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1.1 Tandridge District Council is preparing a new Local Plan, which will guide development and investment across
the district up to 2044.

This consultation represents the first stage in preparing the new Plan. We are asking residents, businesses,
community groups and other stakeholders to share their views on the main issues and priorities that will help
shape the new strategy.

At this stage, no decisions have been made. The Council is seeking views on the scope, direction and key themes

of the Local Plan before draft policies or sites are developed. Your feedback will directly shape the next stage of
plan-making.

1.2 Why we are preparing a new Local Plan

The governmentrequires every local planning authority to prepare a Local Planto provide a vision and framework
and set out planning policies for future development. Once adopted, the Local Plan is the key consideration in
making all planning decisions.

Tandridge District Council’s existing planning framework the Core Strategy 2008 and Detailed Policies Document
2014 are in need of updating having been prepared under previous iterations of national planning policy. The
new Local Plan will reflect current and future needs, updated evidence and national policy changes.

The new Local Plan will:
Provide a clear and up-to-date planning framework for managing new development.

Identify where new homes, jobs and services will be located.

]
]
B Protect and enhance the district’s valued countryside and communities.
]

Support climate resilience, nature recovery and infrastructure investment.
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The Local Plan is also being taken forward to respond to the government’s commitment to 1.5 million new
homes being built within the course of this parliament. The government is clear that it expects all local authority
areas to play their part in achieving this and to enable this, it has already introduced a number of planning
reforms, including:

B Revising the National Planning Policy Framework (NPPF) to allow areas of Green Belt to be reclassified as
grey belt.

B Introducing a new standard method for calculating housing need with higher mandatory housing targets.
B Removing the Green Belt protection against urban sprawl applying to villages.

The new standard method establishes a housing requirement for Tandridge of 827 homes per year. This
increases to 993 homes per year for the first five years as government policy also requires an additional 20%
to be brought forward from the end of the plan period to help boost choice in supply. Notwithstanding, the
housing requirement derived from the government’s standard method is a very significant increase from the
Council’s current adopted Core Strategy housing requirement of 125 homes per year. Completions at present
average around 250 homes per year, which brings into focus the scale of the challenge facing the Council in
adopting a Local Plan that responds as far as possible to the new housing requirement for the district.

The Council’s new Local Plan must meet the new rules that are predicated on the starting assumption that
all areas and plans should meet the standard method in full, or it will not pass the examination process. The
government also expect every local planning authority to have an up-to-date Local Plan in place quickly to
help meet their commitment to see 1.5 million homes built nationally by the end of the parliament. While the
latest government policy is clearly emphasising the need for areas to meet the standard method, it also still
recognises that where significant constraints exist, they could affect an area’s ability to meet development
needs. Historically, planning constraints such as Green Belt, National Landscapes and limited infrastructure
have meant the Tandridge District has lower housing requirements than other areas. It is now for the Local Plan
process to assess whether this will continue to be the case.

A Local Plan allows more local control over development and avoids costly planning appeals. Without a new
Local Plan, the district is vulnerable to development proposals, particularly housing, which do not meet with
local needs or priorities. If the Council refuses an unsuitable development, it is likely to be challenged, resulting
in planning by appeal on speculative applications that are inappropriate development and do not deliver much
needed infrastructure. This is happening at the moment.

Page 6

Tandridge District Council | Local Plan Early Engagement Consultation | January 2026 Page 4



1.3 Whatis a Local Plan?

A Local Planis the key planning document for a local authority area. It sets out a long term vision and framework
for the future development of the district. It guides decisions on where new homes, jobs and supporting
infrastructure should be located, while identifying which areas should be protected from development.

The Local Plan provides the basis for planning decisions made by Tandridge District Council. It allocates land
for housing and employment, sets out policies for sustainable development, respects the environment and
ensures the delivery of infrastructure such as transport, schools, health facilities and utilities. It also helps attract
investment and supports local priorities for climate change, biodiversity and community wellbeing.

Local Plans are a statutory requirement under the Planning and Compulsory Purchase Act 2004 and must be
prepared in accordance with the Town and Country Planning (Local Planning) (England) Regulations 2012 and
align with national policy. Once adopted, the Local Plan will form part of the statutory development plan for the
Tandridge District and will be used to determine all planning applications in the district.

1.4 Legislative and policy context
Preparing the Local Plan is governed by national legislation and policy, including:

B Planning and Compulsory Purchase Act 2004.

B Town and Country Planning (Local Planning) (England) Regulations 2012 (as amended) or successor
regulations relating to the proposed new system for Local Plans.

B | evelling Up and Regeneration Act 2023.
B National Planning Policy Framework (NPPF, December 2024) and Planning Practice Guidance.

The current Duty to Cooperate system, or the new cross-boundary strategic planning mechanisms (as updated
by national reforms), will require ongoing collaboration with neighbouring councils, Surrey County Council and
prescribed bodies such as National Highways, Historic England, the Environment Agency and Natural England.
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1.5 Consultation stages

This consultation represents initial early engagement that is being run under the current Local Plan system
through Regulation 18 of the Town and Country Planning (Local Planning) (England) Regulations 2012. In
November 2025, the government announced details of the proposed new plan making system which is expected
to be brought into force during 2026. This early consultation is an opportunity to gather initial views and identify
priorities before the Council prepares its detailed policy options.

Table 1 outlines the subsequent stages of the plan-making process under the planned new regime as set out in
the Council's latest Local Development Scheme. This will be updated once further details on the new system are

fully known.

Table 1: Plan-making process milestones

adoption

Stage Indicative date | Purpose
Preparatory From now This stage focuses on commissioning and updating key evidence base
evidence gathering documents such as the:
and scoping B Housing and Economic Development Needs Assessment
(HEDNA).
B Housing and Economic Land Availability Assessment (HELAA).
B Green Belt Assessment.
B Retail, Leisure and Town Centre Study.
Early scoping work will identify key spatial issues, opportunities and
constraints to inform the plan’s scope and direction.
Scoping and early [ Mid 2026 Identify priorities, challenges and objectives for the Local Plan. This
participation phase will refine the scope of the plan and key themes ahead of
Gateway 1 ensuring early alignment with the Duty to Cooperate and
emerging evidence.
Plan vision Late 2026 To develop and test the Local Plan vision, objectives and spatial
and strategy strategy options. This includes the first public consultation to
development determine the preferred strategy direction, ensuring choices about
(including first growth, development distribution and infrastructure are informed by
consultation) evidence, policy requirements and community feedback.
Evidence Early 2027 To consolidate evidence and translate the preferred strategy into a
gathering and draft Local Plan, supported by detailed policies, site allocations and
drafting the plan supporting technical documents. This stage includes the Advisory
(including Advisory Gateway 2 review to test the soundness and robustness of the draft
Gateway 2) plan before formal consultation.
Engagement, Mid 2027 To carry out the statutory consultation on the proposed submission
proposing changes version of the Local Plan, responding to representations and making
and submission necessary modifications prior to formal submission for examination.
of the plan This stage will demonstrate legal compliance and soundness,
(including second supported by the submission of all evidence and consultation
consultation) statements.
Examination Early 2028 To enable an independent Planning Inspector to assess whether the
submitted Local Plan meets the legal and soundness tests set out
in national policy. This stage may include hearing sessions, main
modifications and further public consultation as required by the Inspector.
Finalisation and Mid 2028 To finalise the Local Plan following receipt of the Inspector’s report,

incorporating any required modifications and proceed to formal
adoption by the Council. This marks the completion of the plan-
making process and establishes the Local Plan as the primary
development plan document for decision-making.
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1.6 How torespond

You can respond to this consultation:

B Online: www.tandridge.gov.uk/consult or scan the QR code.
B E-mail: localplan@tandridge.gov.uk.

B By post: Planning Policy, Tandridge District Council, 8 Station Road East, Oxted,
Surrey RH8 OBT.

The consultation runs from Monday 19 January 2026 to 11.59pm on Sunday 1 March
2026.

All responses will be summarised in a Consultation Statement, which will inform the next stage of the Local
Plan.

1.7 Next steps
Following this early engagement:

B The Council will review and analyse all feedback.

B Evidence will be updated and options developed for future development locations.
B A further Issues and Options consultation will follow.

B Adraft Local Plan will then be published for formal public participation.

Your feedback now will help shape the future of the Tandridge District including its homes, environment,
economy and communities, for generations to come.
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TheTandridge District liesinthe east of Surrey, covering around 248 square kilometres between the southwestern
edge of Greater London and the districts of Mid Sussex and Wealden, with Reigate & Banstead and Sevenoaks
to the west and east respectively. The main built up areas in the district are Caterham, Warlingham / Whyteleafe
inthe north and Oxted / Hurst Green / Limpsfield just south of the M25 motorway. There are also smaller villages
and countryside hamlets.

The district’s natural environment is one of its greatest assets. The majority of the district is rural, encompassing
diverse and distinctive landscapes which underpins local identity, provides habitats for wildlife and shapes the
character of towns and villages. The Surrey Hills National Landscape runs through a large area of the district
(and which is proposed to be extended in some parts of the Tandridge District) with the High Weald National
Landscape also extending into the district.

Around 94% of the district is designated as Metropolitan Green Belt, reflecting its vital role in preventing
urban sprawl and maintaining the separation of settlements. The district also includes numerous Conservation
Areas, listed buildings and sites of ecological or landscape importance, alongside areas at risk of flooding.
These planning, environmental and heritage assets are central to the district’s identity but also constrain the
availability of land for development, creating a delicate balance between growth and protection.

Tandridge District has a population of approximately 88,000, with a mix of rural and suburban communities. It
has high levels of commuting mainly by car, strong links to London and Gatwick Airport and a local economy
dominated by small and medium-sized enterprises, professional services and rural industries. The area enjoys
a high quality of life, but faces challenges related to housing affordability, infrastructure capacity and climate
resilience. The new Local Plan will play a crucial role in ensuring future development meets local needs while
safequarding the district’s unique environment and character.
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3.2

The following section outlines a proposed vision for the Tandridge District that the Local Plan will aim to deliver
by the end of the plan period in 2044. This section also sets out the main themes the new Local Plan must
address through new strategy and planning policies. Each topic includes background context explaining why it
matters and a series of consultation questions.

An initial vision for the Tandridge District

An important part of any Local Plan is to establish a vision for what the area should aim to achieve over the plan
period. An initial vision has been created that seeks to respond to the area’s profile as exists today, identify what
isimportant to safeguard and what is needed to support our communities and environment by 2044. The initial
vision which will guide the preparation of the Local Plan is as follows:

By 2044, the district will have retained its distinctive rural and historic character while delivering development to
meet needs in a sustainable way and within the environmental and infrastructure limits that exist. Communities
will be supported by thriving local centres, high-quality homes, more affordable housing, well-connected and
modern infrastructure and a healthy natural environment.

Development will have been planned and delivered in a way that meets local needs, supports the economy
and responds to the challenges of climate change all while reflecting community priorities and the district’s
environmental and infrastructure constraints. It will be guided by principles of sustainability, accessibility,
resilience and quality of place. Homes, jobs, services and infrastructure will be located in the most sustainable
and appropriate locations, reducing the need for long-distance travel and supporting strong, self-sustaining
communities.

The district will continue to be strongly defined by its Green Belt, countryside, towns, villages and places where
people enjoy access to open space, nature and community life.

The district will see significant progress towards low-carbon living, supported by improvements to transport
options, energy efficient design and integrated green infrastructure. New development will be directed to the
most sustainable and well connected locations, prioritising those with good access to public transport, walking
and cycling routes and local services, helping to reduce reliance on car travel.
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Transport will play a critical role in shaping sustainable communities:

Public transport links (rail, bus and active travel corridors) will be enhanced to improve accessibility between
towns, villages and key destinations.

Streets, neighbourhoods and town centres will be designed to encourage walking, cycling and safe,
sustainable movement, including new connections between town and villages and the wider countryside.
New homes and workplaces will be planned around multi-modal transport options, making it easier for
residents to travel without needing to drive.

Charging infrastructure, mobility hubs, shared transport and digital connectivity will support cleaner, more
efficient travel choices.

Development patterns will reduce the need to travel long distances, with more opportunities to live, work
and access services locally.

Growth across the district will have been guided in ways that reflect community priorities, environmental
constraints and the importance of supporting sustainable transport. The Local Plan will identify the most
accessible, well connected locations for development, supported by necessary infrastructure and high quality
design.

By the end of the plan period, the vision for the district will be to:

Provide well designed homes meeting the needs of all ages and incomes.
Support a diverse and resilient local economy, including rural and digital enterprises.

Deliverinfrastructure and services that keep pace with growth, such as schools, healthcare, green spaces and
sustainable transport links.

Protectand enhance the natural and historic environment, contributing to Surrey’s Nature Recovery Network.
Create healthy, well connected communities reducing reliance on private car use.

Be recognised as a model for sustainable growth within a predominantly Green Belt district, balancing
protection with opportunity.

Through this consultation, the Council is inviting feedback on whether this vision reflects what residents want
for the Tandridge District by 2044. It will also shape the priorities and detailed objectives that will follow in later
stages of the Local Plan.
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3.3 Where development should go

Tandridge District faces complex challengesin determining where future development should be located. Around
94% of the district is within the Metropolitan Green Belt, leaving very limited land outside it for development. In
addition to Green Belt, the district is subject to other significant constraints including two National Landscapes
running through large parts of the area, extensive areas of flood risk, ancient woodlands and locally valued
landscapes, conservation areas and other heritage assets and areas protected for their biodiversity value.

The district is also significantly constrained by infrastructure capacity deficits in its local and strategic road
networks, access to railway stations, medical and community facilities, school places, accessible open spaces,
shops, access to jobs and other services. The infrastructure issues were a significant factor in the previous local
plan not being progressed and remains a key aspect for this new plan to consider when assessing how much new
development can reasonably be accommodated.

The environmental, policy and infrastructure constraints presents a very challenging and constrained context
for the Local Plan in planning to meet its needs. Notwithstanding, the National Planning Policy Framework
requires as the starting point for the Council to plan positively to meet its identified housing and employment
needs over the plan period alongside due consideration of the area’s constraints.

The Green Belt is fundamental to the district’s identity, providing open countryside, distinct settlement patterns
and a strong sense of place. It plays a crucial role in preventing urban sprawl, safeguarding the setting of towns
and villages and maintaining the character of the countryside.

Green Belt in the district is acknowledged by the Council as being a finite and precious resource that has shaped
the character of the area. However, the government'’s drive for more housing and changes to national planning
policy leaves the Council with no option but to assess whether any areas of the Green Belt could be considered
suitable for development in the Local Plan.

While the Green Beltisfundamental to the identity and character of the district, the scale of housing development
now required will therefore likely mean some land in the Green Belt will need to be released through the local
plan process. The effects of the changes to national planning policy are already being seen with speculative
planning applications being allowed at appeal due to the level of housing need that has been established by
the government’s standard method. The Council believes the Local Plan is the most appropriate way to plan to
meet needs in its area, which is one of the main reasons why it wants to adopt it as soon as possible as well as
to provide longer term protection against speculative proposals. The Local Plan process will look to identify the
most sustainable and least harmful locations for development within the Green Belt, while ensuring the overall
purposes and integrity of the Green Belt are preserved.
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This approach will be guided by robust evidence, landscape and environmental assessment and community
engagement, ensuring any change is limited, justified and accompanied by clear environmental and design
safequards (for example, new green infrastructure, enhanced public access to open space and high quality,
sustainable design). Protecting and enhancing the Green Belt will remain at the heart of the district’s spatial
strategy even as the Council accommodates essential growth responsibly.

In addition to Green Belt, it is recognised the identity of our towns and villages and wider environment provides
a special character and place to live for our residents. The level of housing and other development required,
however, could also require some changes to character within our settlements as part of planning to meet needs
as required by national planning policy. We would like your views on the best way to manage such change and
arrive at the appropriate balance for growth that best delivers against the vision for our district.

In arriving at the right balance for where development will be located, the Local Plan will include a locational
development strategy to set the overall pattern of growth and define the hierarchy of settlements across the district.
It must balance meeting needs with protecting the environment, infrastructure capacity and local character.

Potential approaches include:

B Towns and larger village intensification: this would see growth predominantly delivered on previously
developed land within existing towns and the larger villages, where services and transport links already
exist. However, this option would likely require significant changes to the character of our towns and villages
through promoting more flatted developments and other higher density forms of development.

B An even distribution of development across the district: This would see an even spread of development
across the district with all towns and villages being allocated a proportionate share including exploring
the release of Green Belt / Grey Belt land. This would also allow for proportionate growth at smaller rural
settlementsto meetlocal housing needs and help sustainlocal shops, schools, services and the local economy.

B A focus on new settlements: This option would see a significant amount of the housing need being
delivered through one or more new settlements. This would enable new communities to be formed with the
required infrastructure to support delivery of sustainable development. This could also enable there to be
proportionately less development at existing settlements in the district.

B Balanced mix of the above: This option would combine the most sustainable and environmentally acceptable
aspects of the above three options to deliver needs. For example, this could promote use of previously
developed land, allow some organic growth on the edges of existing settlements and also deliver a new
settlement in an appropriate location in the district.

The Council is required by national policy to ensure the Local Plan must plan positively to accommodate
identified needs in a sustainable and deliverable way. Maintaining the current ‘status quo’ in terms of trying to
accommodate development needs, without a step change in our spatial development strategy, is not an option.
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3.4 Housing provision

The delivery of new homes is one of the most pressing challenges facing the Council. The government’s Standard
Method says the district needs approximately 827 new homes per year (which increase to 993 homes per year
for the next five years due to the need to add on a buffer to address past under supply). This reflects national
objectives to increase housing supply and make homes more affordable.

At present, the district’s housing land supply is heavily constrained by Green Belt, limited brownfield
opportunities and infrastructure capacity. However, national policy requires the Council to plan to meet as much
of this housing need as possible.

The Local Planmustdemonstrateithasexploredallreasonable optionsincludingurbanintensification, brownfield
redevelopment, the sensitive use of Grey Belt land and proportionate expansion of existing settlements.

The Plan will not only determine how many homes are required but also what types of homes are needed. The
district must cater for a diverse population — including families, first time buyers, older residents, people with
disabilities, those in need of affordable or social housing and gypsy, travellers and travelling showpeople.

A balanced housing strategy is essential to support a thriving and inclusive community. Housing design quality
is also key. Future development must respect local character, provide attractive and safe environments and
contribute to the district’s climate and environmental objectives through sustainable design.

The Council prefers new development to be on brownfield land. Brownfield land is land that has been built on
before (with some exceptions) and is now available for new development. However, the district, is unlikely to
have enough brownfield land to meet the government’s target of 827 homes per year.

Grey belt

The changes in national Green Belt policy to introduce the concept of grey belt will have implications on land
use strategy and the availability of land for development in the district. The National Planning Policy Framework
(NPPF) defines grey belt as being land in the Green Belt comprising previously developed land and / or any other
land that, in either case, does not strongly contribute to any of purposes (a), (b) or (d) that were brought in to
define the function of Green Belt.

B Purpose (a) seeks to check the unrestricted sprawl of large built up areas.
B Purpose (b) to prevent neighbouring towns merging into one another.
B Purpose (d) to preserve the setting and special character of historic towns.
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3.5

The NPPF excludes land as being grey belt where the application of policies in the NPPF for national landscapes,
heritage, flood risk and habitats sites provide a strong reason for refusing or restricting development.

A Green Belt Assessment is underway to provisionally identify land that could reasonably be concluded to be
grey belt. It should be noted that guidance that supports the NPPF explicitly excludes villages as being large
built-up areas or towns for the applications of purposes (a), (b) and (d). Grey belt land could, therefore, exist
around some of the district’s various villages. It also means that grey belt does not necessarily only include
land that is previously developed and could in some instances utilise open countryside around villages where
it does not contribute strongly to Green Belt purposes (a), (b) or (d). Being grey belt does not automatically
mean development is deemed acceptable as there are still tests to be applied regarding impact on countryside,
character and whether a location is suitably sustainable. These aspects will be assessed in detail as the Local
Plan progresses to ascertain whether any grey land could be considered for development.

Affordable housing

Ensuring the delivery of affordable homes is one of the key challenges we face, with many households unable to
access market housing for rent or sale. The Local Plan must therefore set a viable and robust policy framework
for the amount and type of affordable housing required from new development.

The December 2024 National Planning Policy Framework (NPPF) continued the policy that local authorities
may determine the tenure mix and types of affordable housing appropriate for their area, types of which are
identified in the glossary of the NPPF, but include:

a. Social rent.

b. Other affordable housing for rent.

c. Discounted market sales housing.

d. Other affordable routes to home ownership.

Historically, the Council has prioritised social rent and shared equity products delivered through Registered
Providers (RPs). However, experience over the past several years demonstrates RPs are increasingly unable to
take S106 affordable homes, due to viability constraints, grant limitations, or strategic focus elsewhere. This has
already led other districts to increase their use of commuted sums in lieu of onsite provision, enabling councils
to bring forward their own affordable housing directly.
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3.6

Tandridge District Council delivers its own Council homes and this provides a unique opportunity to shape and
grow a high quality, locally controlled affordable housing portfolio. The emerging Local Plan must therefore
consider a flexible approach which allows:

B Onsite delivery using RPs where feasible.
B Onsite delivery using the Council’s own direct ownership model.

B Commuted sums in lieu, where onsite provision is not feasible, enabling the Council to deliver homes
elsewhere in the district.

B Atenure mix that better reflects local affordability, income profiles and housing needs.

Implementation and production of affordable housing policies are determined through an evidence led approach.
It is important to stress that the Local Plan’s affordable housing policy, including the percentage requirement,
tenure split and delivery mechanisms, will be determined by evidence, not by the outcomes of this consultation.

Evidence sources willinclude (but are not limited to) the Housing and Economic Development Needs Assessment
and viability assessments. Public responses will help inform the priorities and principles, but the final policy will
be driven by robust analysis in accordance with national policy, viability and legal requirements.

Economy, employment and retail

A strong and resilient economy is vital for the district’'s long term sustainability. The district benefits from
being close to London, Gatwick Airport and the M25 corridor, providing access to wider employment markets.
However, the local economy is predominantly small scale and service based, with many residents commuting
elsewhere for work mainly by car. Communities are also served by established town and village centres that
provide local jobs and other everyday services.

The Local Plan must create the conditions for a more balanced economy, supporting jobs locally while enabling
access to wider labour markets. This includes protecting existing employment land, identifying new business
and logistics opportunities and encouraging flexible workspace provision.

It will also support new economic sectors such as digital, creative and environmental industries, as well as rural
enterprises, farming, tourism and homeworking. Good transport links and digital connectivity is key to achieving
a balanced, sustainable economy.

The district’s economy is characterised by small and medium sized businesses, professional services, logistics
and rural industries. Future policy will seek to:

Protect existing employment land from being lost to housing.
Support new and emerging sectors, like digital, creative, low carbon and environmental services.

]
|
B Encourage rural businesses, farming, tourism, homebased businesses and affordable coworking spaces.
B Promote mixed use regeneration, bringing workplaces into town and village centres.

]

Improve digital and transport links to reduce long journeys to work.

The Council will also explore how planning can help deliver local skills training and employment opportunities
linked to new development.
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3.7

3.8

Infrastructure, transport and delivery

Delivering sustainable growth depends on timely and coordinated investment in transport, infrastructure and
community facilities. The district already experiences pressures on roads, schools, health facilities and utilities.
Future development must be carefully planned with improvements in capacity and access.

The district already experiences severe capacity and safety issues with the Strategic Road Network and any
development must not overly impact this. Where necessary, highways improvements and mitigation measures
will be introduced to support development, including through the provision of sustainable transport options.

The Local Plan will be supported by an Infrastructure Delivery Plan (IDP), setting out baseline levels of
infrastructure, what infrastructure is required, when it will be delivered and how it will be funded. Working with
partners including Surrey County Council, National Highways, the NHS and utility providers, the Council will
seek to align development with investment.

Developer contributions through Section 106 agreements and the Community Infrastructure Levy will help fund
local improvements. Community involvement will also help prioritise local projects to ensure growth delivers
tangible benefits to residents.

Our places

Every town, village and rural community in the district has its own distinctive identity shaped by its history,
setting, buildings and people.

As the Local Plan looks to the future, it is essential to understand what local people value most about their
area, what gives it its special character, what should be protected and where change might be acceptable or
even beneficial. This might include the look and feel of local streets, access to countryside, community facilities,
transport links, heritage assets, or the mix of housing and services.

The Plan will use this feedback to inform guidance and policies, general and specific to the individual areas,
ensuring new development respects and enhances local character rather than eroding it. This approach reflects
the government’s direction on design codes and place making, which encourage each community to help define
the qualities that make its area distinctive.
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3.9 The historic environment

Tandridge District’s distinctive character comes from varied landscapes, historic settlements and cultural
heritage. The district contains numerous Conservation Areas, listed buildings, scheduled monuments and
archaeological sites, as well as historic farmsteads, ancient woodland and rural landscapes.

The Local Plan will aim to protect and enhance these assets, ensuring growth respects the qualities that make
the district distinctive. Policies will safeguard designated heritage assets such as, Conservation Areas, listed
buildings and locally important heritage assets, while promoting high quality design that complements the
historic settings. The Local Plan will protect and enhance these assets and explore opportunities for:

B Conserving heritage significance and settings through appropriate policies and management.

B Promoting high quality, context responsive design through local design codes that reflect traditional
materials, forms and street patterns.

B Encouraging heritage led regeneration and the adaptive reuse of historic buildings for housing, workspace
and community use.

B Supporting community initiatives to record, interpret and celebrate local history and identity.

Protecting heritage is not about preventing change but about ensuring new development adds value, reinforces
local identity and contributes to sustainable placemaking.

3.10 Natural environment and nature recovery

Protecting and enhancing nature and the natural environment is a core objective of the new Local Plan.
Tandridge District’s rural landscape, woodlands and habitats make a major contribution to the district’s identity,
biodiversity and quality of life. However, wildlife habitats have been fragmented over time by development,
climate change and changing land use. Tandridge District is close to the Ashdown Forest Special Protection Area
(SPA) and Special Area of Conservation (SAC) and the Mole Gap to Reigate Escarpment SAC where residential
development, without mitigation, has been identified as having a likely significant effect on these designations’
environmental integrity.

National legislation, including the Environment Act 2021, requires local authorities to deliver at least 10%
Biodiversity Net Gain (BNG) in new development and to help implement Local Nature Recovery Strategies
(LNRS). These strategies identify priority areas for habitat creation, enhancement and connectivity at county
and district level. The Local Plan will need to reflect and support the priority biodiversity areas identified in the
emerging Surrey Local Nature Recovery Strategy.

The Plan must therefore support a coordinated approach to nature recovery, ensuring growth actively
contributes to restoring the district’s ecological networks. The Local Plan will play a vital role in implementing
these objectives by identifying where nature recovery can best take place and by ensuring development
contributes positively to these outcomes.

Further to this, the Surrey Hills National Landscape covers around 15% with the High Weald National Landscape
also extending into the southern part of the district. The Surrey Hills National Landscape is also proposed to
be extended by around 30% in total, a significant proportion of which relates to land within the district. As
the extension is expected to take place before the adoption of the Local Plan it is relevant to consider as a
land use constraint at this early stage of the process. These nationally designated areas are protected for their
scenic quality, biodiversity and cultural heritage. The Local Plan must conserve and enhance their character and
setting, ensuring new development respects their natural beauty, local distinctiveness and tranquillity.
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3.11

3.12

3.13

Health, wellbeing and communities

Good planning helps people live healthy, fulfilling lives. The Local Plan will aim to create safe, inclusive and
connected communities where residents can easily access services, green space and opportunities for physical
activity.

It will promote active travel (walking, cycling), integrate open spaces and play areas within new developments
and ensure residents have access to healthcare, education and community facilities.

Designing places that encourage social interaction, safety and inclusivity is key to achieving healthier lifestyles
and stronger communities.

The Plan will also recognise the role of planning in addressing wider health determinants such as air quality,
noise, access to nature and the quality of the built environment.

Climate change and sustainable design

Tackling climate change is a top priority. The Plan will help deliver the national transition to net zero carbons,
reduce emissions from buildings and transport and ensure new development is resilient to future climate
impacts. This includes improving energy performance, promoting renewable energy and ensuring sustainable
building practices through high quality design codes.

This means planning for:

B Energy efficient, low carbon buildings using sustainable materials and technologies such as heat pumps and
solar panels.

B Sustainable design principles which reduce water and energy use.

B Integrated green roofs and urban greening where appropriate and promote passive heating/cooling to
minimise overheating.

B Electric vehicle charging and active travel infrastructure (walking and cycling) to reduce car dependency with
improved public transport connections.

B Climate resilient layouts to manage flood risk and provide multifunctional green infrastructure.

The Plan will require development to go beyond minimum national standards where feasible, delivering greener
neighbourhoods and long-term environmental benefits.

Monitoring and delivery

A Local Plan must be deliverable and monitored to ensure it remains effective. The Council will publish an
Authority Monitoring Report annually to assess progress on housing delivery, infrastructure, employment land
supply and environmental performance.

Regular monitoring will ensure transparency and accountability. If delivery rates fall significantly below targets,
or national policy changes materially, an early review of the Plan may be required.

Monitoring will also help measure whether the Local Plan’s policies are achieving wider social, economic and
environmental outcomes.
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Vision for 2044 [refer to page x]
Please read each statement carefully and select the option that best reflects your view.

1. The draft vision reflects what | want for the district in 2044.

Strongly agree Agree Neitgi‘:;;?;:e or Disagree Strongly disagree
[l [ [ [l [l
2. The vision balances growth with protecting countryside and local character.
Strongly agree Agree Neith.er agree or Disagree Strongly disagree
disagree
[l 0 [ [l [l
3. Thevision puts homes, jobs and services in the most accessible locations.
Strongly agree Agree Neitgiiggggze or Disagree Strongly disagree
[ L] [ [ [
4. There is nothing major missing from the vision.
Strongly agree Agree Neitgizgg?ereee or Disagree Strongly disagree
[ L] [ [ [
If you disagree, please explain what is missing:
5. Please rank the following aspects of the vision from 1 (highest priority) to 8 (lowest):
B Deliver community services and infrastructure. ........ooceioiiie i L]
B Enhance nature, biodiversity and green SPaces. .........cocuioiiiiiiieiie i ]
B |mprove sustainable transport OPtiONS. ... ....oiuiii it L]
B Protect countryside and rural character of our towns and villages...........c.cccooeiiiiiiiiiiciciee L]
B Providing enough homes for local people. ........c.cociiiiiiiii e L]
B Providing genuinely affordable housing for current and future residents. ........cccccooviiiieiieene L]
B Support local jobs and the @CONOMY. ......ccuiiiiiiiiii s ]
B Tackle climate change and improve energy efficiency. .......ccoeiiiiiiiiiici e ]

6.  Anything else you'd like to add? (not compulsory)
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Locational development strategy (where growth goes) [refer to page x]

7. We must plan to meet as much of the district’s identified housing need as possible. Which option should the
Local Plan prioritise? (select one option)

B Focus development mostly through higher densities in existing towns and/or larger villages with the

most sustainable and accessible locations (train station, good public transport, jobs and services) rather
than spreading development across the diStriCt. .........oeuuiiiiiiiiiiie s L]

An even spread of development across the district, with all towns and villages allocated a proportionate
share and release of Green Belt land in the most sustainable and appropriate locations. This would also
allow some development at smaller villages to maintain local vitality and meet local needs. ................. L]

A new or expanded settlement(s) on Green Belt / Grey Belt sites where infrastructure required to support
it can be planned and delivered comprehensively. ...........coooiiiiiiii e

A balanced mix of all the above, combining the most sustainable and environmentally acceptable
aspects to address growth reqUIrEMENTS. .......oii i s

Other option(s) you think we should consider:

8. When deciding where new development should happen, please rank what matters most when choosing
locations, from 1-7:
B Protecting landscape and countryside. ........cccocieiiiiiiienne L]
B Be near public transport...........ccocoooiiiiiiiii L]
B ACCESS O JODS. .o L]
B Enough infrastructure (schools, healthcare, roads). ............... ]
B Affordable housing provision. .........ccccceiieiiiiiiicicnecneee []
B Use brownfield (previously developed) land.........c.ccccceveenee. L]
B Access to open/green SPacCe..........ocveeieeiiiiiiiee i L]
9. Other options we should consider:

Housing provision (what and where) [refer to page x]

10. Whichtypes of sites should we prioritise for new housing? (Please rank from 1 - highest priority to 5 - lowest priority)

Brownfield or previously developed 1and. ..o L]
Suitable sites on the edge of settlements. ..........cccoiiiiiiiiiii s L]
CT T = T A 1 =T3S L]
NEW SEELIEIMENTS. ...ttt ettt ettt e et ee e e s et e et eeeene e []
Special housing schemes in rural areas, led by the community to address local housing needs. ................ ]
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11. What types of housing do you think are needed most? (Please rank from 1 - most needed to 6 - least needed)

B Affordable homes for 10Cal reSIdeNTS. .........ooiiiiiiii s []
B Smaller homes (first time buyers 0r dOWNSIZEIS). ......uiiiuiiiiieiiie et []
B Family homes (3+ DEAIOOMS) ... .ttt b et e e ent e e et e e e eneeeeanneeas []
B Specialist homes (older or disabled people). ... L]
B Private rented or shared OWNEISNIP. . .oooiiiii et et e et e e et e e et e e enneeas L]
B Self-build or CUSTOM-DUIIA. ..o []

12. If new homes are built in your area, what would make them more acceptable to you (Please rank from 1 - most
acceptable to 8 - least acceptable)?

B Developers contribute to local facilities 0r OpPeN SPACE. .......eiiiiiiiiiiiic e L]
B Green spaces and biodiversity are iMProved. .........c.oii i L]
B Homes are built to low carbon, sustainable standards...........ccccuiiiiiiiiii e []
B Homes are designed to fit the local charaCter.........oovv oo L]
B Homes have good access to public transport. ..........c.oooiiiiiiiiii L]
B Homes include affordable or community housing for local people. .......c.oooiiiiiiiiiiii L]
B New development includes supporting infrastructure (schools, healthcare, roads). .......cccccoevviiriiinnienn L]
B New homes should include accessiblefadaptable homes..........cccoiiiiiiiiie e ]

Affordable housing questions [refer to page x]

13.  Which types of affordable housing should be prioritised in the district? (Rank from 1 - highest priority to 5 -
lowest priority)

B Social rent (properties typically owned by registered providers and rented at discounted rates). ............. L]
B Other affordable rent (homes that are rented at 80% of market rate). .........uuvueeeeeeeiiiiiie e []
B Discounted market sale (homes that can be brought up to around 20% below market rate). ..........c........ []
B Other affordable routes 10 home OWNEIrShIP. .....ooiiiiii e ]
B Other (PlEASe SPECITY). . ueeiiiiiii ettt e e ettt e e et e e e et e e e ent e e e e e e e e eneeeeenneeas ]

14. What percentage of affordable housing should be required on qualifying sites? (Select one)

B 20%0 oo [
B 30%0 .o [
B 40%0 oo [
B 5000 .o [
B Other (please specify)......ccccccerennee. ]
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15.

Should the affordable housing percentage requirement be the same for all types of land, or should higher
requirements apply to Grey Belt sites (subject to viability and evidence)? (Select one)

B Same requirement for all sites. .......ccccoiiiiiiiiiii e ]
B Higher requirement for Grey Belt land. .........cccooeeiiiinnenn L]
B Flexibly set based on location and land values. .................... []
B Not sure. Depends on other factors/benefits. .........cccccoueeien L]

Please read each statement carefully and select the option that best reflects your view.

16.

17.

If developers can’t provide affordable homes in their development, should the Council take money instead to
build affordable homes in other locations?

Neither agree or : .
Strongly agree Agree disagree Disagree Strongly disagree
[ L] [] [ [

If the Council receives those cash payments, should it use them to build and own affordable homes directly
(rather than giving the money to housing associations or other providers)?

Strongly agree Agree Neltgiiggggse or Disagree Strongly disagree
[ [ [ [ [

Economy, employment and retail [refer to page x]

Please read each statement carefully and select the option that best reflects your view.

18.

19.

20.

21.

22.

Protecting existing employment land is essential.

Neither agree or

Strongly agree Agree disagree Disagree Strongly disagree
] [] [] [ [
New employment land should be near major roads or public transport.
Neither agree or . .
Strongly agree Agree disagree Disagree Strongly disagree
[ O [ [ [

Mixed use developments combining homes and workspaces should be encouraged.

Neither agree or

Strongly agree Agree disagree Disagree Strongly disagree
[ [ [] [ [
Improving broadband and digital infrastructure is essential.
Neither agree or : .
Strongly agree Agree disagree Disagree Strongly disagree
[ [ [ [l [

We should support, enhance and regenerate existing town and village centres to meet growing populations.

Neither agree or
disagree

[ [ [ [ ]

Strongly agree Agree Disagree Strongly disagree
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23.

24,

Sustainable Grey Belt land should be the focus of employment land development.

Neither agree or : .
Strongly agree Agree disagree Disagree Strongly disagree
[ [] [] [ [

What business space is most needed locally?

Infrastructure and transport [refer to page x]

Please read each statement carefully and select the option that best reflects your view.

25.

26.

27.

28.

29.

30.

31.

New developments must be supported by sufficient infrastructure.

Neither agree or . .
Strongly agree Agree disagree Disagree Strongly disagree
[ l [ [ [

We should make sure that traffic from construction work is carefully managed.

Neither agree or
disagree

[l O O [ [l

We should focus growth where infrastructure already exists.

Strongly agree Agree Disagree Strongly disagree

Neither agree or
disagree

[ l [ [ [

Strongly agree Agree Disagree Strongly disagree

Developer contributions should prioritise local community infrastructure over larger strategic projects.

Neither agree or
disagree

[l O O [l [l

Strongly agree Agree Disagree Strongly disagree

New developments should be designed so it’s easy and safe for people to walk, cycle and use public transport to
access daily services and facilities instead of relying on cars.

Strongly agree Agree Neitgli(:;g?er:e or Disagree Strongly disagree
[ [] [] [ [
Which types of infrastructure should be given the greatest investment priority? (Rank from 1-6)
B Digital connectivity..........cccccceeeene L] B Education........cccoociiiiiiinne []
B Green infrastructure ..........ccoceeeeeeee. ] B Healthcare .....cocovvereiiieeee. L]
B Transport...ccccoooeeencie e O] B Utilities ..o, ]

Please share your views on which types of infrastructure are needed most and where they are most needed.
(not compulsory)
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Our places [refer to page x]

32.  What makes your town or village special?

33.  Which local features or qualities should be protected?

34.  Are there areas or sites in your community where change could be acceptable or beneficial (for example,
redevelopment or new community uses)?

Please read each statement carefully and select the option that best reflects your view.

35. New development should reflect local character and identity.

Neither agree or
disagree

L] O O [l [l

36. The Council should prepare local design codes for towns and villages.

Strongly agree Agree Disagree Strongly disagree

Strongly agree Agree Neltgiigg?ereee or Disagree Strongly disagree
[ [ [ [ [

Historic environment [refer to page x]
Please read each statement and select the option that best reflects your view.

37. Protecting and enhancing the district’s historic character is important.

Neither agree or : .
Strongly agree Agree disagree Disagree Strongly disagree
[ [] [] [ [

38. We should include local design codes that reflect traditional materials and styles.

Neither agree or
disagree

L] O O [ L]

39. Weshould support the reuse of heritage buildings (e.g. housing, community or workspace).

Strongly agree Agree Disagree Strongly disagree

Neither agree or
disagree

[ O [ [ [

Strongly agree Agree Disagree Strongly disagree
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40.

Which heritage features do you value most? (not compulsory)

Natural environment and nature recovery [refer to page x]

Please read each statement and select the option that best reflects your view.

41.

42.

43,

4k,

45.

46.

The Plan should place greater emphasis on nature recovery and biodiversity.

Strongly agree

L]

Agree

O

Neither agree or
disagree

0

Disagree

[

Strongly disagree

[l

New development should contribute to the networks identified in the Surrey Local Nature Recovery Strategy.

Strongly agree

[l

Agree

[

Neither agree or
disagree

[

Disagree

[l

Strongly disagree

[l

We should go beyond the national 10%

national Biodiversity Net Gain (BNG) mi

nimum.

Neither agree or

Strongly agree Agree disagree Disagree Strongly disagree
[ [ [] [ [
If Strongly agree/Agree, what level and why?
We should identify specific Nature Recovery Areas or corridors.
Neither agree or : .
Strongly agree Agree disagree Disagree Strongly disagree
[ [ [] [ [

The Council should work with landowners and environmental groups on voluntary habitat enhancement

projects.

Strongly agree

L]

Agree

O

Neither agree or
disagree

O

Disagree

[l

Strongly disagree

L]

Which habitats should be prioritised (e.g. woodland, wetlands, river corridors, meadows)?

Page 27

Tandridge District Council | Local Plan Early Engagement Consultation | January 2026

Page 25



Health, wellbeing and communities [refer to page x]

Please read each statement and select the option that best reflects your view.

47.

48.

49.

50.

51.

All new development should include accessible green and open space.

Neither agree or :
Strongly agree Agree disagree Disagree
[ [ [ [

Strongly disagree

[l

New development should contribute to healthcare and wellbeing infrastructure either through on-site provision

or through proportionate financial contributions.

Neither agree or
disagree

L] O O [

Strongly agree Agree Disagree

Strongly disagree

[

The Plan should prioritise layouts that promote walking, cycling, and public transport over car use.

Neither agree or
disagree

[ O [ [

Strongly agree Agree Disagree

Strongly disagree

[l

Are there local health or wellbeing challenges we should address (e.g. access to green space, isolation,

recreation)?

What are the perceived deficits in specific local areas?

Climate change and sustainable design [refer to page x]

Please read each statement and select the option that best reflects your view.

52.

53.

54.

All new development should help meet government-set net zero carbon targets.

Neither agree or
disagree

[l O [ [l

Strongly agree Agree Disagree

Strongly disagree

]

Renewable energy measures (e.g. solar panels, heat pumps) should be installed

on all new developments.

Neither agree or
disagree

[ O [ [

Strongly agree Agree Disagree

Strongly disagree

L]

We should go beyond national minimum standards for energy efficiency and sustainability.

Neither agree or

Strongly agree Agree disagree Disagree Strongly disagree
[ H [ [ [
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55.  New developments must show sustainable building practices either through design codes or by meeting
performance standards.

Strongly agree Agree Neit:iigg?erse or Disagree Strongly disagree
[ [] [] [ [
56.  Which environmental issues should be prioritised? (Select all that apply)
B Airquality .o, ] = Biodiversity .......cccooieriiiiiienns L]
B ENergy USE...ccoueiveenrienieeeineenne L] @ Flood Fisk....ocovovvoeeeeieeeeee, L]
B Waste reduction ........ccocceeenneen. L] = Other (please specify)......cccc....... L]

Monitoring and delivery [refer to page x]

57.  The Council should commit to an early review if housing or infrastructure delivery falls behind targets.

Strongly agree

L]

Agree

L]

Neither agree or
disagree

L]

Disagree

[l

Strongly disagree

]

58.  Which outcomes should be monitored most closely (e.g. housing supply, climate impacts, biodiversity gains,
infrastructure delivery)?

59. Isthere anything else you'd like to add?

Page 29

Tandridge District Council | Local Plan Early Engagement Consultation | January 2026 Page 27



Tandridge District Council
Council Offices, 8 Station Road East, Oxted, Surrey RH8 OBT.
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