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Effingham Neighbourhood Plan 2016: Statement outlining site selection process

1. Introduction to the process
One of the primary powers accorded to neighbourhood planning teams is that to
evaluate and allocate sites for residential development to meet the local needs
of the community. When results of the Housing Requirements Survey conducted
in October - December 2013 indicated a need for specific types of homes within
the parish, the working groups were tasked with developing a process to
evaluate how to select the most appropriate sites for development for allocation
within the Neighbourhood Plan. This statement summarises the key aspects of
that process, the sites selected and the reasons for their inclusion within the
Plan.

2. Guiding Principles
Our Neighbourhood Development Plan seeks to promote a sustainable plan,
balancing the needs of residents and businesses with conservation of an historic,
rural landscape & environment.
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3. The key dimensions of the process
There were four key dimensions to the process:
a. Identification of sites
b. Evaluation process for selecting sites
i. Stage one screeening
ii. Stage two detailed evaluation against agreed criteria
c. Community engagement within the site selection process

Identification of sites
The start point for identification of sites was the evidence base for Guildford’s Local Plan.
Guildford Borough Council identified a small number of sites in Effingham via their ‘Call for Sites.’
The sites were included within the SHLA (Strategic Housing Land Availability Assessment)
published in 2014. The Neighbourhood Plan team included these sites within their initial search
for sites.
These sites were:
• The Church Street Site
• The land at Effingham Lodge Farm
• Browns Field
• The Howard of Effingham school premises
• Land at ‘The Yard’ Window business on A246
The above sites were highlighted at a Public Meeting on March 14th and a further ‘Call for sites,’
was made at that meeting. Following this meeting a number of residents brought forward
potential sites, and Effingham Residents Association (EFFRA) challenged the process in the belief
that the number of sites was too limited. A consultation meeting was subsequently held with the
EFFRA committee where an additional 8 sites were put forward by the Resident Association:
• The Sir Douglas Haig Public House
• Colets Piling Business premises
• The British Legion buildings
• TW White Car sales
• Grove House Field
• Paddock at North side of Orestan Lane
• Paddock at South side of Orestan Lane (also subsequently put forward by owners)
• Lyon’s Field (Effingham Common Road) (also subsequently put forward by owners)
In addition the following sites came forward in the following weeks:
• Land at Orchard Walls (By owners)
• Leewood Park (By the agent for the owners)
• The Beech Avenue Gap (By owners)
• Norwood Road Car Park (Resident suggestion)
• Chapel Hill Cottage (By owner)
• Bungalow at Norwood Road (Resident suggestion)
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A final site emerged as part of the updated emerging plan in April 2016 . ‘The Barn’ was therefore
added to the list of potetnial sites and evaluated accordingly. Twenty sites in total were identified
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Evaluation of sites
The Neighbourhood Plan group met with GBC officers to discuss the process by which sites would be
evaluated. GBC indicated that their approach usually included an early screening of sites before a more
rigorous evaluation. They advised that EPC take a similar approach. EPC also reviewed best practice from the
Locality website, taking on board the learning from other emerging neighbourhood plans.
A two stage approach was developed.
1. An intial screening to identify sites that did not appear to meet the core criteria for the plan.
2. A more detailed analysis of remaining sites against a strict set of criteria where sites could be scored to
provide a ranking of all sites.
It was important that both steps could be replicated to allow the process to be scrutinised by the community
and to allow residents the opportunity to participate in site selection workshops.

Stage One: Showstoppers.
In consultation with GBC the following questions were devised as criteria for ‘showstoppers’ – a series of Yes /
No questions designed to separate out sites that were clearly out of scope for the plan.

Show stoppers:
1.Is this site available and deliverable within the period of
the plan?
2.Is the site currently a community or heritage asset?
3.Is the site housing a viable business / site of
employment which would be lost through residential
development of the site.
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Sites that were not taken beyond screening are summarised below along with the primary reason for not
taking forward to the full evaluation.
• The Sir Douglas Haig Pub: Not taken forward as it was judged to be a community asset, place of
employment and a conversation with the current managers confirmed that there were no plans to
close the facility and indeed recent investment in renovation and refurbishment was working well.
This site was therefore not taken forward.
• Colets piling: Not taken forward because it is recognized as an ongoing business that provides much of
the specialist foundation services for the local area.
• The British Legion: Not taken forward as this facility is actively marketing its services and is a much
used facility in the village.
• TW White Car sales: Not taken forward as place of employment with recent substantial investment.
• Norwood Road Car Park: Much needed community facility serving local shops and residents around
Norwood Road. Not taken forward.
• Chapel Hill cottage – reviewed but unlikely to be deliverable within the timescale of the plan. Not
taken forward.
• Bungalow at Norwood Road: Not taken forward as deliverability unknown. Potential windfall site.
• The Howard of Effingham School. A key community asset. At the meeting on 14th March, residents
opposed relocation of the school but were supportive of redevelopment on the current school site.
• Browns Field: Not taken forward as this is a community facility used for mini rugby at weekends and a
school playing field through the week.

Stage Two: Detailed Evaluation against agreed selected criteria
For those sites taken to the second stage of evaluation a detailed set of criteria was developed, against which
sites could be individually scored and then compared.

Site Selection Criteria:
1.Impact on Green Belt: To what extent was the site
appropriate for development within Green Belt according
to Par 89 of the NPPF. (Impact on openness /
classification as Previously Developed Land / Allowable
Infill)
2.Impact on Wildlife corridors identified within the NP.
3.Impact on Conservation Area & Heritage Assets.
4.Impact on Infrastructure .
5.Risk of flooding /geological constraints.
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The selection criteria was based upon discussions with GBC, review of emerging best practice, consideration
of the constraints placed upon the parish as a village ‘washed over by Green Belt’, and consultation with the
local community.
The Green Belt status of the village is a key consideration, and places a significant constraint upon site
selection. Only those sites that can be considered appropriate under paragraph 89 of the NPPF, and Strategic
Policy RE2 and RE3 of the 2003 Local Plan, should be considered for development unless ‘very special
circumstances,’ can be proven. The NPPF also places great weight on sustainability, thus infrastructure,
wildlife, heritage & geology were also key considerations.
Where details were held, landowners were invited to a meeting with representatives of the parish council and
EFFRA to discuss their plans and the details pertaining to the site. Details were collected on each site and used
in the review of sites, which contributed to the final sites proposed within the plan.
The local community was consulted on the approach to be taken in an online survey with the Community
Consultation Group. The conclusions from this survey are summarised below. Full details are included within
the appendices to this document.
Strong support was expressed for seeking sites that are currently ‘built on,’ limit impact on key roads, have
minimal impact on views, wildlife corridors and green approaches to the village and a balance of sites to avoid
over crowding of the current settlement / Conservation Area, to ensure a measure of protection for these
areas without making them sacrosanct. In essence, the group wanted to avoid a mix whereby all sites are
either within the heart of the village, or at the edges of existing settlement. These considerations were
reflected in the detailed screening process decided upon for the site screening exercise.
After discussion and following a meeting with EFFRA , it was decided that weightings should be applied to the
criteria. Effectively a scoring system that allocated a maximum of 100 points was developed, with the
following points allocated to each criterion:
• Importance to purposes of Green Belt and consistency with Para. 89 NPPF = 20pts
• Impact on wildlife corridors = 20pts
• Impact on Conservation Area, Heritage & Archeology = 15pts
• Allocation of points for status as Previously Developed Land = 20pts
• Risk of flooding, local geology = 10pts
• Impact on Roads, infrastructure concerns 15pts
The Neighbourhood Planning Team believed that this approach was a viable and comprehensive approach
that would allow the process to be replicated in workshops to allow all members of the Effingham community
to contribute to the site selection process.
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The criteria detailed above were used in several reviews of the sites,
covered in ‘Engagement with the community,’ in the next section.
Sites considered under detailed evaluation:
1.Orchard Walls
2.Effingham Lodge Farm
3.Church St site
4.Lyons Field
5.Leewood Park
6.Orestan Lane North
7.Orestan Lane South
8.Grove Field
9.Beech Avenue Gap
10.The Barn

Community engagement in site selection
There were several stages in the scoring of sites within the process.
1. The Neighbourhood Plan Team (initially the Village Plan Steering Group of parish councillors, and
subsequently the Effingham Neighbourhood Plan Advisory Group of parish councillors and volunteer
residents) , tested the approach having compiled an evidence base of detailed information for each of
the sites. Using detailed information covering:
•

Local Planning context and land designations (inclusing proximity to SPA, SNCI, SSSI, AONB)

•

Location of the site in terms of proximity to settlement, Conservation Areas and Heritage assets

•

Location of the site relative to the identified wildlife corridors and known habitats for protected
species

•

Proximity to flood risk areas, spring lines and the local geology of the site.

This information was reviewed for each site and then each site was scored individually. The results were
subsequently shared at public meetings and with resident organisations.
2. Housing Site Allocation Workshops took place on February 12th 2016. All members of the community
were invited to participate via a leaflet delivered to all residents inviting them to participate in the
sessions. 40 residents participated in two 3.5 hour workshops in which all the evidence was shared
and residents were invited to review the facts, score sites individually, challenge and question the
Neighbourhood Planning team, and review the results as a group. The results were consistent with
earlier results in terms of the leading candidates for site selection. Full results are covered in the next
section and attached in the appendices to this statement.
3. The Effingham Neighbourhood Plan Advisory Group reviewed the results from workshops and
rescored all sites again before confirming the candidate list of sites. This process was subsequently
8
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repeated when the revised draft of the Guildford Local Plan was published in which part of the village
was inset and another site (‘The Barn’) identified in Guildford’s Land Availability Assessment 2016,
within the inset area. This review updated the criteria with an additional 20pts allocated to sites sitting
within the inset boundary for Effingham proposed in the Emerging Local Plan. Taking the Emerging
Local Plan into account, four sites were identifed as potential candidates for allocation in the plan and
these are shown on the map below, along with a further site (SA5) brought forward as an existing
approved planning application.

•
9

Results of the Housing Site Selection Process
ENPAG reviewed all the outputs of site selection meetings at a meeting on 11th April 2016.
Although there was some discussion of whether there should be separate scoring based on whether or not a
site was in high sensitivity green belt as determined by the ‘Green Belt and Countryside Study’ within the
evidence base of the Emerging Guildford Local Plan., this was felt to over-complicate the process. As most of
the area sits within high sensitivity Green Belt, the key issue was compliance with national and local plan
policies governing development on Green Belt land.
‘The Yard’ was rescored considering the recent planning application for five one-bedroom flats with retention
of shop that lifted the site out of the danger to community employment bracket under which it had previously
been rejected.
Sites in order of score out of max 120:
Orchard Walls

115

The Yard

113

The Barn

77

Church St Field

75

ELF West (PDL)

73

Lyons Field

53

Beech Avenue Gap

41

Grove Field

29

Leewood Park

26

Orestan South paddock

14

ELF (whole site)

13

Orestan North paddock
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It was agreed that the top five sites should be taken forward in the draft Neighbourhood Plan. Remaining sites
were not considered strong enough to take forward as usage was significantly constrained by multiple
planning factors.
All sites considered under this stage of the process are detailed below, together with the key considerations
leading to their inclusion or rejection from the Neighbourhood Plan.
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Site 3: The Yard, Guildford Road/Norwood Road

© Crown Copyright License No100019625. 2015

Site Area:

0.04 hectares

Current land use

Window showroom and business

Suggested by:

Included in GBC SHLAA 2014

Availability:

Unknown

Ownership

N/A

Special Protection Area

Lies within the SPA 5km – 7km zone. Small site, SANG mitigation unlikely to
be necessary for residential development.

SHOWSTOPPERS

Is this a showstopper?

1. Proximity to settlement
area:

NO – Inside settlement area

2. Valued community asset or
facility?

NO

3. Existing and viable place of
employment or business

YES

FIRST STAGE

Reconsider if shop retained

11

ASSESSMENT CRITERIA
Previously developed
land

Your comments
This is site is currently brownfield and includes a small business operating
from the lower floors

Outside of CA and redevelopment will not impact greater than current .
Impact on
Conservation Area and No significant listed buildings in close proximity
Heritage Assets

Impact on Green Belt

Your Score

20 / 20

20 /20

Nil – already stands within high-density area of the village. No greater
than current.

20 / 20
Access and impact on
traffic and congestion
hotspots

Impact on wildlife

ENPAG members scores ranged from 5 to 8, average 7.
Development will bring additional support to local shops but
will also add to car parking congestion in the area.

7 /15

Not greater than current

15 / 15
Geology and flooding

Chalk base and no local history of flooding

10 /10
RECOMMENDATION

Include within NP as site allocation.

93/ 100
RESCORED

12

Inset from GB in Emerging Local Plan? YES, +20

113 / 120
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Site 7: Leewood Park, Effingham Common Road

© Crown Copyright License No100019625. 2015

Site Area:

Approx. 9.06 hectares

Current land use

Agricultural, currently used for grazing

Suggested by:

Agents for landowners

Availability:

Available – offered to Neighbourhood Plan

Ownership

An overseas property company, represented in the UK by Edwards Covell
Architecture and Planning (ECA)

Special Protection Area

Lies within the SPA 5km – 7km zone. SANG mitigation might be needed for
residential development.

SHOWSTOPPERS

Is this a showstopper?

1. Proximity to
settlement area:

NO - adjoining settlement area

2. Valued community
asset or facility?

NO

3. Existing and viable
place of employment
or business

NO

FIRST STAGE

Proceed to second stage screening
13

2ndSTAGE

Do not progress

26/100

Previously developed
land

No – 100% open agricultural land

0 / 20

Impact on
Conservation Area,
Heritage Assets and
Archeology

Not within the Conservation Area, but close to it and provides a
green approach. A large number of units would have a big impact
on setting of Conservation Area. Backs on to Ancient Woodland.

10 /20

Impact on purpose of
Green Belt and
residential amenity

This land serves purposes of Green Belt by preventing sprawl of
built-up area, restricting development to the north of the
settlement, safeguarding countryside from encroachment, and
preserving the setting of the village’s Conservation Area.
Development of this land would have a significant impact on the
core purposes of the Green Belt.

2 / 20

‘Green Belt and Countryside Study’ stated the land was a
‘settlement gateway’ and should not be developed.
There is existing development on just one side of this land, except
for a small strip of development along Effingham Common Road to
the east.
Development here would mean significant loss of views and
amenity for residents of adjoining properties on Leewood Way.
Access and impact on
traffic and congestion
hotspots

The site would feed directly onto the Effingham Common Road and
has some impact on the traffic hot spots of mini-roundabouts and
Effingham Junction, proportionate to the scale of development.

7.7/15

Impact on wildlife

Provides a wildlife area from Great Ridings Wood to open land of
Effingham Lodge Farm and Thornet Wood.

4 / 15

Geology and flooding

Situated on London Clay (Clay, Sand & Silt) and is known for issues
with subsidence and drainage. In a study of subsidence claims,
related to shrink-swell clays, the London Clay is described as ‘the
most commonly encountered problem soil’ (Crilly 2001). The site
also sits close to a ‘tongue’ of especially unstable mix of sand,
gravel and clay, running through the paddocks at Lower Road, the
top of Leewood Way and Leewood Park field, linking to Effingham
Common to the north and Bookham Commons to the east. It
scores poorly on this criterion

2.1/10

RECOMMENDATION

NOT SUITABLE FOR RESIDENTIAL DEVLOPMENT

25.8

Greenfield land (with development on just one side), serving the
purposes of the Green Belt and a settlement gateway.

/ 100

Inset from GB in Emerging Local Plan? NO, + 0

26 / 120

RESCORED
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Site 8: Lyons Field, Effingham Common Road

© Crown Copyright Licence No100019625. 2015

Site Area:

Approx. 0.55 hectares

Current land use

Agricultural, currently unused

Suggested by:

Landowners

Availability:

Available – offered to Neighbourhood Plan

Ownership

Effingham Residents Company Ltd (Directors Andrew Bedford & Mark
Jennings)

Special Protection Area

Northern half lies within the SPA 5 km zone. Development of more than 9
homes here would require mitigation.
Southern half lies within the SPA 5km – 7km zone. SANG mitigation might
be needed for residential development on this part of the site.

SHOWSTOPPERS

Is this a showstopper?

1. Proximity to settlement
area:

NO - Adjoining settlement area to the west.

2. Valued community asset
or facility?

NO

15

3. Existing / viable place of
employment or business

NO

FIRST STAGE

Proceed to second stage screening

2ND STAGE

INITIALLY INCLUDED, BUT REPLACED BY THE BARN POST EMERGING
PLAN

ASSESSMENT
CRITERIA

Score

Previously developed 100% undeveloped land
land

0 /20

Impact on
Conservation Area,
Heritage Assets and
Archaeology

Adjoins the Conservation Area, close to the Lutyens building, and is in
close proximity to an area of high archaeological value. A small number
of units here would have some limited impact.

14.3 /
20

Impact on purpose
of Green Belt and
residential amenity

Although Green Field, this site sits on the edge of the current settlement 13.4 /
and is surrounded on 3 sides by buildings, with a school playing field on 20
the eastern side. It therefore potentially meets the requirements of
NPPF para 89 (limited infilling in villages), as it is felt to sit within the
perceived settlement area of the village.
There will be some impact on the residential amenity of one
neighbouring property to the north.

Access and impact
on traffic and
congestion hotspots

The site has direct access to the Effingham Common Road, although it
would share access or lie in close proximity with the school car park that
might lead to congestion around the school at peak times. The site
would have some limited impact on the traffic hot spots of miniroundabouts and Effingham Junction, proportionate to the scale of
development.

10.9 /
15

Impact on wildlife

The site is isolated from other wildlife areas and its development would
have limited impact on wildlife.

10 / 15

Geology and flooding The site avoids the main spring lines, and has no significant history of
surface flooding and sits on an elevated position within the Lambeth
clay strip at the edge of the London clay belt.

4.3 /
10

RECOMMENDATION

PROPOSED FOR RESIDENTIAL DEVLOPMENT

52.9

Suggested for residential development for between 9 and 16 homes as
in Policy SA2, at a maximum density of 30 dwellings per hectare,
depending on SANG mitigation available.

/ 100

Inset from GB in Emerging Local Plan? NO, + 0

53/120

RESCORED
16
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Site 9: Effingham Lodge Farm West (previously-developed land), Lower Road

© Crown Copyright Licence No100019625. 2015

Approximate existing previously developed land (PDL)
Proposed site for development (Site 9), with remaining PDL cleared
Site Area:

PDL approx. 1.40 hectares, Proposed ‘Site 9’ approx. 1.21 hectares

Current land use

Various permanent buildings in office, employment and residential use,
together with their curtilage

Suggested by:

Part of land subject to planning application 14/P/02109 – proposed for
residential development

Availability:

Available. Berkeley Homes stated at a meeting with the Neighbourhood Plan
working group that a smaller development would be supported on Site 9 if it
did not prejudice the existing planning application.
17

Ownership

Berkeley Homes

Special Protection Area

Lies within the SPA 5km – 7km zone. SANG mitigation might be needed.

SHOWSTOPPERS

Is this a showstopper?

1. Proximity to
settlement area:

NO – 178 yards from settlement boundary (2.4 minutes walking time), has
development on two sides and within perceived settlement area

2. Valued community
asset or facility?

NO – Existing pre-school has been given notice by Berkeley Homes

3. Existing and viable
place of employment
or business

NO– Existing pre-school and other businesses has been given notice by Berkeley
Homes

FIRST STAGE

Proceed to second stage screening

2ND STAGE

PREFFERED SITE FOR INCLUSION WITHIN DRAFT PLAN

ASSESSMENT CRITERIA

Score

Previously developed
land

The area of land included in site 9 is less than the total area of
previously developed land as outlined in red. Development of site 9
along with clearing permanent buildings from the rest of the land
would comply with NPPF para 89: ‘Limited infilling or the partial or
complete redevelopment of previously developed sites (brown field
land), whether redundant or in continuing use (excluding temporary
buildings), which would not have a greater impact on the openness of
the Green Belt and the purpose of including land within it than the
existing development.’

18.7 /
20

Impact on
Conservation Area,
Heritage Assets and
Archaeology

The site adjoins the Conservation Area, and is close to several listed or
locally-listed buildings, and any development would need to respect
the heritage assets. As it is previously developed, there are unlikely to
be any significant Archaeological impact, but investigation would be
necessary prior to any development.

13.7 /
20

Impact on purpose of
Green Belt and
residential amenity

As a brownfield site, this land does not contribute to the purposes of
Green Belt set out in NPPF para 80, except that it can be regarded as
recycling of derelict land. Clearing the rest of the permanent buildings
from the are outlined in red results in that land better serving the
purposes of the Green Belt as in para 80.

13.7 /
20

Para 111 of the NPPF encourages the effective use of land by re-using
land that has been previously developed (brownfield land), if it is not
of high environmental value. The site as proposed does not represent
land of high environmental value.There are no immediate residential
neighbours and no impact on residential amenity.
18
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Access and impact
on traffic and
congestion hotspots

Access to the site from Lower Road would lead to some impact on the
traffic hotspot of the mini-roundabouts and add to congestion on Lower
Road. This could be mitigated to some extent by providing direct access
to the Effingham Common Road over land in the same ownership.

8.5 /
15

Impact on wildlife

The site does not contribute to a wildlife corridor in its own right, but it
sits alongside a wildlife corridor and close to Thornet Wood, an
important site for wildlife. Any development would need to reflect the
sensitivity of the surrounding green fields of Effingham Lodge Farm.

9 / 15

Geology and flooding The site avoids the worst of the risks associated with the spring lines
that run from Polesdon Lacy across the A246 towards Lower Road,
draining to the Bookham Commons to the north east of the site. These
spring lines are heavily associated with surface flooding around Lower
Road, The Howard School, and the open area of Effingham Lodge Farm.
The built up area however is not directly on the pathway for these
spring lines. It sits within the Lambeth clay strip at the edge of the
London clay belt.

9.3 /
10

RECOMMENDATION

PROPOSED FOR RESIDENTIAL DEVLOPMENT

72.9 /

Suggested for residential development , as set out in Policy SA3, to the
extent permitted by the NPPF and any further government guidelines
e.g. for the provision of ‘starter homes’. A maximum density of 30
dwellings per hectare, depending on necessary SANG mitigation.

100

Previously developed land outside the ‘site 9’ boundary to be cleared.
RESCORED

Inset from GB in Emerging Local Plan? NO, + 0

73 /
120
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Site 11: Church Street Field, Lower Road / Church Street

© Crown Copyright Licence No100019625. 2015

Site Area:

Approx. 0.7 hectares

Current land use

Vacant former school playing field

Suggested by:

Landowners

Availability:

Available – offered to Neighbourhood Plan

Ownership

Local consortium, spokesperson Andrew Bedford

Special Protection Area

Lies within the SPA 5km – 7km zone. SANG mitigation might be needed for
residential development.

SHOWSTOPPERS

Is this a showstopper?

1. Proximity to settlement
area:

NO – adjoins settlement boundary on the other side of Church Street

2. Valued community asset
or facility?

NO

3. Existing and viable place
of employment or business

NO

FIRST STAGE

Proceed to second stage screening

2ND STAGE

PREFFERED SITE FOR INCLUSION WITHIN DRAFT PLAN

20
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ASSESSMENT
CRITERIA

PREFFERED SITE FOR INCLUSION WITHIN DRAFT PLAN

Previously developed Undeveloped apart from remains of two small brick buildings
land

2.9 /
20

Impact on
Conservation Area,
Heritage Assets and
Archaeology

Inside the Conservation Area and the Area of High Archaeological
Potential, and adjacent to several Listed buildings. Residential
development here would need to preserve and enhance the
Conservation Area and the setting of the Listed buildings, and be
preceded by careful archaeological investigation.

6.7 /
20

Impact on purpose
of Green Belt and
residential amenity

Although mostly Green Field, this site sits within perceived current
settlement, beyond the Thames Heath SPA, is surrounded on 4 sides by
buildings and is proposed as a site that meets the requirements of NPPF
para 89 (limited infilling in villages).

14 /
20

Development would have very limited impact on the purposes of Green
Belt set out in NPPF para 80.
There will be some impact on the residential amenity of neighbouring
properties to the north and east.
Access and impact
on traffic and
congestion hotspots

The site has potential direct vehicular access to Lower Road, and
pedestrian access to Church Street. The site would have some limited
impact on the traffic hot spots of mini-roundabouts and add to
congestion on Lower Road, proportionate to the scale of development.

12.4 /
15

Impact on wildlife

The site is isolated from other wildlife areas, being surrounded by builtdevelopment on all four sides, and its development would have limited
impact on wildlife.

12 /
15

Geology and flooding The site sits in proximity to (but not directly in the line of) the spring
lines emanating from the Surrey Hills though it is an elevated site
straddling the strata of Newhaven chalk and the Thanet sand formation.
Flooding and subsidence are not felt to be critical on the site but are a
feature in properties situated at lower levels.

6.7 /
10

RECOMMENDATION

PROPOSED FOR RESIDENTIAL DEVLOPMENT

54.7

Suggested for residential development for 20 homes as in Policy SA1,
together with an extension to the Parish Council Burial Ground.

/ 100

Inset from GB in Emerging Local Plan? YES, +20

75 /
120

RESCORED
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Site 12: Orestan North Paddock, Orestan Lane / Leewood Way

© Crown Copyright Licence No100019625. 2015

Site Area:

Approx. 1.63 hectares

Current land use

Agricultural land used fro grazing

Suggested by:

Put forward by residents at public meeting, March 2015

Availability:

Unknown. Not included in 2014 SHLAA, not offered by land-owner, no recent
planning applications for re-development.

Ownership

Unknown

Special Protection Area

Small section in the north lies within the SPA 5 km zone. Development of
fewer than 10 homes here would not require mitigation.
Majority of the site lies within the SPA 5km – 7km zone. SANG mitigation
might be needed for residential development on this part of the site

SHOWSTOPPERS

Is this a showstopper?

1. Proximity to
settlement area:

NO – adjoins settlement area

2. Valued community
asset or facility?

NO

3. Existing and viable

NO

22
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place of employment
or business
FIRST STAGE
ND

2

STAGE

Proceed to second stage screening
DO NOT PROGRESS

ASSESSMENT
CRITERIA

Score

Previously developed
land

No – 100% open agricultural land

0 / 20

Impact on
Conservation Area,
Heritage Assets and
Archaeology

The field is within the Conservation Area, forming part of the swathe
of green space which provides an open setting to the Conservation
Area when approached from the west.

0 / 20

Impact on purpose of
Green Belt and
residential amenity

Although bounded by development on two sides, this land serves the
purposes of Green Belt by preventing sprawl of built-up area,
restricting development to the west of the settlement, safeguarding
countryside from encroachment, and preserving the setting of the
village’s Conservation Area. Development of this land would have a
significant impact on the purpose of the Green Belt. Orestan Lane is
highly regarded by residents as a pleasant semi rural road, This site is
a much appreciated open green space with pleasant views out
towards woodland and open countryside to the north east.
Development here would impact on amenity of nearby residents.

Access and impact on
traffic and congestion
hotspots

Development here would have some impact on the traffic hot spots of 3.2 /
mini-roundabouts and Effingham Junction, proportionate to the scale 15
of development.

Impact on wildlife

The land forms part of a large patchwork of green open fields leading
to significant stretches of woodland, and is valuable for wildlife.

2.5 /
15

Geology and flooding

The site sits within a ‘tongue’ of unstable mix of sand, gravel and clay,
running through the paddocks at Lower Road, the top of Leewood
Way and Leewood Park field, linking to Effingham Common to the
north and Bookham Commons to the east.

1.4 /
10

RECOMMENDATION

NOT SUITABLE FOR RESIDENTIAL DEVLOPMENT

8.8

Greenfield land serving the purposes of the Green Belt and part of
the green open setting of the Conservation Area.

/ 100

Inset from GB in Emerging Local Plan? NO, + 0

9/
120

RESCORED

Nearby heritage assets which would be affected by any development
here include the Listed Old Westmoor Cottage’ and The Plough public
house. The land is close to the Area of High Archaeological Potential,
and would require archaeological investigation prior to any
development.
1.7 /
20
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Site 13: Orestan South Paddock, Orestan Lane

© Crown Copyright Licence No100019625. 2015

Site Area:

Approx. 0.22 hectares

Current land use

Agricultural land used fro grazing

Suggested by:

Put forward by residents at public meeting, March 2015

Availability:

Unknown. Not included in 2014 SHLAA, not offered by land-owner, a
planning application (07/P/02178) for four five bedroom properties on this
land was refused in 2007.

Ownership

Unknown

Special Protection Area

The site lies within the SPA 5km – 7km zone. Small site, SANG mitigation
unlikely to be necessary for residential development.

SHOWSTOPPERS

Is this a showstopper?

1. Proximity to
settlement area:

NO – adjoins settlement area

2. Valued community
asset or facility?

NO

3. Existing and viable
place of employment
or business

NO

24
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FIRST STAGE

Proceed to second stage screening

2ND STAGE

DO NOT PROGRESS

Previously developed
land

No – 100% open agricultural land

0 / 20

Impact on
Conservation Area,
Heritage Assets and
Archaeology

The field is within the Conservation Area, forming part of the swathe
of green space which provides an open setting to the Conservation
Area when approached from the west.

0 / 20

Nearby heritage assets which would be affected by any development
here include the Listed Old Westmoor Cottage’ and The Plough
public house.
The land is close to the Area of High Archaeological Potential, and
would require archaeological investigation prior to any
development.

Impact on purpose of
Green Belt and
residential amenity

Although bounded by development on two sides, this land serves
the purposes of Green Belt by preventing sprawl of built-up area,
restricting development to the west of the settlement, safeguarding
countryside from encroachment, and preserving the setting of the
village’s Conservation Area. Development of this land would have a
significant impact on the purpose of the Green Belt.

2.0 /
20

Orestan Lane is highly regarded by residents as a pleasant semi rural
road, This site is a much appreciated open green space which
contributes to the settlement gateway when entering the
settlement area from the ribbon-development along Orestan Lane.
Development would have some impact on amenity of neighbours.
Access and impact on
traffic and congestion
hotspots

Traffic from this site would feed directly onto the hotspot of the
mini-roundabouts, with an impact proportionate to the amount of
development.

7.7 /
15

Impact on wildlife

The land forms part of a large patchwork of green open fields
stretching from the SNCI at Effingham Golf Course to the south
through to the fields and woodland north of Orestan Lane, and is
valuable for wildlife.

2.5 /
15

Geology and flooding

The site sits within a ‘tongue’ of unstable mix of sand, gravel and
2.1 /
clay, running through the paddocks at Lower Road, the top of
10
Leewood Way and Leewood Park field, linking to Effingham Common
to the north and Bookham Commons to the east.

RECOMMENDATION

NOT SUITABLE FOR RESIDENTIAL DEVLOPMENT

14.3

Greenfield land serving the purposes of the Green Belt and part of
the green open setting of the Conservation Area.

/ 100

Inset from GB in Emerging Local Plan? NO, + 0

14 /
120

RESCORED
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Site 14: Orchard Walls, Beech Avenue / Beech Close

© Crown Copyright Licence No100019625. 2015

Site Area:

Approx. 0.34 hectares

Current land use

Single dwelling house and garden

Suggested by:

Landowners

Availability:

Available – offered to Neighbourhood Plan

Ownership

Mr. and Mrs. Miller, Orchard Walls

Special Protection Area

The site lies within the SPA 5km – 7km zone. Small site, SANG mitigation
unlikely to be necessary for residential development.

SHOWSTOPPERS

Is this a showstopper?

1. Proximity to settlement area:

NO – within settlement area.

2. Valued community asset or facility?

NO

3. Existing and viable place of
employment or business

NO

FIRST STAGE

Proceed to second stage screening

ND

2

26

STAGE

PREFFERED SITE FOR INCLUSION WITHIN DRAFT PLAN
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ASSESSMENT
CRITERIA

Score

Previously developed Developed land and residential curtilage.
land

20
/20

Impact on
Conservation Area,
Heritage Assets and
Archaeology

Adjoins the Conservation Area. A small number of units here would have 19.5 /
comparable impact to existing development.
20

Impact on purpose
of Green Belt and
residential amenity

Within settlement area, so no impact on purposes of Green Belt.

Access and impact
on traffic and
congestion hotspots

Possible access onto Beech Close, with some impact on traffic light
junction of Beech Avenue and A246.

13.7 /
15

Impact on wildlife

Residential site; development would have little impact on wildlife.

13.2/
15

There will be some impact on the residential amenity of neighbouring
properties.

18.6 /
20

Geology and flooding The site is on chalk and there are no known flooding issues.

10 /
10

RECOMMENDATION

PROPOSED FOR RESIDENTIAL DEVLOPMENT

95

Suggested for residential development for up to 6 homes as in Policy
SA5.

/ 100

Inset from GB in Emerging Local Plan? YES, +20

115 /
120

RESCORED
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Site 16: Beech Avenue Gap, Beech Avenue

© Crown Copyright Licence No100019625. 2015

Site Area:

Approx. 0.88 hectares

Current land use

Grass land.

Suggested by:

Landowner

Availability:

Available – offered to Neighbourhood Plan.

Ownership

Mr. and Mrs. Damaskos, Conyngham House, Beech Avenue

Special Protection Area

Site lies within the SPA 5km – 7km zone. SANG mitigation might be needed
for residential development.

SHOWSTOPPERS

Is this a showstopper?

1. Proximity to settlement area:

NO – 132 yards from settlement boundary (1.8 minutes
walking time).

2. Valued community asset or facility?

NO

3. Existing and viable place of
employment or business

NO

FIRST STAGE

Proceed to second stage screening

2ND STAGE

DO NOT PROGRESS
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ASSESSMENT
CRITERIA

Score

Previously developed
land

Open Green Belt land – serving purpose of GB

2 / 20

Impact on
Conservation Area,
Heritage Assets and
Archaeology

Beyond CA - limited impact

18 / 20

Impact on purpose of
Green Belt and
residential amenity

Significant as provides green gap with significant views across to the
AONB

4 /20

Access and impact on
traffic and congestion
hotspots

Not substantial though would add to traffic on a small rural road

8 /20

Impact on wildlife

Not within a wildlife corridor but still open green field opposite SNCI
at the Golf Course, leading across Champion Meadow to woodland
adjacent to Woodlands Road.

10 /15

Geology and flooding

Not an issue as land is on chalk in elevated area of the village though
water run off a local issue

7 / 10

RECOMMENDATION

Do not progress. Land is important to Green Belt

49 /
100

RESCORED

Inset from GB in Emerging Local Plan? NO, + 0

49 /
120
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Effingham Lodge Farm (whole site), Lower Road / Effingham Common Road
AREA: Approx 18.63 hectares.
CURRENT USE: Mainly agricultural land, with an area of redundant
glass houses and including about 1.41 hectares or previously
developed land (various permanent buildings: offices and two
houses, with curtilage and hard-standing)
AVAILABILITY: Available – included in Berkeley Homes current
planning application.
OWNED BY: Berkeley Homes
SANG: The northern section is within the 400m – 5 km SPA
boundary, and any development above 9 homes would require
SANG mitigation. The remainder is outside the SPA 400m – 5km
zone, and development of less than 50 homes would not require
SANG mitigation.
SHOWSTOPPERS?
ASSESSMENT CRITERIA
Previously developed
land

Your comments
ENPAG members 9 people scored: 3, 2, 2, 2, 1, 2, 3, 3, 3

Impact on
ENPAG members 9 people scored: 0, 0, 0, 10, 0, 0, 5, 7, 2
Conservation Area and
Heritage Assets
Impact on Green Belt

ENPAG members 9 people scored: 9, 1, 2, 3, 5, 3, 1, 1, 2

Impact on wildlife

ENPAG members 9 people scored: 2, 0, 0, 0, 3, 2, 0, 0, 0

RECOMMENDATION

2.33

/ 20

2.67

/20

0.22

/ 20

3.00

/15

0.78

/ 15

4.11

/10

ENPAG members 9 people scored: 0, 0, 0, 0, 0, 0, 0, 0, 0, 2

Access and impact on
traffic and congestion
hotspots

Geology and flooding

Your Score

ENPAG members 9 people scored: 6, 4, 4, 4, 3, 5, 4, 0, 7

NOT SUITABLE FOR RESIDENTIAL DEVELOPMENT
13.11 / 100

RESCORED

30

Inset from GB in Emerging Local Plan? NO, + 0

13 / 120
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Site 15: Grove Field, Guildford Road

© Crown Copyright Licence No100019625. 2015

Site Area:

Approx 0.82 hectares

Current land use

Agricultural land.

Suggested by:

Effingham Residents Association

Availability:

Unknown. Not included in 2014 SHLAA, not offered by land-owner, no recent planning
applications for re-development. Development company dissolved.

Ownership

Helene Baines (29 Thurloe Square, London)

Special Protection Area

Site lies within the SPA 5km – 7km zone. SANG will be required for developments >50 units.
Proximity to AONB may need to be screened as large site. Impact on SSSI at Bookham
Commons not felt to be an issue.

SHOWSTOPPERS

Is this a showstopper?

1. Proximity to settlement area:

NO – 220 yards from settlement boundary (3 minutes walking time), front
(southern) field has development on three sides and could be considered to
be within perceived settlement area

2. Valued community asset or facility?

NO

3. Existing and viable place of employment
or business

NO

FIRST STAGE RECOMMENDATION

Proceed to second stage screening

2

ND

STAGE

DO NOT PROGRESS

31

ASSESSMENT CRITERIA

Score

Previously developed
land

No

0 / 20

Impact on
Conservation Area,
Heritage Assets and
Archaeology

The field is within the Conservation Area, forming part of the swathe of green space
which provides an open setting to the Conservation Area when approached from
the west along A246.

0 / 20

Impact on purpose of
Green Belt and
residential amenity

Although bounded by low-density development on three sides, this land serves the
purposes of Green Belt by preventing sprawl of built-up area, restricting
development to the west of the settlement, safeguarding countryside from
encroachment, and preserving the setting of the village’s Conservation Area.
Development of this land would have a significant impact on the purpose of the
Green Belt.

It provides a setting for Grove House, the locally listed building within The Grove at
the edge of the Conservation Area.
2 / 20

This site is a much appreciated open green space which contributes to the
settlement gateway when entering the settlement area along the A246.
There is a significant vista north across this land from the A246, over fields and
woodland towards London and South towards the AONB
Development would have some impact on amenity of neighbours.
Access and impact on
traffic and congestion
hotspots

Some impact on congestion at the traffic lights at the junction of A246 / The Street.

12 /15

Impact on wildlife

The land forms part of a large patchwork of green open fields stretching from the
SNCI at Effingham Golf Course to the south through to the fields and woodland
north of Orestan Lane, and is valuable for wildlife. However the low density
development on three sides lessens the impact.

5 / 15

Geology and flooding

Chalk, with limited risk of groundwater flooding (Class A)

10 / 10

RECOMMENDATION

NOT SUITABLE FOR RESIDENTIAL DEVELOPMENT

29 / 100

Greenfield land serving the purposes of the Green Belt and part of the green open
setting of the Conservation Area.

RESCORED

32

Inset from GB in Emerging Local Plan? NO, + 0

29 /
120
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The Barn
Location

West of The Street, behind the shops

Site map:

Ownership:

Private

Area (approx.):

0.7 hectares

Existing uses:

House and garden

How identified:

Included in 2016 LAA

SHOWSTOPPERS
1. Proximity to settlement area:

Close

2. Valued community asset or facility?

No

3. Existing and viable place of employment
or business

No

FIRST STAGE RECOMMENDATION

Proceed to second stage

2

ND

STAGE

PREFFERED SITE FOR INCLUSION WITHIN DRAFT PLAN

33

ASSESSMENT
CRITERIA
Previously
developed land

Impact on
Conservation Area
and Heritage Assets

Impact on Green
Belt

Access and impact
on traffic and
congestion hotspots

Your comments

ENPAG members Average 5: Large garden area should not be
developed beyond curtilage of property. Barn has potential
for redevelopment

ENPAG members Average 14: Within CA but impact should
not be substantially greater than current

ENPAG members Average 12: Site can be seen from
allotments and footpaths and additional building will impact
on openness of GB in this area

Your Score

5 / 20

14 /20

12 / 20

ENPAG members Average 7: A small development should be
achievable, though this aspect would require careful
planning.

7 /15

ENPAG members Average 9: Loss of garden habitats and
impact on open area behind might be an issue as open land is
behind the property.

9 / 15

ENPAG members Average 10: Not a known risk in this area.

10 /10

Impact on wildlife

Geology and
flooding

RECOMMENDATION Post LP Draft. Progress as option within Site Allocations
PREFFERED SITE FOR INCLUSION WITHIN DRAFT PLAN
57 / 100
RESCORED

34

Inset from GB in Emerging Local Plan? YES, + 20

77 / 120

Effingham Neighbourhood Plan 2016: Basic Conditions Statement

35

Summary
The five sites identified through this process represent those that are:
•

consistent with national policy under the NPPF, the strategic policies of the 2003 Local Plan and the
2016 Emerging Local Plan.

•

represent the sites that the local community believe best meet their requirements for sustainable
development that recognises and respects the local character and heritage of the village, and operates
within the constraints of a village historically ‘washed over’ by Green Belt.

•

are available and deliverable within the plan period.

•

Minimise impact on the natural environment, wildlife corridors, and habitats.

•

Focus development away from areas identified as, or associated with flood risk.

•

Focus development away from the special protection area of the Thames Heath Basin, and other areas
of special interest.

The process has been transparent, collaborative and inclusive, and the approach has been tried and tested
through several iterations. It has been adapted to take account of the Emerging Local Plan. The sites now
proposed for inclusion within the Site Allocation polcies of the Draft Neighbourhood Plan represent the
output of several months of review and analysis, and the input of a great many members of the community.
We believe the sites represent the best opportunity to deliver the vision of the Plan in a sustainable manner.

Residents value highly the open rural character of the village and settlement areas, the Green Belt
countryside which stretches from Effingham Common in the north to the North Downs Area of
Outstanding Natural Beauty in the south, and the historic heritage of the local area including many
Listed buildings and a significant Conservation Area.
The challenge for this plan is to achieve the balance between the growth in housing, community
facilities, and the local economy needed to ensure the continued health and vibrancy of local
community life, whilst conserving these essential characteristics of the civil parish.
At the same time the plan must adhere to national and local planning requirements at a time of
constant change in the planning landscape.
This statement has been prepared by Effingham Parish Council to demonstrate that our approach on
Site Allocation Policy throughout the neighbourhood planning process has been to ensure that this
delicate balance has been achieved, and the community has been fully involved in all aspects of the
process.

36

