a lesser extent

Low

Where the area makes an insignificant contribution to the Green Belt purpose

Assessing landscape value
The value attached to a landscape is assessed using the criteria set out in Table 2. This is based on, and takes into
account, whether the area in question is covered by a landscape designation at a national, regional or local level.
Good practice guidance states that undesignated landscapes and townscapes can, under certain circumstances,
have value which should be judged drawing upon the following criteria1:







Landscape, or townscape, quality (condition) and scenic quality;
Rarity and representativeness – presence of a rare or important element or feature;
Conservation interest – presence of wildlife, earth science or archaeology or historical and cultural
interest;
Recreation value;
Perceptual aspects – notably wildness and/or tranquillity; and
Associations ‐ with people or events that contribute to perceptions of natural beauty.

Table 2: Landscape Value Descriptors

Value

Typical criteria

Exceptional

A landscape in excellent condition; of high
importance, rarity and high scenic quality.
No potential for substitution

High

A landscape in very good condition; of
high importance, rarity and good scenic
quality. Limited potential for substitution

Medium

A landscape in generally good condition;
with moderate importance and scenic
quality. Limited potential for substitution.

Low

A degraded landscape in poor condition
and no scenic quality and low importance

Typical scale
of
Importance/
rarity

Typical examples

International

World Heritage Site

National,
Regional,
Local

National Park, Area of
Outstanding Natural Beauty,
Special Landscape Area
Conservation Area

Regional,
Local

Undesignated but valued
perhaps expressed through non‐
official publications or
demonstrable use

Local

Areas identified as having some
redeeming feature or features

and possibly identified for
improvement
A landscape in poor condition with no
scenic quality and importance.
Considerable potential for substitution.

Poor

Local

Areas identified for
improvement / recovery

Visual assessment
The baseline assessment of visual effects establishes the area in which the proposals may be visible, the different
groups of people who may experience views of it and the nature of these views.
The following criteria are used to inform the identification of visual receptors:








Public viewpoints;
Public highways;
Heritage features;
Open spaces;
Where the development might be prominent, or visible from concentrations of residential properties;
Places where people work; and
Any other sensitive receptors.

The evaluation of the visual receptors takes into account the following:





Type and relative numbers of people, and their occupation or activity;
Location, nature and characteristics;
Nature, composition and characteristics of the view (including directions); and
Elements which may interrupt, filter or otherwise influence the view.

The value attached to the visual receptors is based upon the criteria set out in Table 3. This considers:


Existing recognition of the value of the view (through identification under a designated heritage asset,
or through planning policy); and
Indicators of the value attached to views by visitors (through identification in guidebooks or on tourist
maps, and reference in literature and art).



Table 3: Visual Receptor Value Descriptors

Value

Typical criteria

Exceptional

Where views are of a highly exceptional nature, of high value, often within, towards or across
a landscape with a national designation or heritage assets.

High

Where the views have a generally high scenic value. The view may be within, from or towards
a designated area but there may be some incongruous features or elements within in the
view.

Medium

A view of scenic value, with moderate local importance and scenic quality. Limited potential
for substitution of some elements within the view.

Low

A view of no intrinsic merit with low to moderate local scenic quality and importance.
Considerable potential for substitution of some elements in the view.

Poor

A view which is unsightly and of low importance. Considerable potential for substitution of
some or all elements in the view.

Sensitivity of Receptor
To identify the sensitivity of a landscape or visual receptor, the following factors are considered:


Value (as set out in Tables 2 and 3 above); and



Susceptibility to change (as set out in Tables 4 and 5 below)

Table 4: Landscape Receptor Susceptibility of Change to the proposals

Susceptibility
to change

Typical Criteria

High

An area possessing particularly distinctive landscape elements, characteristics or sense
of place, and few landscape detractors. A landscape with limited tolerance to change of
the type proposed.

Medium

An area with some distinctive landscape elements, characteristics, or clearly defined
sense of place, but with some landscape detractors. A landscape which is partially
tolerant to change of the type proposed.

Low

An area with recognisable landscape character, but few distinctive landscape elements,
characteristics, and some, or a number of landscape detractors. The landscape is
tolerant of some change of the type proposed OR the area is separated by distance or
features and has little or no direct relationship with the site/and or development.

Very Low

An area with limited or no distinctive landscape elements, characteristics, or weak sense
of place, and many landscape detractors. An area that is tolerant of substantial change of
the type proposed OR the area is separated by distance or features and has no direct
relationship with the site/and or development.

Table 5: Visual Receptor Susceptibility of Change to the development

Susceptibility
to change

Typical Criteria

High

People engaged in outdoor recreation activity such as using public rights of way whose
attention is likely to be focused on the landscape or on particular views.
Visitors to heritage assets or visitor attractions where views of the landscape or
surroundings are an important part of the experience.
Residents at home or using their gardens, or where views contribute to the landscape
setting of a residential area.

Medium

People visiting retail outlets or other destinations as a leisure activity, or at a place of
work, where the views to the landscape or surroundings are part of the experience OR
where the receptor, normally categorised as High is located in an area of poor scenic
value where the views to the surrounding area are unlikely to be the main focus of
attention (e.g. walking routes to work).

Low

People engaged in outdoor sport or recreation that does not depend on an appreciation
of the view.
People travelling by road or rail (unless the route is specifically identified for its views).
People at work or in a workplace or a place of education where the views to the
landscape or surroundings are not important.

The matrix shown in Table 6 broadly demonstrates how sensitivity is determined through combining the value
with susceptibility to change.
Table 6: Sensitivity of Landscape and Visual Receptors Matrix

Value

1

Susceptibility to Change
High

Medium

Low/ Very Low

Exceptional / High

High

High

Medium

Medium

High

Medium

Low

Low to poor

Medium

Low

Low
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