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1 INTRODUCTION 

Overview 

1.1 The purpose of this report is to inform and facilitate a request for a Scoping Opinion from 

Surrey Heath Borough Council (SHBC), Runnymede Borough Council (RBC), and Woking 

Borough Council’s (WBC) in accordance with Regulation 15 of the Town and Country 

Planning (Environmental Impact Assessment) (England and Wales) Regulations 2017 

(referred to hereafter as the ‘EIA Regulations’).  

1.2 This Scoping Report has been prepared by RPS on behalf of the landowners and applicant, 

Fairoaks Garden Village Limited (FGVL). The report outlines the structure, content and scope 

of the Environmental Statement (ES) to be submitted with a forthcoming outline planning 

application for a mixed used development at Fairoaks airport, known as the Fairoaks Garden 

Village (‘FGV’), with associated strategic open space (Suitable Alternative Natural 

Greenspace (SANG) land) submitted in detail.    

1.3 The proposed FGV development will encompass approximately 151 hectares (ha) of land to 

the north of Woking, between the villages of Chobham and Ottershaw. It will comprise the 

redevelopment of the entirety of the operational Fairoaks airport including the airstrip and 

business estate to the west, plus other surrounding non-operational open land to the south 

and east. A parcel of land in the north of the site known as Berwin Park (hereafter referred to 

as the ‘FIL land’) was initially subject to separate development proposals but has now been 

incorporated into the FGV masterplan.  

1.4 The site is broadly enclosed by Chertsey Road (A319) to the north, Youngstroat Lane to the 

west, the River Bourne and McLaren Park to the south, the McLaren Technology Centre to 

the south-east, and Guildford Road (A320) to the east. A plan of the land is provided at Figure 

1. 

1.5 The majority of the built development will be located within SHBC, whilst the SANG land to 

the east of the site and south of Ottershaw Park Mansion (which is Grade II listed) will fall 

principally within RBC.  Depending on the final alignment of a proposed new Link Road to 

Guildford Road (A320), the development may also extend across the administrative boundary 

of WBC. Hence, at this time, it is envisaged that planning applications may be made in 

parallel to each of these three local authorities.   

1.6 The proposed development would see use of the airstrip and other airport operations cease, 

to be replaced by: 

 1000 residential dwellings, of varied tenure, located in different neighbourhood 

character areas, a high street and village centre. The development will have an 

average density across the site of 28 dwellings per hectare;  

 A redeveloped and enlarged business estate, comprising new offices, technology and 

employment space in a campus environment (including new accommodation for 

existing businesses) with the potential to create over 1000 jobs across a variety of 

employment types;  
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 A new 2 form entry primary school, children’s nursery, older people’s housing, 

pharmacy plus facility, and other community and sports uses; 

 Pedestrian, cycle and bridleway routes extending to 9km (5.8 miles);  

 New vehicular and other access routes, including a Southern Link Road to the A320;  

 A substantial area (>50% of the site) of recreational/ public open green space, 

including 55 ha (137 acres) of SANG;  

 A sustainable drainage network, proving a betterment beyond Greenfield runoff rates; 

and, 

 Low carbon and renewable energy technologies. 

1.7 The proposed development is further described in Section 2 of this Scoping Report, including 

the illustrative masterplan and series of parameter plans which define the limits of the outline 

development and which will be assessed through the Environmental Impact Assessment 

(EIA) process and reported in the ES. The Applicant intends to submit a hybrid/ outline 

planning application with all matters reserved for future determination, except for the  principal 

means of access and design of the SANG which will be submitted in detail.  

1.8 The site is also located entirely within the greenbelt with most of the existing built extent 

allocated by the ‘saved policies’ RE17 and M21 of the SHBC Local Plan (December 2000, 

amended September 2007 and February 2012) as a major development site within the 

greenbelt, designated for infilling and redevelopment proposals. A new residential 

development within the greenbelt must demonstrate ‘Very Special Circumstances’ (VSC) and 

set out how benefits of the proposed scheme clearly outweigh the potential harm. The 

proposed high quality and innovative design approaches afforded by the exemplar creation of 

place and community expected of a Garden Village will make an important contribution 

towards the case for ‘very special circumstances’. 

Environmental Impact Assessment 

The Purpose of Environmental Impact Assessment 

1.9 Environmental Impact Assessment (EIA) is a process for ensuring that the likely significant 

effects of a new development on its immediate and surrounding environment are fully 

identified and taken into account before that development is allowed to proceed.  

1.10 The Department of Communities & Local Government’s (DCLG) Planning Practice Guidance
1
 

states that the purpose of EIA is: 

“to protect the environment by ensuring that a local planning authority when deciding whether 

to grant planning permission for a project, which is likely to have significant effects on the 

environment, does so in the full knowledge of the likely significant effects, and takes this into 

account in the decision making process” 

1.11 The proposed development falls within category 10(b) of Schedule 2 of the EIA Regulations 

2017, which is applicable to any ‘Urban Development Project’.  
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1.12 This broad EIA category includes “the construction of shopping centres and car parks, sports 

stadiums, leisure centres and multiplex cinemas” but is also commonly applied to other mixed 

use, residential and commercial developments in both rural and urban settings.  

1.13 The proposed FGV development exceeds all relevant thresholds for Schedule 2 

developments of this type, namely: 

i. The development includes more than 1 hectare of urban development which is not 

dwelling-house development;  

ii. The development includes more than 150 dwellings; and 

iii. The overall area of the development exceeds 5 hectares. 

1.14 Schedule 2 developments are only ‘EIA development’ where they have the potential to give 

rise to likely significant effects on the environment by factors such as their nature, size and 

location. 

1.15 A formal screening opinion has not been requested from the local authorities as to whether 

the proposals constitute ‘EIA development’. Instead, the Applicant has committed to 

undertaking EIA and preparing an ES in view of the nature and scale of the proposed 

development and the characteristics of the surrounding environment. 

Scoping 

1.16 This report accompanies a request for a scoping opinion submitted under Regulation 15(1) of 

the EIA Regulations 2017. 

1.17 In accordance with Regulation 15(2), this report contains: 

i. A plan sufficient to identify the land;  

ii. A brief description of the nature and purpose of the development, including its location 

and technical capacity; 

iii. An explanation of the likely significant effects of the development on the environment; 

and 

iv. Such other information or representations as the person making the request may wish 

to provide or make. 

1.18 The opportunity to include additional information beyond the minimum requirements of the 

EIA Regulations 2017 has been taken in order to provide the local planning authorities, 

statutory consultees and other stakeholders with a better understanding of the proposed 

approach to the EIA process, the various technical assessments being undertaken and the 

intended structure of the ES. 

1.19 Scoping is an important, though optional, exercise undertaken to focus the EIA and resultant 

ES on likely significant environmental effects and to avoid the unnecessarily complicated 

examination of minor (insignificant) issues. In particular, environmental statements should not 

be scoped so widely as to become unnecessarily long and cumbersome and, as such, less 

relevant and less useful for their intended purpose, i.e. to inform the decision makers of the 



  Fairoaks Garden Village 
 

Fairoaks Garden Village Scoping Report 
JCG23136 
April 2018  1- 7 

 

main and likely significant environmental effects of proposed development, accounting for 

availability and effectiveness of mitigation and enhancement measures. 

1.20 This is matter is addressed by the Government’s Planning Practice Guidance (PPG) on EIA:  

 “Whilst every Environmental Statement should provide a full factual description of the 

development, the emphasis should be on the “main” or “significant” environmental effects to 

which a development is likely to give rise. The Environmental Statement should be 

proportionate and not be any longer than is necessary to assess properly those effects. 

Where, for example, only one environmental factor is likely to be significantly affected, the 

assessment should focus on that issue only. Impacts which have little or no significance for 

the particular development in question will need only very brief treatment to indicate that their 

possible relevance has been considered1.” 

1.21 Scoping is an ongoing process, with formal consultation undertaken by the local authorities 

with the statutory bodies (i.e. Natural England, Historic England, Environment Agency, 

Highways Authority etc.) regarding the proposed technical, geographic and spatial scope of 

the EIA upon receipt of the scoping report. The local authorities should then issue their 

opinions (or, preferably, a joint Scoping Opinion) at the end of the five-week statutory period.   

1.22 During this time, the Applicant and their technical team will continue to undertake informal 

consultation with relevant consultees themselves, to ensure that any queries on the scope of 

the EIA can be addressed beforehand and that the Scoping Opinion(s) is based on the most 

recent discussions and understanding of the proposed development and its likely effects. 

Moreover, any relevant matters raised by members of the public and/or other stakeholders 

during the current series of public exhibitions of the proposals (running from 17
th
 to the 27

th
 

April 2018) will be responded to in the ES, as appropriate.  

Requirements of an Environmental Statement 

1.23 As required by Regulation 18(3) of the EIA Regulations, the ES will include “at least”: a 

description of the development proposals; likely significant effects of the development 

proposals on the environment; a description of measures envisaged to avoid, prevent or 

reduce likely significant adverse effects; and, a description of reasonable alternatives studied 

by the Applicant. The requirements of Regulation 18(3) are detailed in full within Schedule 4, 

which is replicated in Table 1 below. 

Table 1: Specified Information to be contained within an ES 

 Regulation 18(3) – Specified Information 

1. Description of the development, including in particular: 

a. description of the location of the development; 

b. a description of the physical characteristics of the whole development, including, 

where relevant, requisite demolition works, and the land-use requirements during the 

construction and operational phases; 

c. a description of the main characteristics of the operational phase of the development 

(in particular any production process), for instance, energy demand and energy used, 

nature and quantity of the materials and natural resources (including water, land, soil 

and biodiversity) used; 
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 Regulation 18(3) – Specified Information 

d. an estimate, by type and quantity, of expected residues and emissions (such as water, 

air, soil and subsoil pollution, noise, vibration, light, heat, radiation and quantities and 

types of waste produced during the construction and operation phases. 

2. A description of the reasonable alternatives (for example in terms of development design, 

technology, location, size and scale) studied by the developer, which are relevant to the 

proposed project and its specific characteristics, and an indication of the main reasons for 

selecting the chosen option, including a comparison of the environmental effects. 

3. A description of the relevant aspects of the current state of the environment (baseline 

scenario) and an outline of the likely evolution thereof without implementation of the 

development as far as natural changes from the baseline scenario can be assessed with 

reasonable effort on the basis of the availability of environmental information and scientific 

knowledge. 

4. A description of the factors specified in Regulation 4(2) likely to be significantly affected by 

the development: population, human health, biodiversity (for example fauna and flora), land 

(for example land take), soil (for example organic matter, erosion, compaction, sealing), 

water (for example hydro morphological changes, quantity and quality), air, climate (for 

example greenhouse gas emissions, impacts relevant to adaptation), material assets, 

cultural heritage, including architectural and archaeological aspects, and landscape. 

5. A description of the likely significant effects of the development on the environment 

resulting from, inter alia: 

a. the construction and existence of the development, including, where relevant, 

demolition works; 

b. the use of natural resources, in particular land, soil, water and biodiversity, considering 

as far as possible the sustainable availability of these resources; 

c. the emission of pollutants, noise, vibration, light, heat and radiation, the creation of 

nuisances, and the disposal and recovery of waste; 

d. the risks to human health, cultural heritage or the environment (for example due to 

accidents or disasters); 

e. the cumulation of effects with other existing and/or approved projects, taking into 

account any existing environmental problems relating to areas of particular 

environmental importance likely to be affected or the use of natural resources; 

f. the impact of the project on climate (for example the nature and magnitude of 

greenhouse gas emissions) and the vulnerability of the project to climate change; 

g. the technologies and the substances used. 

6. The description of the likely significant effects on the factors specified in Regulation 4(2) 

should cover the direct effects and any indirect, secondary, cumulative, transboundary, 

short-term, medium-term and long-term, permanent and temporary, positive and negative 

effects of the development. This description should take into account the relevant 

environmental protection objectives established at the national and EU level. 

7. A description of the forecasting methods or evidence, used to identify and assess the 

significant effects on the environment, including details of difficulties (for example technical 

deficiencies or lack of knowledge) encountered compiling the required information and the 
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 Regulation 18(3) – Specified Information 

main uncertainties involved. 

8. A description of the measures envisaged to avoid, prevent, reduce or, if possible, offset any 

identified significant adverse effects on the environment and, where appropriate, of any 

proposed monitoring arrangements (for example the preparation of a post-project analysis). 

That description should explain the extent to which significant adverse effects on the 

environment are avoided, prevented, reduced or offset, and should cover both the 

construction and operational phases. 

9. A description of the expected significant adverse effects of the development on the 

environment deriving from the vulnerability of the development to risks of major accidents 

and/or disasters which are relevant to the project concerned. Relevant information available 

and obtained through risk assessments. Where appropriate, this description should include 

measures envisaged to prevent or mitigate the significant adverse effects of such events on 

the environment and details of the preparedness for and proposed response to such 

emergencies. 

10. A non-technical summary of the information provided under paragraphs 1 to 8. 

 A reference list detailing the sources used for the descriptions and assessments included in 

the environmental statement. 

Source: EIA Regulations 2017 

Structure of this Report 

1.24 The remainder of this report is structured as follows: 

 Section 2: Overview of the proposed development; 

 Section 3: The proposed approach to the EIA Methodology; 

 Section 4: Overview of the proposed EIA Technical Chapters; 

 Section 5: Topics to be ‘scoped in’ for inclusion within the ES; 

 Section 6: Topics proposed to be ‘scoped out’ of the ES; and 

 Section 7: Summary and conclusions. 
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2 OVERVIEW OF THE PROPOSED DEVELOPMENT 

Site Description 

2.1 The proposed development site of circa 151 hectares comprises a privately owned airfield 

and heliport (containing a hardstanding runway, taxiways, an airport control tower, hangars 

and related facilities) together with the adjoining business estate, a small sewage treatment 

works, and a significant area of non-operational open land to the south and east. An indicative 

redline boundary of the proposed development site is included at Figure 1. 

2.2 The site is located between the villages of Chobham, approximately 2.7km west, and 

Ottershaw, approximately 0.9km to the north east (measured from the centre of the village to 

the nearest site boundary). A short cul-de-sac (Bonsey’s Lane) provides restricted, non-

vehicular access to the FIL land site approximately half way along the Chertsey Road (A319). 

To the west of the site is Youngstroat Lane, which is a private road providing the west 

entrance to the airport and access to the business estate. Philpott Lane, further to the west, 

links Chertsey Road (A319) to Guildford Road (A320) which in turn forms the extended 

eastern boundary of the site beyond the River Bourne and its associated floodplain. The 

McLaren Technology Centre and McLaren Park are located adjacent to the site’s southern 

boundary. 

2.3 The site is generally well contained by boundary trees, vegetation and woodland. The western 

part of the site falls gently towards the River Bourne, whereas the eastern part is more 

undulating as it rises towards Ottershaw House and Chertsey Road in the north. The airfield 

itself is mainly mown grassland with low biodiversity or aesthetic value.  However, the land to 

the south and east (which will comprise the proposed SANG) has higher value as it contains 

mature trees, woodland belts, wetlands, hedges and ditches. 

2.4 There are various public rights of way (PRoW) including footpaths, bridleways and cycleways 

within the vicinity of the site connecting neighbouring settlements, although only one principal 

PRoW passes through the centre of the site itself, from Bonsey’s Lane to McLaren Park.   

2.5 The site is located within the 5km ‘zone of influence’ of the statutory designated Thames 

Basin Heaths Special Protection Area (SPA) which comprises a rich mosaic of habitats. 

Chobham Common is located approximately 1.1km to the north of the site and Horsell 

Common approximately 460m to the south; both sites form part of the Thames Basin Heaths 

SPA and support internationally important species of ground nesting birds including Nightjar, 

Dartford Warbler, Woodlark and their associated habitats.  

Current Land Use 

2.6 Fairoaks Airport is currently an operational general aviation (GA) aerodrome with both fixed 

wing and rotary wing (helicopter) operations for training, leisure and business purposes. The 

airport is owned by FGVL and operated by Fairoaks Operations Ltd who manage the airport 

and retain a Civil Aviation Authority (CAA) Ordinary Licence (number P560). This licence 

permits up to 120,000 aircraft movements per annum with no restrictions on helicopter 

movements.  However, aircraft movements have remained largely static over the past decade 

or so, and in 2017 there were 23,000 such flights of which about 20% were helicopters.  
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2.7 There are no permanently established Customs, Immigration or Special Branch facilities at 

Fairoaks Airport. However, flights that are subject to control by any of these agencies can 

take place provided that a General Aviation Report (GAR) is completed and submitted to the 

Airport in sufficient time before the flight.  

2.8 The site has two resident flight training schools and a business centre which acts as the base 

for several aviation companies such as Starspeed and Synergy Aviation. Maintenance 

facilities are offered at the site through several of the tenants including, for example, Gama 

Engineering Ltd. which provides piston engine, general aviation fixed and rotary wing ‘nose-

to-tail’ maintenance. Helicopter maintenance is also provided. 

2.9 The commercial estate, comprising most of the buildings at the airport and part of the open 

space, is owned by TEREF ADP Fairoaks Ltd (part of FGVL). The commercial estate 

currently provides floorspace for hangars, office, industrial and warehouse accommodation for 

around 60 businesses. These businesses range from aviation related enterprises to a wide 

variety of other companies including, but not limited to, a website designer, photography 

studios, equipment hire, sporting goods and a bike store. Indeed, non-aviation-related 

companies comprise the majority, around two-thirds, of the existing employment area. 

2.10 Land uses in the employment area and aerodrome within the western portion of the site also 

include the Hangar Café (a tenant company serving both airport staff and visitors), 

hardstanding for car parking and a series of ancillary buildings and commercial units located 

within the north-west corner.  

2.11 Land within the eastern portion of the site, located within RBC, predominantly comprises open 

fields and grassland which are used by tenant farmers for grazing; an informal apiary is also 

located on the site. Historically, this grassland formed part of the wider parkland associated 

with the Ottershaw Park estate which is located adjacent to the site’s northern boundary and 

includes the Grade II listed Ottershaw Park Mansion, now converted to residential 

apartments. Long views exist from the south and south west of the site towards Ottershaw 

Park and across the airfield to the west.  

2.12 Areas of wet grassland and a network of vegetated drainage ditches exist to the south of the 

site within the flood zone (2 and 3) along the northern bank of the River Bourne. 
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Figure 1: Indicative Redline Plan  

 

Summary of Environmental Sensitivities 

2.13 The following key sensitive receptors have been identified within the vicinity of the site. The  

ES will particularly focus on identifying the effects of the construction and operation of the 

proposed development on these receptors:  

 Residential properties surrounding the site (e.g. Bonsey’s Lane, Youngstroat Lane, 

Philpot Lane, Ottershaw Park Estate, Wey Farm); 

 Local social and community services, including secondary schools, GP services and 

hospitals; 

 Existing businesses within the Fairoaks Airport estate; 

 Thames Basin Heaths SPA, including Chobham Common to the north and Horsell 

Common to the south;  
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 Bourne Fields and Youngs Stroat Meadows Site of Nature Conservation Importance 

(SNCI) to the south west of the site and the habitats along the south and east 

boundary; 

 The River Bourne along the southern site boundary and a number of small streams 

which extend into the site; 

 Protected species including bats, reptiles, amphibians, wintering and breeding birds; 

 Other ecological receptors within or in close proximity to the site, including hedgerows, 

woodland and grasslands; 

 Grade II Listed Buildings within 1km of the site notably, Ottershaw Park Mansion, 

Christchurch and four buildings associated with Brooklands Farm; 

 Undesignated heritage assets which lie within the site boundary including: ‘Kiln Field’, 

Ottershaw School Farm, a pillbox and any other remains associated with to the site’s 

use as an WWII airstrip; 

 The landscape character of the site and its surrounding environs; and 

 Sensitive receptors that would be introduced to the site under the proposals, including 

site workers and future residents, school children, tenants and other site users who 

would be present during the later phases of construction. 

The Proposed Development 

Overview of Development 

2.14 It is proposed that the development will include the phased decant of existing uses, demolition 

of existing buildings, and development of the following principal land uses: 

 1,000 mixed residential units (including elderly care (C2)); 

 Up to 63,990 sqm (GEA) of non-residential floorspace, including employment (B1, B2, 

B8), education (D1), retail (A1, A2, A3, A4, A5), leisure and community (D2), and hotel 

(C1), and provision of supporting infrastructure; 

 Open space and landscaping, including creation of SANG;  

 Associated vehicular and other access routes; and 

 A single helipad and associated helicopter facility in the south west corner of the site 

(subject to further discussion with potential operators).  

2.15 It is envisaged that buildings would be up to three storeys in height (or up to 16m to the top of 

the building ridgeline), with the tallest elements located towards the north/west of the site 

within the employment areas. Residential development will typically be 2 to 2.5 storeys with a 

maximum of 3 storeys in height (up to 13.5m to the top of the ridgeline).  

2.16 Maximum heights have been defined for each land use parcel and these will be depicted on a 

parameter plan submitted with the planning application and assessed in the ES. 
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Neighbourhoods 

2.17 As shown on the Illustrative Masterplan at Figure 2, it is proposed to develop 1000 homes in 

and across the central and northern half of the site, arranged in three main character areas: 

Woodland Quarter, Village Core and Bourne Meadows. These areas will be further 

subdivided into parcels, with a range of tenures and densities; ranging from low density (10-

25 dph) detached and semi-detached family homes to medium density (30-40 dph) terrace 

houses and small villa-style apartment buildings. The maximum densities in each parcel of 

land will be shown on a parameter plan submitted with the planning application and assessed 

in the ES. 

2.18 Whilst the outline planning permission sought will act to ‘fix’ the number of residential units at 

1000, for the purpose of the EIA it is considered appropriate to apply a 5% uplift on this 

number (i.e. 1050) in order to present a ‘worst case’ for certain environmental and socio-

economic effects and to allow for potential margins of error in the impact assessment findings. 

The rationale for such sensitivity testing will be further explained in the ES.  

Employment Space 

2.19 Those businesses currently on site, which are not reliant upon runway operations, will be 

encouraged to remain and occupy the proposed new business premises, helping to establish 

a sustainable, mixed-use community. These businesses will be provided with opportunities to 

expand, facilitated by a phased programme of development.  The new business area is likely 

to include the following: 

 New office space and small/ medium-sized industrial units; 

 An Innovation Centre which will offer desk space and incubator offices to rent with 

meeting rooms, a café and business support; and 

 A helipad to allow for restricted daytime helicopter movements connected to a 

helicopter showroom and support services. 

2.20 The High Street will also include small scale commercial, retail and café space and elsewhere 

there will be employment opportunities associated with the new primary school, older people’s 

housing, gym, nursery, pub, Community Hub and landscape maintenance. 

2.21 In accordance with SHBC policy, the proposed development may include the provision of a 

gas fired Combined Heat and Power (CHP) plant located at the eastern edge of the new 

business estate. This CHP facility would be designed to meet the heat and power demands of 

all residential properties within the development, whilst the commercial units will be powered 

by an all-electric system consisting of air source heat pump/variable refrigerant flow 

technology. However, the masterplan also includes a range of other, more localised 

renewable energy sources, including solar panels, and has been designed to be ‘future proof’ 

to enable the introduction of future energy technologies and to be self-sufficient in domestic 

energy production.  
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Landscape and Drainage 

2.22 The residential plots will be interspersed with an integrated network of green (landscape) and 

blue (sustainable drainage) corridors.  These includes: 

 ‘The Ride’ – a new east-west green link from Youngstroat Lane to the SANG which 

will include space for planting, play, drainage and food production, along with 

footpaths, cycle paths and a bridleway; and 

  ‘The Rills’ - a series of primarily north-south green corridors between the village 

core, residential areas and Bourne Meadows SANG to the south. These will again 

incorporate new planting, play space, drainage and footpaths/cycle paths. 

2.23 In addition to the above, the FGV masterplan includes a village green to provide a community 

space within the Village Core, with space for seasonal events and children’s play areas 

including a NEAP (Neighbourhood Equipped Area for Play), and a separate area to the east 

for active sports such as rugby and football pitches. The latter will include a combined pavilion 

and SANG visitor centre.  

Suitable Alternative Natural Greenspace (SANG) 

2.24 Any new residential development in proximity to the Thames Basin Heaths SPA is subject to 

the measures set out in policies CP14A and B of the SHBC Core Strategy and Development 

Management Policies (2011- 2028) and the Thames Basin Heaths SPA Avoidance Strategy 

Supplementary Planning Document (SPD). The policies require SANG or expansive areas of 

natural or semi-natural publicly accessible spaces to be provided to offer an alternative 

recreational space to the SPAs to reduce pressures, such as the risk of ground nesting birds 

being disturbed by dog walkers, on these important habitats.  

2.25 The proposed development will therefore include a significant area of recreational green 

space known as SANG, which will be provided in order to avoid increased recreational 

pressure on local ecological receptors including components of the Thames Basin Heaths 

SPA’s ‘rich mosaic of habitats’ comprising Chobham Common, Horsell Common, and 

Thursley, Ash, Pirbright and Chobham Special Area of Conservation (SAC).  

2.26 The key features of the SANG and associated open spaces include: 

 Over 55 ha (137 acres) of publicly accessible natural greenspace to be provided; 

 Opportunities for walking, jogging, cycling, horse riding and enjoying nature, with 

multiple paths and trails; 

 More formal ‘parkland’ greenspace created at the area to the south of Ottershaw 

House; 

 More natural greenspace established along the River Bourne corridor, with ecological 

areas; and 

 A Sports Hub provided on the edge of the SANG, providing transition to the built up 

area.  



  Fairoaks Garden Village 
 

Fairoaks Garden Village Scoping Report 
JCG23136 
April 2018  1-16 

 

Access 

2.27 The FGV masterplan has the objective of encouraging the use of sustainable transport by 

making walking, cycling and public transport convenient and attractive alternatives to private 

car use. The mixed-use nature of the scheme also means that some residents are likely to 

both live and work at the site, thereby minimising the need to travel by car on a regular basis,   

2.28 The development will be directly accessed by vehicles from junctions on the Chertsey Road 

(A319) corridor forming the north-west boundary.  These junctions will be upgraded as part of 

the development proposals, including the existing access at Youngstroat Lane and the main 

access (which will be reconfigured as a roundabout), plus a new junction further to the north-

east. A new Link Road is also proposed to run through the site, connecting the Chertsey 

Road (A319) to the Guildford Road (A320). This would allow for cyclists, public transport, 

pedestrians and private cars to travel through the site, reducing the potential for congestion 

along Chertsey Road and providing an alternative to passing through Ottershaw and Philpot 

Lane.  

2.29 The precise alignment, design and timing of the delivery of this Link Road are yet to be 

confirmed. Figure 1 illustrates the broad area within which the southern extent of the Link 

Road would be located.  However, if this matter is not concluded in advance of the outline 

planning application, the ES will present and assess a number of viable options for this Link 

Road within a corridor of land, as shown in Figure 1.  Thereafter, the Link Road will be 

designed and assessed in detail at the reserved matters stage and will be subject to approval 

of conditions by the local authorities and Surrey County Council (SCC) Highway Authority. 

This will ensure that the environmental effects of this Link Road are appropriately evaluated 

and mitigated, such that they will be no worse than determined at the outline planning EIA 

stage.  

2.30 Other proposed transport initiatives include tailored public transport services serving the site 

to provide access to local rail connections, secondary schools and other facilities, and an on-

site car club, amongst others. 

2.31 Notwithstanding the above initiatives, it is expected that traffic flows within the local and 

strategic highway network will increase somewhat as a result of the development, especially 

in the A319 and A320 corridors.  Therefore, subject to the completion of ongoing junction 

capacity modelling work, a number of existing junctions will be improved in agreement with 

SCC highways officers.  The results of this assessment will be set out in the Transport 

Assessment (TA) submitted with the outline planning application.  

Utilities 

2.32 Contact is being made with all relevant utilities providers with regards to possible mains 

diversions, new supplies, layouts and infrastructure capacity checks to determine whether 

there will be a need for off-site works to facilitate the development of FGV. 

2.33 One of the objectives of the FGV masterplan is that high speed broadband will be available to 

all homes and businesses, and that the scheme will be future-proofed to accommodate 

advances in technology that give access to services. 
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2.34 Information will become available as the designs and the negotiations with the utilities 

companies progress and may include running new infrastructure in the public highway, either 

to divert around the site or to reach utility substations/larger infrastructure in the surrounding 

area.  

2.35 Thames Water has indicated that the anticipated flows from the site may exceed the available 

capacity of the public sewers. It will therefore be necessary for Thames Water to undertake 

investigations into the impact of the proposed development by means of a developer funded 

impact study to determine possible connection points on the existing system and/ or what 

upgrades to the existing network are required.  

2.36 Thames Water have indicated that, if utilising their existing assets proves not to be feasible, 

they are open to discussing the option of adopting a new treatment facility that is built 

specifically for the site to their standards. This would also be subject to discussion with the 

Environment Agency, who encourages developments to connect to a public foul sewer 

wherever practicable.  

2.37 Consequently, the proposed development includes the potential for connection to off-site 

Thames Water infrastructure to dispose of foul water, or, should this not prove feasible, an 

on-site treatment plan with subsequent discharge of clean, treated water to the River Bourne. 

Both options will be considered in the ES but will be subject to further detailed assessment at 

the reserved matters/ detailed design stage. 

Figure 2: Illustrative Masterplan 
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Green Belt Considerations 

2.38 The emerging proposals at the site will give rise to numerous environmental, social and 

economic benefits, some of which are unique to this specific site and location. These also 

include innovative community benefits that are enshrined within the creation of a development 

delivering the aspirations of Garden Village principles. The extent to which these benefits and 

other considerations arising from the proposals outweigh the potential harm caused will be 

demonstrated and evidenced through the application submission material, assessed and 

articulated through the Planning Statement and a standalone Green Belt Assessment. 

document. 

Consultation 

2.39 In the lead up to the planning application and throughout the development design, a 

programme of consultation has and will continue to be undertaken with statutory and non-

statutory consultees and with members of the public. Further technical consultation will also 

be undertaken as part of the ongoing EIA process, including Surrey County Council (SCC) 

Natural England, Thames Water and the Environment Agency.  

2.40 A summary of relevant consultation will be presented in the introductory sections of the ES. 

This will provide details of any environmental issues raised and provide an audit trail of how 

the EIA process has responded to these. Consultation that is specific to particular topics will 

be reported, where relevant, within the corresponding chapters of the ES. 

Scheme Parameters 

2.41 The description of the proposals contained within the ES must be sufficient to enable the 

requirements of the EIA Regulations 2017 to be fulfilled, specifically to enable the likely 

significant effects of the proposed development to be identified. As a hybrid application with 

the majority of the scheme submitted in outline, the precise detail of the proposed layout, 

scale, appearance, and landscaping (with the exception of the SANG details and access) will 

be subject to approval at the reserved matters stage.  

2.42 As part of the outline elements of the application, it is the intention that certain development 

parameters and key development principles will be approved at the outline stage to guide and 

inform future reserved matters applications. A Design Code will be drawn up to guide 

subsequent reserved matters applications.  This Code will define minimum standards for 

residential layout (e.g. typology, parking, boundary, set back, dwelling height and frontage 

character) and provide a materials palette appropriate for each character area. The Code will 

be described further in the Design and Access Statement (DAS) submitted with the outline 

planning application.  

2.43 The Applicant will submit a number of parameter plans with the outline planning application in 

order to define the limits of what can be built and where.  These parameters will in turn form 

the basis of the assessments contained within the ES.  

2.44 It is envisaged that these parameter plans will include, inter alia, the following:  

 Application Site (red line boundary) including any requirements for any temporary 

construction lay down areas etc.; 
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 Demolition Plan (extent of demolition and/or retention of existing buildings and 

structures on site); 

 Land Use Plan (with limits of deviation extent of proposed character areas); 

 Density Plan (including maximum number of dwellings per hectare in each 

development parcel);  

 Maximum Building Heights (set to meters above ordnance datum (mAOD));  

 Access and Movement Plan (for all modes of transport); and 

 Landscape and Open Space Plan (including location and extent of all strategic 

landscape features, including SANG, ‘The Ride’, ‘The Rills’, village green, formal sports 

pitches and allotments, play areas, indicative locations of attenuation basins and 

swales, and existing landscape features, e.g. trees and hedgerows, to be 

retained/removed).  

2.45 It should be noted that the EIA will be a ‘multi-stage process’, whereby the environmental 

effects and mitigation can, if necessary, be further defined and tested at the reserved 

matters stage.  This will ensure that the assessment of environmental effects responds to 

the additional detail as it comes forward.    
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3 EIA METHODOLOGY 

Relevant Planning Policy and Guidance 

3.1 The proposed development is located within the jurisdiction of three local planning authorities. 

The following planning policy and guidance is relevant to the proposed development: 

 National Planning Policy Framework (NPPF) (2012)
2
 and Draft Consultation Document 

(March 2018)
3;
 

 Government PPG (2014)
1
;  

 The SHBC Core Strategy and Development Management Policies Development Plan 

Document (DPD) 2012 (and the Policies Map 2012); 

 The SHBC 2000 Local Plan (extant saved policies); 

 Saved Policies from Runnymede Borough Local Plan (Second Alteration) (April 2001); 

 Runnymede Draft Local Plan 2015-2030 (Jan 2018); 

 Woking Core Strategy (2012); 

 WBC Development Management Policies DPD (2016); 

 WBC Proposals Map (2016); 

 Other relevant supplementary planning documents and guidance; 

 Institute of Environmental Management and Assessment (IEMA) Guidelines for 

environmental impact assessment
4 5

; 

 The Planning Inspectorate -‘Using the Rochdale Envelope’ (Advice Note 9, April 2012); 

and 

 Topic specific guidance and assessment criteria, where appropriate. 

EIA for a Hybrid Planning Application 

3.2 In accordance with the ‘Rochdale Envelope’ approach
i
, whilst developers are not precluded 

from having a degree of flexibility in how a scheme may be developed, the EIA for the outline 

elements of the application must assess different options by considering the maximum and, 

where appropriate, minimum parameters of the scheme in terms of scale, height, floorspace 

and other matters. These parameters will be set out within the supporting Parameter Plans 

                                                      
i
 The ‘Rochdale Envelope’ arises from the following cases: R. v Rochdale MBC ex parte Milne (No. 1) and R. v 

Rochdale MBC ex parte Tew [1999] and R. v Rochdale MBC ex parte Milne (No. 2) [2000]. The judgments in these 

cases describe the principle that one may set clearly defined parameters for development, which, when taken with 

development proposals set at an appropriate level of detail, may allow for environmental assessment to take place of 

those proposals. This allows the detail of the development to come forward within those parameters at a point after 

the assessment has taken place. 
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listed at paragraph 2.44 above, with detailed plans being produced in respect of the SANG 

(for which full planning permission is required).  

3.3 In addition to the Parameter Plans, a number of indicative plans will be provided within the ES 

and DAS, including an Indicative Phasing Plan. These will present 'reasonably likely' 

scenarios to inform the EIA, but are not fixed parameters for which approval is sought at this 

stage.  

3.4 The EIA process will include a sensitivity test to evaluate the environmental effects 

consequent on a 5% uplift in the number of residential units (as described in paragraph 2.18 

above) and, where applicable, other ‘worst case’ scenarios. The EIA/ ES will also account for 

the evolution of the future detailed design within the constraints of the development 

parameters and Design Code. Through this approach, the decision-maker can draw sound 

conclusions about the likely significant effects of final development and mitigation measures/ 

safeguards can be built into any outline consent via planning conditions and Section 106 

obligations, which would then be further refined, tested and implemented at the reserved 

matters stage. 

Summary of the EIA Process 

3.5 The EIA process comprises the following: 

 Baseline surveys, modelling and assessment; 

 Consideration of local, regional and national planning policies, guidelines and 

legislation relevant to the EIA process, in particular those applicable to sustainable 

urban development projects; 

 Ongoing iteration of the Masterplan in light of the EIA findings and inclusion of inherent 

‘embedded mitigation’ measures; 

 Finalise Masterplan and associated Parameter Plans; 

 Final assessment of Masterplan and determination of impact significance, mitigation 

and residual impacts; and 

 Complete and submit the ES with the planning application, including a Non-Technical 

Summary of the ES as required within Regulation 2 (1) Schedule 4 of the 2011 EIA 

Regulations. 

3.6 With respect to identifying the likely significant environmental effects associated with the 

proposal, this EIA Scoping Report gives due consideration to a range of potential effects 

associated with construction, occupation and operation of the development, both beneficial 

and adverse, which could be deemed to be ‘significant’ on the basis of:   

 the value/ importance of the resources and receptors that could be affected by the 

construction and operation of the development; 

 the predicted magnitude of environmental change and/or impact experienced by these 

resources and receptors, accounting for their size, duration and spatial extent; and 
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 options for avoiding, reducing, offsetting or compensating for any potentially significant 

adverse effects and the likely effectiveness of such mitigation measures. 

3.7 Subsequent sections of this EIA Scoping Report set out the range of topics and detailed 

issues which are proposed to be considered in the EIA, whilst the principal/ common 

considerations of the EIA are described below. 

Assessment Scenarios 

3.8 The timeline for development and proposed assessment scenarios are shown in Figure 3 

below. 

Figure 3: Proposed Assessment Scenarios 

 

3.9 The proposed assessment scenarios comprise: 

 The existing baseline, which has been informed by surveys undertaken during the 

period 2015 to 2018 and against which the proposed development effects will be 

considered; 

 The assessment of the construction phase activities, which will also include the 

consideration of necessary demolition and site enabling work activities, and is forecast 

to commence in 2020; 

 The initial year of operation of the commercial elements of the site and initial 

occupation of the first phase of residential units, which is anticipated in 2021/2022; and 

 The final completion of the scheme, which is forecast for full occupation/ operation by 

2030. 

3.10 These four development milestones represent the main assessment scenarios that will be 

considered within the EIA and reported in the ES. 

3.11 The ES will include provision of an indicative phasing plan; however, the phasing of the 

proposed development may be subject to variance beyond those key assessment scenarios 



  Fairoaks Garden Village 
 

Fairoaks Garden Village Scoping Report 
JCG23136 
April 2018  1-23 

 

identified and as such, the assessment approach has sought to consider this in how the 

assessments are approached. 

Consideration of Alternatives 

3.12 In accordance with Schedule 4 of the EIA Regulations 2017, the ES will contain: 

"A description of the reasonable alternatives (for example in terms of development design, 

technology, location, size and scale) studied by the developer, which are relevant to the 

proposed project and its specific characteristics, and an indication of the main reasons for 

selecting the chosen option, including a comparison of the environmental effects". 

3.13 The Government PPG on EIA states at paragraph 035 that:  

“Where alternative approaches to development have been considered, the Environmental 

Statement should include an outline of the main alternatives studied and the main reasons for 

the choice made, taking into account the environmental effects”.
1
 

3.14 Potential alternatives can be broadly grouped into the following categories: 

 Alternative sites; 

 Alternative land uses; 

 Alternative processes; and 

 Alternative development layouts. 

3.15 The ES will therefore include a qualitative assessment of the alternative designs which will 

summarise the progression of the Masterplan for the site and how environmental 

considerations have influenced the overall design process. A summary of the main 

alternatives considered, such as alternative plan form layouts, building heights and massing 

will be presented, together with the justification for the selection of the final design.  

3.16 As there are no alternative sites within FGVL’s ownership, alternatives sites have not been 

considered by the Applicant or examined by the EIA.  

3.17 As part of this consideration of alternatives, the ES will also consider a 'Do Nothing' scenario, 

which will describe the environmental and socio-economic conditions at the site were the 

proposed development not to occur.   

Assessment of Significance 

3.18 DCLG Guidance suggests that it is advantageous to devise generic assessment criteria for 

determining the significance of impacts that can apply for all environmental topics considered 

within an ES. This ensures that, where possible, effects are assessed in a comparable 

manner.  

3.19 Prevailing good practice suggests that environmental impacts should be considered in terms 

of the importance, value or sensitivity of receptors and the predicted scale, or magnitude, of 

the potential effects. The significance of potential impacts should then be determined through 

consideration of respective sensitivity and magnitude. 
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3.20 The assessment of significance within the ES will be considered using a common scale, being 

described as either ‘major’, ‘moderate’, ‘minor’ or ‘negligible’ (which also includes neutral or 

no impact outcomes).  

3.21 Where legal or otherwise definitive impact thresholds do not exist, the method for ascribing 

significance is left to the judgement of the topic specialists informed by best practice guidance 

within their professional discipline.  Where methodologies have been adapted from specific 

industry recognised guidelines (e.g. Landscape Institute and Chartered Institute of Ecology 

and Environmental Management (CIEEM) Guidelines), this methodology will be set out in the 

respective chapters of the ES or the accompanying technical appendices. 

3.22 Following their identification, all significant effects will be classified on the basis of their nature 

and duration as follows: 

 Beneficial – effects that have a positive influence on receptors and resources; 

 Adverse – effects that have a negative influence on receptors and resources; 

 Temporary – effects that persist for a limited period only (due for example, to 

particular construction activities taking place for a short period of time); 

 Permanent – effects that result from an irreversible change to the baseline 

environment (e.g. land-take) or which persist for the foreseeable future (e.g. noise 

from regular or continuous operations or activities); 

 Direct – effects that arise from the impact of activities that form an integral part of the 

proposed development (e.g. direct employment and income generation) and which 

occur at the same time and place; 

 Indirect – effects that arise from the impact of activities that do not explicitly form part 

of the proposed development (e.g. off-site infrastructure upgrades to accommodate 

the development), which may occur later in time and/or are geographically remote 

from the site, but are nonetheless reasonably foreseeable and measurable; 

 Secondary – effects that arise as a consequence of an initial effect of the proposed 

development (e.g. induced employment elsewhere); and 

 Cumulative – effects that can arise from a combination of different effects at a 

specific location or the interaction of different effects over different periods of time. 

Consideration of Cumulative Effects 

3.23 Under the EIA Regulations 2017, the requirement for considering cumulative schemes has 

been restricted to ‘cumulation’ with other existing development and/or approved 

development’.  

3.24 In their response to the technical consultation on EIA thresholds, DCLG stated that urban 

development projects below the revised EIA screening thresholds “will not be likely to have 

significant effects either alone or in combination with other projects because of their nature, 

location or impact”. On this basis, the consideration of cumulative effects has been limited to 

those projects where:  
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 the development includes more than 1 hectare (site area) of urban development which 

is not dwellinghouse development; or 

 the development includes more than 150 dwellings; or 

 the overall area of the development exceeds 5 hectares. 

3.25 In accordance the NPPG on EIA, only those schemes with planning permission need to be 

considered in the cumulative impact assessment. 

3.26 The spatial scope of the potential cumulative schemes has been considered and those 

consented developments located within 4km of the site that meet the aforementioned criteria 

have been identified. This distance has been informed by the transport assessment approach 

which has reviewed the surrounding transport network and identified that schemes located 

between the site and M3 could have the potential for cumulative traffic effects.  

3.27 It is considered that schemes identified using the above criteria will sufficiently address the 

potential for cumulative (‘in combination’) effects on air quality, noise, transport, socio-

economics, landscape and visual, biodiversity and the water environment.  

3.28 For the remaining technical areas of cultural heritage (archaeology) and ground conditions 

(contamination), these are considered site-specific and therefore do not have the potential to 

give rise to cumulative effects.  

3.29 Apart from considering the specific schemes identified below, general development will be 

accounted for in the area in two ways: 

 through the application of the traffic model (TEMPRO) growth factors when considering 

future baseline traffic flows. The TEMPRO database calculates growth based on 

housing and employment projections for the local area. Consequently, it will inherently 

include any schemes already accounted for within housing and employment projections 

and so will undertake a conservative assessment; and 

 for socio-economic considerations, through the use of publicly available evidence from 

surrounding local authorities and other stakeholders on the future baseline for 

education and healthcare capacity. 

3.30 The following committed developments, which have not yet begun construction, will be 

considered as part of the cumulative effects assessment.  Where there is an extant and varied 

consent at the same site, account will be taken of the version that has the greatest cumulative 

impact. 

Table 2: Summary of Cumulative Schemes to be Considered within the ES 

Scheme address Planning reference LPA Site area Distance from 

site 

McLaren Technology Centre, 

A320 Chertsey Road, Woking, 

Surrey, GU21 4YH 

PLAN/2014/1297 

(Extant consent) 

WBC 55.17ha Immediately 

south 
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McLaren Technology Centre, 

A320 Chertsey Road, Woking, 

Surrey, GU21 4YH 

PLAN/2018/0114 

(Revised application) 

WBC 55.17ha Immediately 

south  

St Peters Hospital, Guildford 

Road, Chertsey, Surrey, KT16 

0PZ 

RU.17/0648 

(Extant consent) 

RBC 33.67ha Approx. 4k 

north-east 

St Peters Hospital, Guildford 

Road, Chertsey, Surrey, KT16 

0PZ 

RU.17/1815 

(Revised application) 

RBC 30.96ha Approx. 4k 

north-east 

Parklands, Bittams Lane, 

Chertsey 

RU.17/1440 

(Extant consent) 

RBC 2.9ha Approx. 4k 

north-east 

Parklands, Bittams Lane, 

Chertsey   

RU.17/1749 

(Revised application) 

RBC 2.9ha Approx. 4k 

north-east 

Former DERA Site, Chobham 

Lane, Longcross, Chertsey, 

Surrey 

RU.13/0856 RBC 33.62ha Approx. 4k 

north 

Land to the east of the A320 

Chertsey Road, Woking, Surrey, 

GU21 4YH 

PLAN/2011/0823 

(Extant consent) 

WBC 24.8ha Immediately 

south 

Land to the east of the A320 

Chertsey Road, Woking, Surrey, 

GU21 4YH 

PLAN/2013/1299 

(Revised application) 

WBC - Immediately 

south  

 

3.31 Intra-cumulative effects will also be considered within the ES. This will take the form of a 

matrix identifying the sensitive receptors and the different effects arising from the proposed 

development experienced at each – for example, an individual receptor close to the site 

boundary may be affected by noise and visual effects.  

Structure of the Environmental Statement 

3.32 There is no defined structure for an ES, provided that it meets the requirements outlined in 

Regulation 18(3) of the EIA Regulations 2017. This section sets out the proposed structure for 

the ES.  

Volumes of the ES 

3.33 The ES will be presented in three separate parts: 

 Volume I will be the main volume of the ES and will describe: the proposals, the 

alternative options considered, the baseline environmental conditions, the likely 

significant effects of the development, the proposed mitigation measures and the 

residual (remaining) environmental effects following the implementation of mitigation 

measures. 
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 Volume II will contain the technical appendices, which comprise the technical 

guidance, reports and data that have informed the assessments contained in Volume II.  

 Volume III will comprise the non-technical summary of the information contained in 

Volumes I and II to make the scope, methodology, results and conclusions readily 

understandable to non-specialists. 

3.34 The proposed structure of Volume I (the main volume of the ES) is presented in Table 3. It 

should be noted that Volume II will include standalone reports for Cultural Heritage 

(Archaeology) and Ground Conditions; which are proposed to be scoped out of the ES. 

3.35 Information to facilitate a Habitat Regulations Assessment (HRA) screening exercise will also 

be included in the ES Appendices.  This data will prepared to support the determination by the 

competent authority under Regulation 61 of the Conservation of Habitats and Species 

Regulations 2017
6
 (the “Habitat Regulations”) as to whether or not the proposed development 

is likely to have a significant effect on the Thames Basin Heath SPA (either alone or in 

combination with other plans or projects) and hence, would require an appropriate 

assessment under the Habitats Regulations.  This assessment is a separate, although closely 

related process to the EIA and is normally be completed by the local planning authorities 

(advised by Natural England) and at the pre-determination stage.  

Table 3: Proposed Structure of Volume I of the ES 

Chapter Content 

1. Introduction Scheme background; scheme context; explanation of EIA and the 

EIA Regulations; the structure of the ES; information on the project 

team and chapter authors; where to view hard copies of the ES; 

details on how to comment, what the determination period is etc.   

2. EIA Methodology Approach to EIA process, including: consultation, responses 

received and how/where issues have been addressed within the 

ES, discussion of issues scoped out of the EIA, structure of 

technical chapters and approach to assessment of residual impact 

significance 

3. Site Description & 

Development 

Proposals 

Description of site and the wider study area; description of the 

elements of the development relevant to the assessment of its 

possible effects on the environment, including phasing, associated 

development etc. 

4. Alternatives & Design 

Evolution 

Outline of the alternatives considered by the Applicant and the 

Design Team, including alternative layouts, land uses, residential 

unit numbers and densities. 

5. Construction Strategy 

& Programme 

Describes the demolition and construction strategy, including 

indicative phasing of the works, and the proposed mitigation 

measures to be adopted through the Construction Environmental 

Management Plan (CEMP).  

6-12. Technical chapters Detailed assessment of each environmental topic area scoped in 

to the EIA i.e. Socio-Economics, Landscape and Visual Effects 
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(including Built Heritage), Ecology and Biodiversity, Water 

Environment, Transportation and Access, Air Quality and Noise 

and Vibration. 

13. Cumulative Effects Assessment of cumulative effects of the proposed development 

with other identified committed schemes, on key receptors, and 

assessment of intra-cumulative effects. 

14. Residual Effects 

Summary & 

Conclusions 

Residual effects of the development, the mitigation measures 

proposed and how these are to be secured. 

15. Glossary & 

Abbreviations 

List of abbreviations and glossary of terms. 

 

Structure of the Technical Chapters 

3.36 The technical chapters will be structured as indicated by the sections below. 

Introduction 

3.37 This section will provide details of:  

 the company that has undertaken the technical assessment (Note: a full statement of 

competency for the whole EIA team will be provided in Volume II of the ES, as required 

by the EIA Regulations 2017);  

 the purpose and scope of the chapter;  

 a list of figures supporting the assessment, which are provided together at the end of 

the chapter; and 

 a list of all the technical appendices that are relevant and referenced within the chapter. 

Planning Policy and Legislative Context 

3.38 This section will provide details of any relevant legal considerations or standards for the 

impact assessment, together with national, regional and local policy and Industry guidance 

that has informed the assessment.  

Assessment Methodology and Significance Criteria 

3.39 This section will provide details of:  

 the methodology, technical, spatial and geographic scope of the assessment;  

 the comments raised during scoping/ consultation process and a commentary on how 

the comments have been addressed within the assessment;  

 how baseline conditions have been assessed (e.g. site visits, surveys, review of 

publicly available data) and the scale of sensitivity and magnitude adopted within the 

assessment; 
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 how significance has been assessed (e.g. whether a matrix or some other approach 

has been adopted); 

 any associated development (i.e. development which is required to facilitate the 

development but does not form part of the planning application, such as off-site utilities 

works) that is relevant to the assessment; and  

 any assumptions or limitations.  

Baseline Conditions 

3.40 This section will take the form of a table that provides a list of: 

 the key receptors that have been identified; 

 a brief description of those receptors; 

 the sensitivity attributed to each receptor; and 

 where further details can be found within the relevant technical appendices.  

Embedded Mitigation Measures 

3.41 This section will detail any design interventions that have been taken to address the potential 

significant impacts of the proposals, the reason(s) that the intervention was included (e.g. the 

siting of a building so as to avoid particularly sensitive habitats within the site boundary, SuDS 

strategy, SANG development etc.) and where further details can be found within the relevant 

technical appendices.  

Assessment of Effects 

3.42 This section identifies and assesses the potential effects that are predicted to occur during 

construction and on completion of the proposed development.  

 The receptor(s) that are likely to be affected;  

 The impact (including consideration of any embedded mitigation);  

 The magnitude and significance of the impact, prior to mitigation; and 

 Whether further mitigation is required. 

Further Mitigation and Monitoring 

3.43 This section will include details of: 

 The phase during which the mitigation or enhancement measures will be implemented; 

 The mitigation and/or enhancement measure(s) being proposed; 

 How each measure will be secured and when it will be triggered; 

 The magnitude of the effect post-mitigation; and 
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 Whether the post-mitigation effect is adverse or beneficial. 

Residual Effects and Conclusions 

3.44 This section will be tabulated, and include details of:  

 The residual effect following the implementation of mitigation/ enhancement measures; 

and 

 The significance of the effect and whether it is adverse or beneficial, short, medium or 

long-term, direct or indirect, permanent or temporary, and reversible or irreversible.  

Cumulative Effects 

Inter-cumulative Effects 

3.45 This section will include the following details: 

 A description of whether any of the identified cumulative schemes are likely to result 

in inter-cumulative effects for the specific topic area under consideration and for each 

effect: 

− the phase during which it may arise;  

− the receptor(s) likely to be affected;  

− any additional measures that are required to mitigate the identified effect; and  

− the significance of the effect and whether it is adverse or beneficial, short-, 

medium- or long-term, direct or indirect, permanent or temporary, and reversible 

or irreversible.  

Intra-cumulative Effects 

3.46 This section will detail the intra-project effects of different types of impact (for example impact 

interactions arising from noise, dust and visual impacts during construction on particular 

sensitive receptors) from the proposed development. 

Competent Experts 

3.47 Regulation 18(5) of the EIA Regulations 2017 states that:  

“In order to ensure the completeness and quality of the environmental statement –  

a) The developer must ensure that the environmental statement is prepared by competent 

experts; and 

b) The environmental statement must be accompanied by a statement from the developer 

outlining the relevant expertise and qualifications of such experts.”  

3.48 Table 4 sets out each of the technical consultant organisations that have contributed to this 

scoping report and will be undertaking the technical assessments to support the ES and 

planning application. These consultant organisations are considered to be ‘competent experts’ 
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in their respective disciplines. CVs for the individual technical consultants from those 

organisations responsible for each technical chapter will be included within Volume II of the 

ES, along with a full statement of competency for each company and author involved within 

the EIA process.  

Table 4: Technical Consultant Organisations and Relevant Topics 

Technical Topic Consultant Organisation Consultant Website 

EIA Methodology & Approach RPS Group http://www.rpsgroup.com/ 

Socio-Economics Quod http://www.quod.com/ 

Landscape & Visual Impact 

Assessment 

Landscape Visual http://www.landscapevisual.com/ 

Cultural Heritage – Built 

Heritage & Archaeology 

Wessex Archaeology http://www.wessexarch.co.uk/ 

Biodiversity RPS Group http://www.rpsgroup.com/ 

Water Environment Campbell Reith https://www.campbellreith.com/ 

Transportation & Access Peter Brett Associates LLP 

(PBA) 

http://www.peterbrett.com/ 

Air Quality Resource Environmental 

Consultants (REC) 

http://www.recltd.co.uk/ 

Noise & Vibration REC http://www.recltd.co.uk/ 

Ground Conditions Campbell Reith https://www.campbellreith.com/ 
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4 PROPOSED SCOPE OF THE ES 

4.1 This section considers the potential significant environmental effects of the proposed 

development and therefore the technical topics proposed for inclusion within the ES.   

4.2 A list of technical topics was initially evaluated based on the potential for each to exhibit 

significant environmental effects as a result of the proposed development. This evaluation 

process included provisional assessments for each topic to understand the existing baseline 

conditions, as well as consultation with the local authorities and other stakeholders.  

4.3 Based on this initial evaluation process Table 5 summarises the proposed scope of the EIA 

and outlines the following technical topics to be: 

 ‘Scoped In’ for detailed consideration within a dedicated chapter of the ES, as 

significant environmental effects are considered likely prior to mitigation, or, inadequate 

information existed at the point to of writing this Scoping Report to definitively conclude 

that no significant effects would occur; 

 ‘Scoped Out’ of further assessment as part of the EIA, as it is considered unlikely for 

these topics to exhibit significant environmental effects. In some cases however, further 

information on these topics is required to satisfy other planning requirements. For such 

topics, the requisite information will be appended to the ES or submitted as a stand-

alone document to accompany the planning applications (e.g. within the DAS).   

Table 5: Proposed Approach to the Topics Scope of the ES 

Topics to be Scoped In to the ES Topics to be Scoped Out of the ES 

Landscape and Visual Effects 

(to include Cultural Heritage - Built Heritage) 

Ground Conditions and Contamination  

Biodiversity Archaeology  

Water Environment 

(to include Flood Risk, Drainage and Water 

Quality) 

Waste Management 

Transportation and Access Daylight, Sunlight and Overshadowing 

Air Quality Wind 

Noise and Vibration Climate Change 

Socio Economic Effects Human Health 

 Agriculture and Soils 

Major Accidents and Disasters 
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5 SCOPED IN TOPICS 

Socio-Economics 

Context 

5.1 The assessment of the potential socio-economic effects will include consideration of the 

following potential effects: 

 Employment generated during the construction phase; 

 Loss of existing uses on site, including consideration of the loss of jobs and impacts on 

airport-dependent businesses located at Fairoaks. This assessment will not include a 

detailed assessment of loss of the airstrip in terms of its effects on the wider UK 

general aviation sector, as this will be covered by a separate assessment appended to 

the ES;  

 Employment generated within the new uses, considering the gross employment as well 

as ‘net additional’ above existing employment levels on-site and retention of existing 

employment in the proposed development will also be considered; 

 Housing delivery; 

 Increased population;  

 Demand for social infrastructure including schools, health, open space and playspace; 

 Delivery of new social infrastructure; and 

 Spending impacts from increased residential population and new employees. 

Baseline Conditions 

5.2 A detailed assessment of the baseline conditions will be considered as part of the socio-

economic assessment. This will include a review of the local demographic, social and 

economic characteristic of the area surrounding the development.  

5.3 The local area will be put into context against the wider district (SHBC) and county (SCC) 

profile. The built form of the site is primarily located within Chobham ward within SHBC. 

However, given that some elements of the site also extend into RBC and potentially WBC, a 

wider three ward impact area will be considered to include the wards of Horsell East and 

Woodham (WBC) and Foxhills (RBC).  

5.4 This assessment will draw on publicly available sources as well as information provided by 

the Applicant.  

5.5 As set out in the Section 2 of this Scoping Report, there are a range of businesses located on 

the site. The baseline section will include a breakdown of these businesses, setting out the 

proportion of which are related to the airport, which are reliant on the runway specifically and 

those which have no connection to the aviation industry.  
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5.6 An assessment of the provision and capacity of social infrastructure has already been 

undertaken to inform the FGV Masterplan. This considers elements such as schools, 

healthcare facilities and sports provision. The baseline provision and capacity will be set out 

within the socio-economic assessment.   

Key Issues and Requirement for Assessment 

5.7 The development will have a range of socio-economic effects during the construction and 

occupation phases. This development will be delivered over a series of phases. However, as 

this application will be an outline application (with only the SANG designed in full and 

delivered in the first phase), there will not be a detailed phased assessment set out within the 

socio-economic assessment. Instead, the assessment phases will include construction phase, 

initial year of operation and final completion of the scheme. The key impacts arising from the 

proposed development will be the effect of jobs, both loss of existing and generation of new, 

and, the impact of housing delivery and new population.  

5.8 The likely sensitive receptors in the local area are considered to be: 

 Existing local businesses and employees; 

 Existing and future local residents; and  

 Local community facilities. 

5.9 The finding of the assessment will be provided in the Socio-Economics chapter within the 

main ES volume. 

Non-significant Issues Related to Socio-economics 

5.10 The EIA Regulations 2017 require the consideration of the potential effects on climate change 

and human health where significant effects are likely to occur. The assessment should be 

proportionate to the project being considered. 

5.11 Several environmental factors are considered to experience variations in the future due to 

climate change. These include the increase in the mean average air temperature, increase in 

average annual precipitation, and wind speed and total cloud cover could slightly decrease.  

5.12 These changes are not considered to have a significant effect upon the sensitive receptors 

within a socio-economic context. Therefore, potential effects related to climate change are not 

considered to be relevant to the assessment of socio-economics effects.  

5.13 The socio-economic aspects of the scheme (provision of housing and jobs, population, and 

demand for community infrastructure), could potentially give rise to indirect beneficial effects 

on human health. In particular, greater access to adequate housing, employment and 

recreational open space may be positively correlated with good health. However, these 

effects will be uncertain and not easily measurable. Moreover, the incidence of any such 

health effects will be very widely dispersed through marginal changes to the wider housing 

and employment markets, and so the effect is not significant at this level. 

5.14 The potential effects of a new development on the health of new and existing residents and 

workers would be largely determined by the way the development’s buildings and spaces are 
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used, as well as lifestyle factors which cannot be accurately quantified or controlled at the 

planning stage. These wider factors sit outside of the scope of planning and EIA.   

Assessment Methodology 

5.15 The socio-economic assessment will, wherever possible, be appraised against relevant 

national standards such as those provided by Homes England (which replaced the Homes 

and Community Agency (HCA) in January 2018). Where no standards exist, professional 

experience and judgement will be applied and justified. 

5.16 The socio-economic ES chapter will provide a relevant summary of planning policy and 

guidance at the local (Chobham ward), wider impact area (Chobham ward, Foxhill ward and 

Horsell East and Woodham ward), district (SHBC, RBC and WBC), County (SCC Council) 

and regional (South East) level.   

5.17 The assessment of socio-economic baseline conditions and potential impacts will utilise a 

number of methodologies, data sources and assumptions. These are set out below: 

 The socio-economic baseline will be established using: 

− 2011 Census Data
7
; 

− Business Register and Employment Survey (BRES) (2016)
8
; 

− Indices of Multiple Deprivation (IMD) (2015); 

− Claimant Count Data (2018); 

 Demolition and construction employment impacts will be assessed using the 

Construction Industry Training Board (CiTB) Labour Forecasting Tool; 

 An estimation and quantification of the population and child yield associated with the 

completed and operational development. The modelling methodology applied to 

estimate the population and child yield will be based on SCC’s child yield methodology. 

The population estimation will be based on a standard household size based on 

research from the 2011 Census. This model takes into consideration the occupation 

characteristics of different types of housing including the characteristic of houses 

compared to flats of various sizes (based on number of bedrooms) according to their 

tenure at the district level for Surrey Heath; 

 Operational employment impacts will be assessed using the Homes England standard 

job density for commercial floorspace; 

 Estimates of spending by newly introduced residents will be calculated using the Office 

for National Statistics (ONS) average annual household expenditure on goods and local 

services; 

 Local spending by those working on-site will be calculated based on a daily expenditure 

assumption; 

 Current capacity in schools surrounding the site will be assessed based on information 

from Annual Schools Census data and SCC’s published admission numbers; 



  Fairoaks Garden Village 
 

Fairoaks Garden Village Scoping Report 
JCG23136 
April 2018  1-36 

 

 Availability of primary healthcare facilities in the local area will be assessed by using 

published National Health Service (NHS) data. This information will be compared with 

the projected new population in the development to estimate the likely effect of the 

development on primary healthcare facilities; and 

 Provision of open space and child play space will be assessed in line local policy 

requirements.  

5.18 Any mitigation measures required to address any likely adverse effects will be identified 

through the assessment. Mitigation, if required, could include the on-site provision of facilities 

or services to meet additional demand, or off-site mitigation through financial contributions via 

the Community Infrastructure Levy (if adopted following the Local Plan) and/ or the Section 

106 agreement. 

5.19 An assessment will also be undertaken of the cumulative schemes set out in Table 2. 

Landscape, Visual and Built Heritage 

Context 

5.20 By nature of its size and scale, the proposed scheme has the potential to give rise to 

significant effects on landscape character, as well as affect how the area is perceived within 

its wider rural context. There is also potential for views to the site from the surrounding areas, 

and, inter-visibility between Ottershaw House and the development proposals. 

5.21 The above-ground historic environment comprises: built heritage and historic landscape 

character. New development can have a direct impact on built heritage assets, including 

undesignated built heritage, and can also impact on the setting of designated and 

undesignated heritage assets. 

5.22 It is proposed that the ES chapter would include a landscape and visual impact assessment 

(LVIA), which would be accompanied by a separate Built Heritage Statement to be appended 

to the chapter. The findings of the Built Heritage Statement will be referred to in the ES 

chapter where necessary. 

Baseline Conditions 

LVIA 

5.23 The majority of the site lies within the Chobham East Settled and Wooded Sandy Farmland 

Landscape Character Area (LCA), with the southern fringes of the site lying within the 

Windlebrook and Southern Bourne River Floodplain LCA.  

5.24 The site is located on the valley floor and lower valley slopes of River Bourne. Nearby 

elevated heathland and woodland feature in the surrounding landscape which also comprises 

loose linear settlement patterns, well-treed boundary features and road corridors, prevalent 

linear shelter belts and small copses. 

5.25 The existing operational airstrip in the western part of the site is somewhat distinct from the 

surrounding landscape, with an open and expansive character that is atypical of lower valley 

slopes in the local area. The character of the site is largely defined by a mix of airport 
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infrastructure, ancillary and commercial buildings, areas of hardstanding and open areas of 

grassland, combined with areas of wet grassland and a network of vegetated drainage ditches 

in the south of the site. 

5.26 There are near and/or middle distance views towards the site seen from the wider landscape 

to the north, west, south west and south. A combination of elevated landform and woodland 

limits long-distance views from the site to the north, north west and east. There are, however, 

far reaching views across the site to the south and south west. The Mansion at Ottershaw 

Park, the Christ Church spire in Ottershaw, and the Centrium and Export House high rise 

buildings in Woking are notable landmarks visible from the site. 

Built Heritage  

5.27 The current built heritage baseline has been compiled using the existing knowledge of the 

application site, previous research publications and internet sources. 

5.28 No listed built heritage assets have been identified within the application site boundary.  

5.29 Within 1km of the site, there are several listed built heritage assets however the following in 

particular have been identified as potentially subject to setting impacts from the proposed 

development: 

 The Ottershaw House and Park (Ottershaw Mansion) (Grade II) located adjacent to the 

northern boundary of the eastern section of the site; and 

 Christchurch (Grade II), located 500m to the north east of the north-eastern site 

boundary. 

5.30 These heritage assets can be seen alongside the site and may be sensitive receptors to the 

proposed development. 

5.31 No World Heritage Sites, Registered Parks and Gardens, Registered Battlefield or Scheduled 

Monuments are located within 1km of the site.  

5.32 The Surrey Historic Environment Record (SHER) has identified a small number of 

undesignated built heritage assets which lie within the site boundary including: 

 Ottershaw School Farm (MSE21914) – located to the east of Long Copse (derelict); 

and 

 Pillbox (MSE6732) 

5.33 Undesignated built heritage has been identified within the western section of the application 

site relating to its use as an airstrip.  

5.34 The historic landscape character of the site is also considered to be a sensitive receptor to the 

development. The formal characterisation for the site is divided into four areas: 

 Airfields (communication facilities) - CB154; 

 Miscellaneous valley floor fields and pastures (valley floor and water management) - 

WK163/CB152; 
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 ‘Prairie’ fields (large enclosures with extensive boundary loss) - OT026; and 

 Pre-1811 Parkland (parkland and designed landscape) - T007. 

Key Issues and Requirement for Assessment 

5.35 At the local level, the key issues to be considered as part of the assessment will be: 

 the existing character and condition of the site; 

 the contribution made by the site to perceptions of local landscape character;  

 the current visibility of the site; and 

 the contribution made by the site to local and long distance views. 

5.36 The proposed scheme would have direct and indirect effects on landscape features, 

landscape character and views: 

 Direct landscape effects - the proposed scheme would result in a change in the 

existing land cover and the creation of a new pattern of land cover and land use 

through the construction and post-construction phases; 

 Landscape character – the proposed scheme would be of a different character to the 

existing site. The nature of changes in the character of the site, both in the context of 

the site and its immediate surroundings, and the wider landscape character will be 

considered.  

 Views – when compared to the prevailing baseline, the new built form and designed 

landscape of the proposed development would change views near to the site. The 

principal changes to views would arise in the immediate vicinity of the site. This has 

been reflected in the selection of viewpoints. Viewpoints 1 to 11 were agreed with 

SHBC on 20 March 2017. The scheme has evolved since March 2017 and viewpoints 

12 to 14 have been added into the assessment to account for the FIL land. Any 

additional viewpoints which might be required to address presently unconfirmed 

elements of the scheme (i.e. the alignment of the Southern Link Road) would be 

selected according to professional judgement.  

5.37 The LVIA viewpoints are listed and shown in Appendix B. 

5.38 The proposed scheme would have direct and indirect effects on the built heritage assets: 

 Ottershaw House (Grade II) which lies adjacent to the northern boundary of the eastern 

section of the site – the site forms part of the setting; 

 Christchurch (Grade II) - whilst this asset lies further from the proposed development, 

some inter-visibility could be established;  

 Undesignated built heritage in the form of buildings associated with the existing airstrip 

– as result of their incorporation into the SANG design, the setting of these assets may 

be enhanced; and  
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 Ottershaw School Farm; however, given the undesignated asset is in an extremely poor 

condition and has fallen derelict, impacts to the setting are not considered to be 

significant. 

5.39 An assessment of the potential effects to the setting of these assets will be undertaken in the 

Built Heritage Statement and carried out in line with Historic England’s Historic Environment 

Good Practice Advice in Planning Note 3: The Setting of Heritage Assets (2nd Edition 2017)
9
. 

The assessment will be supported by verified visuals prepared as part of the LVIA work.  

5.40 An assessment of the effects to the historic landscape character will also be undertaken. The 

potential effects on the historic landscape character are being addressed through the 

masterplanning process with careful attention to the layout of the built development and 

retention, where feasible, of airstrip buildings including: the pill boxes and blister hangar to the 

south of the site and the airstrip club house to the western edge of the site. In addition, the 

character of the former Ottershaw Park will be enhanced through the SANG design.  

Assessment Methodology 

LVIA Assessment Methodology 

5.41 An LVIA will be carried out by LandscapeVisual Ltd. The assessment will consider the 

baseline character and condition of both the site itself and the surrounding areas, the current 

visibility of the site and how it contributes to the existing perceptions of the area. 

5.42 The methodology for the LVIA will follow the Landscape Institute and IEMA’s ‘Guidelines for 

Landscape and Visual Impact Assessment’ Third Edition (2013)
10

. 

5.43 The overall purpose of the LVIA will be the consideration of residual (or long-term) impacts of 

the scheme and the identification of any significant impacts that are likely to arise.  

5.44 The assessment will identify key measures to maximise beneficial landscape and visual 

effects and to avoid, reduce, remedy or compensate for any adverse effects. These measures 

will be incorporated or ‘designed-in’ (design interventions) to the scheme through an iterative 

design process and, where appropriate, recommended as additional proposed mitigation 

measures to be incorporated into a reserve matters application. Preliminary phases of work 

have already involved liaison with the masterplanning and landscape design team to ensure 

mitigation forms part of the proposals. 

5.45 The full LVIA report will be provided as a technical appendix to the ES, with the main findings 

presented in the Landscape, Visual and Built Heritage chapter within the main volume of the 

ES. 

Zone of Theoretical Visibility and Assessment Viewpoints 

5.46 A preliminary Zone of Theoretical Visibility (ZTV) has been calculated for the site to assist with 

the identification of viewpoints in the surrounding area. A ZTV of the proposed development 

will also be included within the LVIA. 

5.47 Proposed assessment viewpoints 1 to 1 set out in the appended viewpoint schedule were 

agreed with the relevant technical officers from SHBC prior to the inclusion of the FIL land 

within the site boundary. Viewpoints 12 to 14 have been added into the assessment to 
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account for the FIL land. Any additional viewpoints which might be required to address 

unconfirmed elements of the scheme (e.g., the Link Road) would be selected according to 

professional judgement and agreed with relevant local authority technical officers if timescales 

allow. 

5.48 The criteria for selecting appropriate viewpoint locations are: 

 Located with a view of the proposed development showing local and more distant views 

across the site; 

 Landscape character – views from within a range of character types or areas; 

 Residential property and workplaces – views from or near to local settlement, 

residential areas or workplaces; 

 Recreation – views from or near to local open space and/or routes with public access, 

including public footpaths and parks; 

 Public highways/public transport – views from or near to certain points along roads and 

near key transport hubs. 

5.49 The LVIA will assess visual effects which could arise for the following receptor groups: 

residents; users of open space and footpaths; and users of the road and transport network.  

5.50 With regards to residents, the focus of LVIA work is on publicly-accessible views and for this 

project broad conclusions only will be made in relation to residential views as appropriate for 

each viewpoint. The LVIA will include a summary section which describes effects on the 

groups of nearby dwellings but will not include a full residential amenity assessment because 

private views from existing dwellings are not considered likely to experience significant 

adverse visual effects due to the development. Dwellings to be considered will be those on 

Bonsey Lane, those near The Wey Farm, Scotchers Farm, Meadowfields Farm, and those 

near Stanyards Farm. Reference will be made to representative viewpoints as necessary to 

illustrate existing residential views. In addition to the viewpoints listed in Appendix A, other 

publicly accessible viewpoints may be used to help illustrate key assessment points.   

Photomontages 

5.51 Photomontages will be produced from a selection of the assessment viewpoints as listed 

within Appendix A. The photomontages will use data obtained by a professional survey team 

and high-quality photographs taken to recognised LVIA standards.  

5.52 Different techniques can be used to produce the photomontages as appropriate to the 

development parameters or planning application type. The outline phases of the development 

will be assessed based on maximum building height parameters which would be shown as a 

wireline. For elements such as a potential stack, should CHP be progressed as an energy 

option the wirelines will include a stack feature. This may also be modelled in more than one 

location should two possible options be feasible for a robust assessment, although only one 

such feature would be brought forward if CHP is progressed. 

5.53 The Link Road will not be shown on photomontages.  
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5.54 Full details will only be provided in regard to the SANG area with built development to be 

submitted in outline. The SANG proposal will not be shown on photomontages. 

5.55 Photomontages will be produced using winter viewpoint photographs, showing the worst-case 

situation when deciduous trees have shed their leaves. 

Built Heritage Assessment Methodology 

5.56 A Built Heritage Statement will be prepared by Wessex Archaeology in accordance with the 

Chartered Institute for Archaeologists (CIfA) ‘Standard and Guidance for Desk-Based 

Assessment’, 2014
11

. The assessment will assess the effects of the development proposals 

upon the settings and fabric of built heritage (both designated and undesignated) and historic 

landscape character. 

5.57 Data will be gathered from a number of information sources including: 

 The National Heritage List for England (NHLE); 

 The Surrey County Council Historic Environment Record; 

 National heritage datasets including images of England, Archaeological Data Service 

(ADS), OASIS, Pastscape, Viewfinder, National Record of the Historic Environment 

(NHRE), and Parks and Gardens UK; 

 Historic Manuscripts, surveyed maps, and Ordnance Survey maps held at the Surrey 

History Centre;  

 Relevant primary and secondary sources held at the Surrey History Centre and in 

Wessex Archaeology’s own library. Both published and unpublished archaeological 

reports relating to excavations and observations in the vicinity of the site; 

 Any available geophysical and geotechnical data; and 

 The application site itself, which was subject to a walk-over inspection in January 2017 

to verify the current site conditions and identify any non-designated assets which may 

be present. 

5.58 Alongside a site visit, the ZTV calculated as part of the LVIA work, will be used to establish 

the extent of inter-visibility between the heritage assets and the proposed development to 

understand the likelihood and potential for effects upon their setting.  

5.59 Consultation is being undertaken with the relevant local authorities Archaeological Advisors, 

Conservation Officers and Historic England, as appropriate. This consultation will seek 

approval of the contents of the assessment, and will identify any requirements regarding the 

need for further assessment work.  

Biodiversity 

Baseline Conditions 

5.60 Austin Foot Ecology began ecological survey work in 2014 to understand the baseline 

conditions at the site. This survey work excluded the FIL land as at the time, it was located 
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outside the site ownership boundary. Baseline ecological survey work for the FIL land has 

been undertaken by RPS from 2017 to 2018. The results of all the survey work have been 

compiled to understand the baseline ecological conditions for the site as a whole. 

5.61 An extended Phase 1 habitat survey of the site (excluding the FIL land) was undertaken in 

December 2014 which was supported by an ecological desk study and ecological information 

requested from the Surrey Biodiversity Information Centre (SBIC). An update Phase 1 habitat 

survey of the site was subsequently undertaken by Austin Foot Ecology on 18 May 2015 and 

19 May 2015 with an additional survey completed in July 2015 (both surveys carried out an 

optimal time of year) in accordance with standard methodology
12

 covering all areas within the 

site boundary (excluding the FIL land). On 10 April 2017, a further update walkover survey 

was undertaken, in order to establish whether existing conditions of the site and its environs 

had changed and to verify surveys undertaken in 2015. 

5.62 A preliminary ecological appraisal (PEA) for the FIL land was undertaken by RPS in May 2017 

in accordance with standard methodology
12

.  

5.63 Desk studies have been undertaken by Austin Foot for the site (excluding the FIL land) and 

RPS for the FIL land. For the purposes of reporting, key designations for nature conservation 

have been identified within a 2km study area of the site (including the FIL land). 

5.64 Five statutory designations (two international designations and three national designations) 

are located within the 2km study area and are set out in Table 6. 

Table 6: International and national statutory designations within 2km 

Name Reason for Designation Distance from site 

(km/m) 

Thames Basin Heaths 

SPA 

(International) 

The whole site is approx. 8309.5 hectares. 

Designated due to its regular use by 1% or 

more of the Great Britain populations of the 

following species listed in Annex 1 in any 

season: nightjar, woodlark and Dartford 

warbler.  

Sections of the SPA are 

located approx. 460m to 

the south (Horsell 

Common) and 1.1km to 

the north (Chobham 

Common).  

Thursley, Ash, Pirbright 

and Chobham SAC 

(International) 

The heathland is a series of large fragments 

of previously more continuous areas and is 

principally dominated by Heather – dwarf 

gorse/dry heathland (transition habitats)  

Located approx. 1.1km to 

the north. 

Chobham Common 

Site of Special 

Scientific Interest 

(SSSI) 

(National) 

An area of extensive, open land which 

supports dry and wet heathland, bog, scrub 

and woodland, forming one of the largest 

surviving heathlands in the Thames Basin. It 

supports a rich variety of characteristic 

heathland plants and animals, including 

many which are rare or scarce. 

Located approx. 1.1km to 

the north. 

Horsell Common SSSI Situated just north of Woking and comprises 

a rich mosaic of heathland habitats ranging 

Located approx. 460m to 

the south. 
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(National) from open heath and acidic grassland to bog, 

heathland pools, and secondary woodland 

and scrub. 

Chobham Common 

National Nature 

Reserve (NNR) 

Currently covers approx. 517 hectares – 

lowland heath comprising a variety of bird 

and wild flower species. 

Located approx. 1.1km to 

the north. 

Source: Surrey Biodiversity Information Centre. 

5.65 There are ten ancient woodlands within the 2km study area and a number of non-statutory 

designated sites for nature conservation which are as follows: 

 Bourne Fields & Young Strout Meadows SNCI (adjacent to the south west site 

boundary); 

 Woodham Common SNCI (south); 

 New Zealand Golf Course SNCI (south); 

 Horsell Common South and Cheapside SNCI (south); 

 Horsell Common Field SNCI (south); 

 Stanners Hill and Fern Hill (Chobham) SNCI (north); 

 Queenwood Golf Course SNCI (north); and 

 Birch Wood and Hoyt Wood SNCI and Addlestone Bourne at Birch & Hoyt Wood SNCI 

(west). 

5.66 The extended Phase 1 habitat survey found that the area within the site (excluding the FIL 

land) proposed for built-development is currently dominated by existing buildings and 

hardstanding with intensively managed amenity grassland (the airstrip), and, scattered trees 

and scrub on the margins. The site environs support more diverse habitats including: less 

intensively managed neutral grassland, semi-natural broadleaved woodland, dense scrub, tall 

ruderal vegetation, hedgerows, wet woodland, and, standing and running water.  

5.67 The FIL land was found to be dominated by horse-grazed, semi-improved grassland with the 

vegetation communities most similar to the broad National Vegetation Classification type 

MG10 Holcus lanatus-Juncus effuses rush pasture, though in heavily grazed and drier areas it 

moves towards MG6 Lolium perenne Cynosurus cristatus grassland. Small remnants of 

woodland, scattered trees, ruderal vegetation, ornamental planting scrub, a pond, buildings 

and ditches were also present.  

5.68 Following a review of the desk studies and the results of the extended Phase 1 habitat 

surveys, the site was found to have the potential to support the following protected species 

and species of conservation importance including: roosting, foraging and commuting bats, 

great crested newts, otters and water voles, hazel dormice, badgers, reptiles, breeding birds, 

other mammals (harvest mice and hedgehogs; both Species of Principal Importance [SPIs]) 

and invertebrates.  
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5.69 A review of the extended Phase 1 habitat survey for the FIL land also identified the potential 

for wintering birds to be supported. Habitats within the FIL land are not managed in the same 

way as those within the airstrip and wider site where the airstrip is actively managed to 

discourage birds. In order to ensure a thorough approach, a wintering bird survey was 

undertaken by RPS of the habitats within the FIL land and across the airstrip and wider site in 

areas that have the greatest potential to support wintering birds.   

5.70 Surveys for these species/species groups were undertaken during the spring/summer of 

2015, 2016, the spring/summer/winter of 2017 and early spring 2018. The scope and findings 

of the surveys undertaken for the FIL land and wider site are summarised in Table 7.   

5.71 The results of the ecological survey work undertaken at the site to date will be discussed with 

the relevant local authority technical officers and Surrey Wildlife Trust. Ecological conditions 

at the site will continue to be monitored. 

Table 7: Summary of Ecology Survey and Findings 

Survey Scope Summary of Findings 

Bats 

 All surveys for this species group undertaken in 

2015 followed best practice guidance provided by 

the Bat Conservation Trust (BCT) (2012)
13

; 

Surveys undertaken in 2016 and 2017 followed 

updated guidance by Collins, 2016
14

. 

 Ground-level tree assessment of all trees located 

within/on the site boundary. 

 External and Internal Building Inspections - a total 

of 33 buildings present in the north-west of the 

site were inspected during summer 2016. 

 Activity Transect Surveys undertaken in spring, 

summer and autumn 2015. Areas of the site to 

the east considered to range from between 

medium to high quality habitat for foraging and 

commuting bats are proposed to be open space – 

baseline data has therefore been collected to 

provide information on the range of bat species 

using these areas in order to inform enhancement 

proposals. 

 Static Detector Surveys - two detectors deployed 

per activity transect route. 

 Hibernation Surveys - undertaken in January and 

February 2016 on two buildings assessed as 

having the potential to support hibernating bats. 

 Dusk Emergence and Dawn Return to Roost 

Surveys carried out in 2016 on all buildings 

identified as having bat roosting potential. 

 Additional Activity Survey Work through 2016-

 A small number of trees on the 

periphery of the area proposed for built 

development had varying levels of bat 

roosting potential. Greater numbers of 

trees with bat roosting potential were 

identified within the south and east of 

the wider site. 

 One building found to support a 

confirmed roost. 

 Relatively low levels of bat activity 

within the built environment in the 

north-west of the site; majority of 

activity recorded in the south of the site 

along the River Bourne.  

 A total of 9 species were recorded by 

walked transects and static detectors 

including: common and soprano 

pipistrelle (both very common 

widespread species), noctule, Myotis 

(likely Daubenton’s and Natterers), 

serotine and Nathusius’ pipistrelle, 

Leisler’s and brown long-eared bats. 

 No evidence of hibernating bats were 

recorded during the hibernation 

surveys. 

 No maternity roosts and three 

summer/day roosts of low conservation 

significance supporting individual bats 
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Survey Scope Summary of Findings 

2017; three additional bat activity surveys.  

FIL Land 

 Initial ground-level tree assessment - 6 trees with 

roosting potential to be present within the site 

boundary 

 External and Internal Building Inspections - a total 

of 11 buildings present were inspected during 

summer 2016. 

 Activity Transect Surveys undertaken in May-

October 2017. 

 Static Detector Surveys - one detector deployed 

amongst trees in the north-east corner of the site 

in May 2017; the hedgerow in the south-west 

corner of the site in July 2017 and amongst trees 

in the west corner of the extension (5 locations in 

total). 

 Dusk Emergence and Dawn Return to Roost 

Surveys carried out in 2017 on three buildings 

identified as having bat roosting potential. 

were identified. 

FIL Land 

 Five buildings found with potential to 

support roosting bats. 

 A total of 7 species were recorded 

around the site during the activity 

transect/ automated ultrasound 

recordings; common, soprano and 

Nathusius pipistrelle, myotis, long-

eared, serotine and noctule. 

 Two common pipistrelles emerged from 

the barn on 2-3 survey visits. 

 

Great Crested Newts 

 Habitat suitability assessment (HSI survey) 

followed NARRS (National Amphibian and Reptile 

Recording Scheme) methodology adapted from: 

Oldham R.S., Keeble J., Swan M.J.S. & Jeffcote 

M. (2000). Evaluating the suitability of habitat for 

the Great Crested Newt (Triturus cristatus). 

Herpetological Journal 10 (4), 143-155.  

 Presence/absence surveys carried out in line with 

current best practice: English Nature (2001) Great 

Crested Newt Mitigation Guidelines. Version: Aug 

2001. English Nature 

 HSI survey - assessment of all ponds within the 

site and within 500 m of the landholding where 

indicated on online mapping or aerial 

photography, where not separated by a barrier to 

newt migration. 

 Presence/absence surveys - four site visits, with a 

further two site visits undertaken where great 

crested newts were found to be present to 

evaluate the population size.  

 eDNA analysis of the waterbody within the FIL 

land was undertaken in May 2017. 

 Low breeding population found present 

in associated with Little Blackmole 

Pond approximately 650 m to the east 

of the proposed built development area. 

 eDNA analysis confirmed presence of 

great crested newts within the FIL land 

waterbody. 

Otter and Water Voles 
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Survey Scope Summary of Findings 

 Surveys followed standard methods for otters and 

water voles: 

− Chanin P (2003). Monitoring the Otter Lutra lutra. 

Conserving Natura 2000 Rivers Monitoring Series 

No. 10, English Nature, Peterborough; 

− Strachan, Moorhouse & Gelling (2011) The Water 

vole Conservation Handbook. Wildlife 

Conservation Research Unit. 

 Otters – digital trail cameras deployed and 

inspection of wet ditches alongside water. 

 Water Voles: Two separate visits, one in April 

2015, one in September 2015 and updated in 

April 2017 

 No signs of otters or water voles were 

identified during either survey visit, on 

trail camera footage or on update site 

visits. 

Hazel Dormice 

 Surveys carried out in accordance with English 

Nature 2006 and an Interim Guidance Note; 

Natural England, 2012; 

 140 dormouse nest tubes installed in April and 

checked once in June, August and September 

2015; 

 Dormouse hazel nut search was also undertaken 

in September in line with current best practice 

guidance. 

 

FIL land 

 Surveys carried out in accordance with English 

Nature, 2006; 

 Dormouse nest tubes installed in May 2017 and 

checked once a month in June-October 2017. 

 No signs of dormice were identified 

during the suite of surveys carried out 

across the site. 

 No foraging remains were identified 

during the dormouse nut search in 

September 2015.  

 This species is therefore thought to be 

absent from the site. 

Reptiles 

 All survey visits have been undertaken in 

accordance with current best practice guidance: 

Froglife (1999). Reptile Survey.  An introduction 

to planning, conducting and interpreting surveys 

for snake and lizard conservation.  Froglife Advice 

Sheet 10.  Froglife, Halesworth 

 A total of 7 survey visits were undertaken across 

April, May and September 2015 – a series of 

artificial refugia were set out in areas of 

potentially suitable habitat. 

 A total of 7 survey visits within the FIL land were 

undertaken June-October 2017 – a series of 

artificial refugia were set out in areas of 

potentially suitable habitat. 

 Three species of reptile identified on 

site (grass snake, common lizard and 

slow worm) with animals focused in the 

scrub/unmanaged grassland in the 

south of the site and on field 

peripheries in the centre/north of the 

site. 

 Two species of reptile identified within 

the FIL land (grass snake and common 

lizard). Low population sizes were 

identified. 
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Survey Scope Summary of Findings 

Breeding Birds 

 Birds were recorded using standard British Trust 

for Ornithology (BTO) species and activity codes. 

 Three visits completed in April, May and June 

2015.   

 Surveys on the FIL land were carried out between 

May and June 2017. 

 A typical assemblage of birds was 

recorded in light of the habitats present. 

The focus of bird activity was in scrub, 

woodland and marginal habitats 

(supporting a range of woodland and 

‘garden’ species). Notable species 

recorded included: lesser spotted 

woodpecker, skylark, meadow pipit, 

foraging corvids, barn owl and lapwing. 

 A total of 34 species were recorded on 

the FIL land, again a typical 

assemblage mostly associated with 

woodland and scrub habitats. 

 No SPA designated species were 

recorded on the site. 

Wintering Birds 

 Birds were recorded using standard BTO species 

and activity codes. 

 Surveys included transects around whole site 

following the methods of Bibby et al. (2000) and 

Gilbert et al. (1998). 

 Four visits were completed between January and 

March 2018. 

 Wintering bird assemblage included 62 

bird species, 20 of which are of 

conservation concern. Of these, the 

most abundant were meadow pipit, 

common gull (both amber listed), 

fieldfare, redwing and lapwing (all red 

listed). Red kite were also observed in 

good numbers over the site. 

 Of the above, the highest peak count 

was for redwing, followed by common 

gull, meadow pipit and lapwing. 

 The wintering bird assemblage was 

generally considered typical of the 

landscape present, although is likely to 

be of minor importance for red kite and 

lapwing due to the foraging habitat 

present along the Bourne River. 

 No SPA designated species were 

recorded on site. 

 

5.72 Whilst the site has the potential to support invertebrates, hazel mice and hedgehogs (SPIs), 

dedicated surveys have not been undertaken primarily because habitat affected by the 

proposed works comprises built development and amenity grassland (the airstrip) which is 

largely unsuitable. Consideration will be given to these species during SANG creation and 

habitat enhancements as part of the scheme. 
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5.73 The extended Phase 1 habitat survey also found Japanese knotweed to be present adjacent 

to the site in the north with a small patch in the centre of the site, with stands of giant 

hogweed and Himalayan balsam present close to the River Bourne in the south. 

5.74 It is intended that updated species surveys will be undertaken in 2018 to ensure that all 

surveys are up to date. These will be undertaken by RPS across both the FIL land and the 

airstrip and wider site.   

5.75 Tree species identified on site, both within tree groups (woodland) and individually, include 

ash, sycamore, silver birch, oak, hawthorn, hazel, cherry, goat willow, Leyland cypress, 

Monterey cypress which range in age from early mature to fully mature. 

5.76 An arboricultural appraisal of the site will be undertaken to understand the overall tree quality 

on site and the potential influence trees may have upon the location or layout of the buildings 

or other structures.  

Key Issues and Requirement for Assessment 

5.77 The potential effects of the proposed development on local ecological receptors include, but 

are not limited to the following: 

 Impacts on bat foraging habitats and commuting; 

 Disturbance to, or injury of protected species during site clearance and construction 

works or due to severing commuting routes for bats via vegetation removal and/or 

external lighting;  

 Disturbance from recreational pressures such as increased human activity and dog 

walking; 

 Permanent habitat loss, including building demolition, severance and fragmentation; 

 Indirect effects on local designated nature conservation sites, e.g. from noise and dust 

emissions;  

 Pollution as a result of sediments, chemicals, fuel or oil run off; 

 Temporary damage to vegetation and plant communities; 

 Loss of breeding bird habitat and temporary disturbance during construction;  

 Increase in litter with risk of entrapment or injury; 

 Predation by cats as a result of residential developments; and 

 Disturbance, injury or killing of animals during site clearance and construction works. 

5.78 In addition, many ecologically sensitive sites in proximity to urban areas are sensitive to levels 

of nitrogen deposition from road vehicle emissions. Particularly sensitive habitats include 

North Atlantic wet heaths and European dry heaths. RBC includes the following statement 

regarding the link between nitrogen deposition and European designated ecological sensitive 

sites within the HRA prepared as part of the emerging 2035 Local Plan evidence base:  
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"NOx can have a directly toxic effect upon vegetation found on heathland but its most 

significant role is through its contribution to nitrogen deposition to soils leading to an increase 

in soil fertility, which can have a serious effect on the quality of semi-natural, nitrogen-limited 

habitats." 

5.79 An assessment of the potential effects on sensitive ecological receptors as a result of nitrogen 

deposition is being undertaken by REC Ltd and RPS. The assessment will be informed by Air 

Pollution Information System (APIS)
15

, a searchable database of pollutants and their potential 

impacts on specific habitat types and species. 

5.80 These potential impacts upon designated sites, habitats, and, protected and notable species 

are being explored through the assessment process and will be reported in the ES.  

5.81 Opportunities for enhancement are available through interventions in the scheme design 

(including SANG creation) in accordance with the requirements of the NPPF. Measures such 

as the preparation of and Ecological Mitigation and Monitoring Plan to be included within a 

wider Landscape Management Strategy will also be prescribed and adopted to ensure that 

works are undertaken in accordance with the legislation pertaining to the habitats and species 

present on site. Where protected species are encountered on site and require translocation, 

relevant licences will be obtained from Natural England.  

5.82 An Arboricultural Implications Assessment and Tree Protection Plan will be prepared once the 

scheme design has been finalised (at the reserved matters stage), to ensure any potential 

impacts resulting from the removal of the trees, are mitigated effectively and that built 

development avoids the root protection areas.  

5.83 The results of the Ecological Impact Assessment will be considered within the Ecology and 

Biodiversity chapter of the main volume of the ES. The extended Phase 1 Habitat survey and 

protected species survey reports will be included within the technical appendices to the ES. 

Assessment Methodology 

5.84 The Ecological Impact Assessment will be undertaken following the methodology set out in 

Chartered Institute of Ecology and Environmental Management (CIEEM) Guidelines for 

Ecological Impact Assessment in the UK and Ireland
15

. This will address likely impacts on 

designated sites, habitats and species, specifically in relation to the ecological receptors 

highlighted above. 

5.85 Ecological receptors will be evaluated in terms of their importance at different geographical 

scales, as well as the protection afforded to them by national and local legislation, policy and 

biodiversity strategies. The assessment will consider direct and indirect impacts as a result of 

construction and operation phases, and, assess the effects in combination with the identified 

cumulative developments in the surrounding area.  

5.86 The assessment will include details of mitigation, compensation and enhancement measures 

and will consider the residual impacts of the development proposals. 

5.87 Information will be prepared to support the preparation of an HRA Stage 1 Screening Report 

which is required to determine whether the scheme is likely to impact upon the following 

European designated sites and their qualifying features: 
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 Components of the Thames Basin Heaths SPA: Horsell Common (460m to the south) 

and Chobham Common (1.1km to the north). Qualifying features include: nightjar, 

woodlark and Dartford warbler; and 

 Thursley, Ash, Pirbright and Chobham SAC approximately 1.1km to the north of the 

site. Qualifying features include: Heather – dwarf gorse/dry heathland (transition 

habitats). 

5.88 The information for HRA will take into account ecological survey data and the assessment of 

nitrogen deposition being undertaken as part of the air quality assessment. 

Water Environment (Flood Risk, Drainage and Water Quality) 

Context 

5.89 The proposed scheme will include new buildings and roads that are likely to lead to an 

increase in the hardstanding area on the site, a potential crossing of the River Bourne and its 

associated floods zone and pending consultation with the Environment Agency (EA) and 

Thames Water the possible onsite treatment of foul water with treated effluent returning to the 

water cycle via the River Bourne. On this basis, and given the site’s riverside location, the 

proposed development has the potential to affect the risk of flooding both within and outside 

the site. 

5.90 For the purposes of this scoping report, flood risk and drainage are considered in the context 

of the following: 

 Flood risk: fluvial, surface water, groundwater and sewers flooding.  

 Drainage: surface and foul water; and 

 Water quality: ecological and chemical status. 

Baseline Conditions 

5.91 The River Bourne is located to the south of the site; this river is classified as a main river and 

is therefore managed by the EA. Great Blackmore pond is located towards the east of the 

site. Various drainage ditches drain to these water bodies across the site. The Mill Bourne, a 

tributary of the River Bourne, flows in an easterly direction adjacent to the western site 

boundary.  

5.92 The water quality of both the Mill Bourne and the River Bourne has been classified by the EA 

under their River Basin Management Plan (RBMP) (in accordance with the Water Framework 

Directive (WFD)) as being of moderate ecological potential. The chemical quality has not 

been assessed. 

5.93 Reference to the EA ‘Flood Map for Planning Rivers and Sea’ indicates the majority of the site 

lies within a Flood Zone 1; all uses of land are appropriate in this zone. The area to the south 

of the site is classified as Flood Zone 2 and Flood Zone 3 and is considered, in planning 

terms, to have a ‘medium’ and ‘high’ probability of flooding. The Flood Zone 2 represents an 

annual chance of flooding between 1 in 100 and 1 in 1,000 (%-0.1%) from the River Bourne. 

A Flood Zone 3 can either be considered as a Flood Zone 3a and Flood Zone 3b; however, 
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these are not distinguished by the EA mapping. The SFRAs Figure 5.3 ‘Flood Zones’ map 

[25] confirms the majority of the Flood Zone 3 extents are classified as a Flood Zone 3b 

comprising land where water has to flow or be stored in times of flood. Small areas on the 

outskirts of the Flood Zone 3b are defined as a Flood Zone 3a where the land has a greater 

than 1 in 100 (>1%) annual probability of river flooding. 

5.94 The majority of the site is classified as being at very low risk from surface water flooding by 

the EA’s ‘long term flood risk information’, with areas towards the south of the site at low, 

medium and high risk of surface water flooding. Existing drainage ditches across the site have 

also been classified as being at low, medium and high risk of surface water flooding. The 

SHBC SFRA [25] states that there are very limited details on recorded flood risk incidents 

within SHBCSHBC. 

5.95 The SHBC SFRA identifies a pocket of groundwater flood risk in the area surrounding the site. 

Figure 12.3 [26]  of the SFRA indicates that the southern and eastern part of the site has 

potential for groundwater flooding to occur at the surface. The north and north-western area of 

the site has limited potential for groundwater flooding to occur. The SFRA states that the EA’s 

groundwater incident database reported no records of reported groundwater flooding within 

SHBC.  

5.96 The site falls within an area of low incidents of sewer flooding. It is noted that sewer records 

should be viewed with caution as continual maintenance works to existing sewer systems will 

reduce the risk of flooding. It is considered that due to the surrounding land use and the 

existing records of sewer flooding, the site is at low risk from sewer flooding. 

5.97 There are a number of small buildings located on the western part of the site. It is understood 

that these buildings are served by their own on-site private traditional treatment works which 

is open to the air. 

5.98 Since 6 April 2015, all planning applications (including outline submissions) for major 

developments are required to show that, unless demonstrated to be inappropriate, 

Sustainable Drainage Systems (SuDS) for the management of run-off are to be put in place. 

Key Issues and Requirements for Assessment 

5.99 As the proposed development site comprises an area greater than one hectare in size and is 

located partially within Flood Zones 2 and 3, a Flood Risk Assessment (FRA) will be 

undertaken as part of the EIA which will include provision of a surface water drainage strategy 

for the development and an assessment of whether or not it will increase the risk of flooding at 

off-site receptors. 

5.100 A Sequential Test and Exception Test will be required as part of the FRA to steer 

development to areas with the lowest probability of flooding.  

5.101 As defined by the NPPF, the southern area of the site is considered to be ‘at risk of flooding’. 

The development proposals will seek to reduce the existing risk of flooding through the layout 

and form of development with ‘more vulnerable’ uses such as residential and non-residential 

uses to be developed in areas at the lowest risk of flooding. 
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5.102 Pending confirmation of the alignment of the southern access road and its relationship to the 

River Bourne and associated flood zones, a detailed quantitative flood compensation 

assessment may be required and a flood compensation strategy developed to ensure the 

same volume of flood storage is available at all levels of flooding. This strategy will need to be 

agreed with the EA. 

5.103 If the proposed road alignment involves crossing works of the River Bourne then an 

application will be required for a flood risk activity environmental permit. The proposed design 

of the crossing will determine whether a standard rules permit or bespoke rules permit will be 

required.   

5.104 The water quality of the River Bourne has been assessed as having a ‘good quality’ in the 

River Basin Management Plan; the Chemical status is unknown. In order to determine a 

baseline and assess the impact of the potential road crossing works to the river, water quality 

monitoring should be undertaken. 

5.105 Figure 9.3 in the SFRA ‘Infiltration SuDS Suitability Map’ shows that the southern and eastern 

part of the site has very significant constraints when considering infiltration Sustainable SuDS. 

Infiltration SuDS are not considered suitable across the site as a result of poor infiltration 

rates. 

5.106 There is no groundwater monitoring across SHBC due to the lack of underlying chalk. Further 

ground investigations will be required to determine the risk of groundwater flooding on-site. 

Site investigations were undertaken for a recent development at the McLaren Technology 

Centre located directly adjacent to the site’s southern boundary. The related FRA stated that 

there were high water levels within the vicinity of the McLaren Production Centre. The 

information negates the use of soakaways as a method of addressing surface water due to 

the depth to the base of made ground being 0.6-5.1m.  

5.107 The proposals will seek to control surface water run-off as near to its source as possible 

through a SuDS approach to surface water management. SuDS seek to mimic natural 

drainage systems and retain water on or near to the site when rain falls. This is in contrast to 

traditional drainage approaches, which tend to pipe water off-site as quickly as possible. 

SuDS therefore, in terms of surface water management, offer considerable advantages over 

conventional piped drainage systems. In accordance with Development Management Policy 

10 of the SHBC Core Strategy & Development Management Policies 2011-2028 relates to 

Development and Flood Risk. The Borough Council will expect development to reduce the 

volume and rate of surface water run-off through the incorporation of appropriately designed 

SuDS at a level appropriate to the scale and type of development. Development which seeks 

to restore areas of functional floodplain will be encouraged, especially where this would 

provide opportunities for recreation, habitat restoration/enhancement and green infrastructure 

opportunities.   

Assessment Methodology 

5.108 The scope and content of the FRA will be reviewed by the relevant local authority technical 

officers and the EA. The assessment will be undertaken in accordance with the guidance 

listed in section 3.44 of this scoping report and the following additional documents: 

 Environment Agency FRA Guidance Note 1’ [27]; 
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 Department of Communities and Local Government ‘Flood risk and Coastal Change – 

Site Specific Flood Risk Assessment’ (2012); and 

 Environment Agency ‘Flood Risk Assessments: Climate Change Allowances’ (2017) 

[28]; and 

5.109 The assessment will contain the following: 

 A review of EA flood maps and the SHBC SFRA to identify sources of flooding that may 

affect the site and how the risk of flooding to the site can be mitigated; 

 A Sequential test to ensure preference is given to development within Flood Zone 1 

prior to Flood Zone 2 and 3;  

 An Exception Test to show that the proposed access road will provide wider 

sustainability benefits to the community that outweigh the flood risk, and that it will be 

safe for its lifetime, without increasing flood risk overall; 

 Pending confirmation of the alignment of the southern access road and its relationship 

to the River Bourne and associated flood zones, a detailed quantitative flood 

compensation assessment may be required and a flood compensation strategy 

developed to ensure the same volume of flood storage is available at all levels of 

flooding. This strategy will need to be agreed with the EA; 

 A surface water drainage strategy that will aim to limit surface water discharge from the 

site to the rates agreed with the EA and local authorities; 

 A consideration of the overall volume of surface water discharge from the site; and 

 A suitable allowance for an increase in the intensity of rainfall predicted as a result of 

climate change. 

Transportation and Access 

Context 

5.110 The proposed development will generate additional traffic on the local and strategic road 

network. Traffic will be generated during the construction phase and the proposed mixed use 

development will also generate traffic during the operational phase. 

Baseline Conditions 

5.111 The site is currently an operational airport and therefore generates movements related to the 

airport operation and the employment uses on site. The existing employment uses on site 

comprise both airport and non-airport related activity and are served by a mix of transport 

modes and vehicle types.   

5.112 The site is connected to Chobham and Ottershaw via the A319 Chertsey Road which leads to 

the M3 to the west (via the A322) and the M25 to the north. Current vehicular routes to 

Woking are via A320 Guildford Road and A245 Shores Road. Currently, no bus services 

operate on the A319 Chertsey Road. Bus services do operate on the A320 Guildford Road to 

the east providing a link to Woking town centre. Local bus services connect Woking with 
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neighbouring villages such as Chobham and Ottershaw and to the larger centres of 

Addlestone and Chertsey. 

5.113 Various PRoW exist within the vicinity of the site. A footpath bisects the site connecting the 

A319 Chertsey Road and the A320 Guildford Road via McLaren Park and the edge of Horsell 

Common. A bridleway is situated along the site’s western boundary which connects to a wider 

network of bridleways leading towards both Chobham and Horsell Commons. National Cycle 

Route 223 extends along the A320 Guildford Road, just east of the site, which connects 

Chertsey and Shoreham-by-Sea via Woking. 

5.114 Access to the site is currently taken from the A319 Chertsey Road corridor via two priority 

junctions. The A319 Chertsey Road connects to the A320 Guildford Road to the north (at 

Ottershaw roundabout) and at Chobham village to the south west.  

5.115 The A320 Guildford Road corridor is a busy corridor that experiences congestion at peak 

times and routes through Chobham village and to the M25 are known to experience queues 

and delays. The collection of baseline traffic data, as described below, has been completed 

and this will allow baseline traffic conditions to be assessed in detail. 

Key Issues and Requirement for Assessment 

5.116 Vehicle trip generation during the construction phase will be short-term and temporary. It is 

considered that potential impacts can be managed through the implementation of mitigation 

measures, which will be detailed within the Construction Traffic Management Plan (CTMP) 

and outlined in Chapter 5: Construction Strategy & Programme within the main ES volume. 

Such measures will include the appropriate management of any on-site compounds careful 

phasing of works to ensure that vehicle movements are spread out over time, careful 

management of vehicle routeing and the use of appropriate call up or slot booking processes. 

On the basis that these measures are implemented, impacts are not anticipated to be 

significant. 

5.117 As a result of the proposed volume of residential, commercial and community related 

floorspace it is expected that traffic flows within the local and strategic highway network will 

increase during the operation of the scheme. This will particularly apply to the A319 and A320 

corridors, Chobham village and routes to the M25 and M3 and hence it is proposed that a 

Transportation and Access chapter will be included within the main volume of the ES. Traffic 

flow data will also be used to inform the air quality and noise impact assessments.  

5.118 A Transport Assessment (TA) will be prepared and submitted alongside the planning 

application.  In accordance with the local authorities’ application requirements, it will be 

agreed whether the TA will form a stand-alone document with relevant environmental 

assessment data forming a technical appendix within Volume II of the ES or be appended in 

its entirety to the ES to avoid considerable duplication.  

5.119 As advised by PPG on Travel Plans, Transport Assessments and Statements, the TA will be 

accompanied by a Framework Travel Plan (TP) for the proposals. The Framework TP will be 

prepared to increase awareness of the potential for travel by more environmentally-friendly 

modes available to future residents, employees and visitors to the site. The TP will introduce a 

package of physical and management measures that will assist travel by sustainable modes 

and reduce private car mileage.  
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Assessment Methodology 

5.120 The TA will consider the effect of increased traffic on the surrounding road network, 

particularly with respect to the operational capacity of key junctions during network peak 

hours. It will also consider opportunities for residents, employees and visitors to use the public 

transport network and the pedestrian and cycling network, along with the potential for 

upgrades and enhancements to these. The detailed scope of the TA will be agreed with SCC 

and Highways England via a separate scoping exercise.  

5.121 Traffic surveys have been completed in order to assess the existing traffic flows and queues 

on the local highway network. These include 7-day Automated Traffic Count (ATC) data 

collected on the A319 Chertsey Road and Manual Classified Turning Count surveys located 

at the site access and other local and strategic junctions. 

5.122 Junction capacity modelling using Junctions9, TRANSYT and/or Linsig will be undertaken on 

key junctions identified and agreed with SCC. This will demonstrate the proposed 

development’s traffic impact upon the existing junctions and indicate the level of traffic that 

can be accommodated. Where and/or if required, highway improvements will be assessed 

and recommended. 

5.123 An assessment of the opportunities for sustainable modes of travel to nearby amenities, 

services and facilities will be undertaken. This may refer to census data to determine the 

existing modal choice and travel distances. The mitigation strategy for the site will include 

enhancements to the existing and surrounding sustainable transport network as considered 

appropriate to mitigate the development. This is expected to include improvements to local 

walking and cycling facilities and support for a bus link between the site and key destinations. 

The TP will be developed which will review other sustainable transport measures, including 

support for home working, car sharing initiatives and on site car club for example. 

5.124 Consideration will also be given to the potential cumulative traffic impact of the proposed 

scheme alongside other developments within the area. These schemes have been discussed 

with highway and planning officers and will be incorporated within the TA through the 

application of suitable growth factors and / or explicit traffic flow numbers from available TAs. 

5.125 The analysis within the Transport chapter will be prepared in accordance with ‘Guidelines for 

the Environmental Assessment of Road Traffic’ (Institute of Environmental Assessment, 

1993). Accordingly the topics of severance, driver delay, pedestrian delay, pedestrian amenity 

and accident and safety will be considered. 

5.126 Background traffic flow information for the morning and evening peak hours for 2017 have 

been derived from traffic surveys. The traffic flow data comprises traffic flows on the highway 

network surrounding the site and as far afield as the M25 junction 11 and the M3 junction 3. 

This data will be factored to represent the forecast years and committed development data 

added to provide a cumulative assessment. A further assessment will be completed for each 

forecast year to consider the addition of the development traffic. In this manner the effect of 

the development will be identified and assessed, separate to any increase in background 

traffic that is not associated with the development.  

5.127 To evaluate and quantify the likely significant transport effects of the development, 

significance criteria will be adopted. The overall significance of effect for each potential 
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transport impact will be derived through cross referencing the sensitivity of receptors, and the 

likely magnitude of the transport impact upon each of them. 

Air Quality 

Context 

5.128 The proposed development has the potential to affect local air quality, primarily through traffic 

generation during both the construction and operational phases of the development and 

fugitive dust emissions generated during the construction phase. In addition, any energy 

centre associated with the proposals, for example CHP plant, also has the potential to cause 

local air quality impacts. 

Baseline Conditions 

5.129 As required by the Environment Act (1995), the local authorities have undertaken Review and 

Assessment of air quality within their areas of administration. The closest designated Air 

Quality Management Area (AQMA) to the site is the RBC M25 AQMA, which has been 

declared for exceedances of the annual mean Air Quality Objective (AQO) for nitrogen dioxide 

(NO2) and the annual and 24-hour mean particulate matter with an aerodynamic diameter of 

less than 10µg (PM10), located approximately 2.6km to the east of the proposed development 

site. Due to the scale of the proposal scheme, there is the potential for adverse impacts to air 

quality within this area as a result of the development proposals. 

5.130 The site is not located within an AQMA, on the basis that PM10 and NO2 concentrations are 

not considered likely to exceed the national AQOs. 

Air Quality Monitoring 

5.131 The local authorities operate air quality monitoring networks throughout their areas of 

administration.  

5.132 SHBC utilises passive diffusion tubes to monitor NO2 concentrations throughout the borough. 

A review of the most recent available Local AQM Annual Status Report (ASR)
16

 indicates that 

there are two diffusion tubes located within the vicinity of the proposed site. The most recent 

available results are shown in Table 8. 

Table 8: SHBC Diffusion Tube Monitoring Results 

Location Type 

  

National Grid 

Reference 

Annual Mean NO2 Concentration 

(µG/M
3
) 

X Y  2013 2014 2015 2016 

SH2

1 

Benner 

Lane 

Urban 

Background 

495137 161092 20.5 18.9 21.7 21.4 

SH2

4 

High 

Street, 

Chobham 

Roadside 497341 161734 34.2 43.1 36.4 34.9 

Source: SHBC 2017 Air Quality Annual Status Report 
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5.133 As indicated in Table 9, the annual mean AQO for NO2 was not exceeded at the Urban 

Background location in recent years but was exceeded during 2014 at the Roadside location. 

5.134 RBC utilises passive diffusion tubes to monitor NO2 concentrations throughout the borough. 

However, a review of the most recent available Local AQM ASR
17

 indicates that there are 

currently no RBC monitoring locations in the vicinity of the proposed site. 

5.135 A review of WBC’s most recent available Local AQM ASR
18

 indicates that there is one 

diffusion tube within 2km of the proposed site. The most recent available results are shown in 

Table 9. 

Table 9: WBC Diffusion Tube Monitoring Results 

Location Type 

  

National Grid 

Reference 

Annual Mean NO2 Concentration 

(µG/M
3
) 

X Y  2013 2014 2015 2016 

WL Woodham 

Lane 

Kerbside 499952  158545 31.7 18.9 21.7 21.4 

 

5.136 As indicated in Table 9, annual mean AQO for NO2 was not exceeded at Woodham Lane in 

recent years. 

5.137 In addition to the above and to inform the assessment, REC Ltd. has undertaken diffusion 

tube monitoring at locations in the vicinity of the development site and the Ottershaw 

Roundabout, located to the north.  

Background Pollutant Concentrations 

5.138 DEFRA
19

 has predicted background concentrations of NO2 and PM10 for 2017. The 

background pollutant concentrations within the three national 1km x 1km grid squares (NGR) 

that the site traverses (500500, 161500; 500500, 162500; 501500, 162500) are set out in 

Table 10. 

5.139 As shown in Table 11, background concentrations do not exceed the relevant national AQOs 

which are currently set at 40 µg/m
3
 for both NO2 and PM10.   

Table 10: Predicted Background Pollutant Concentrations 

Pollutant 2017 Predicted Background Concentration (µG/M3) 

500500, 161500 500500, 162500 500500, 162500 

NO2 12.30 14.05 14.34 

PM10 16.02 14.53 14.71 

Source: DEFRA
19
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5.140 It should be noted that the proposals have the potential to result in a beneficial impact on local 

air quality due to the removal of circa 23,000 fixed wing aeroplane flights annually, albeit this 

source contribution is likely to be small. 

Ecological Receptors  

5.141 Statutory designated sites of ecological or nature conservation importance within the vicinity 

of the site that have the potential to be affected by nitrogen and acid deposition from traffic 

and energy plant emissions, have been identified using the Multi-Agency Geographic 

Information for the Countryside (MAGIC) web-based interactive mapping service
20

 which 

draws information on key environmental schemes and designations.  

5.142 Current conditions and sensitivities at the ecological areas will be derived from the APIS 

website and the impacts from the proposed development compared against these criteria. 

5.143 Table 11 sets out the ecological receptor areas that will be considered as part of the 

assessment. 

Table 11: Ecological Receptors 

Ecological Receptor Approximate Closest 

Distance to Development Site 

Horsell Common SPA (part of Thames Basin Heaths SPA)/ 

Horsell Common SSSI 

460m 

Chobham Common SPA (part of Thames Basin Heaths SPA)/ 

Thursley, Ash, Pibright & Chobham SAC /  

Chobham Common SSSI 

1.1 km 

Thursley, Ash, Pirbright & Chobham SAC /  

Colony Bog and Bagshot Heath SSSI 

1.1 km 

Windsor Forest and Great Park SAC & SSSI 6.4 km 

Basingstoke Canal SSSI 1.6 km  

Thorpe Park No.1 Gravel Pit SSSI 5.2 km 

Dumsey Meadow SSSI 5.4 km 

Papercourt SSSI 5.4 km 

Smarts and Prey Heath SSSI 5.8 km 

Ockham and Wisley Common SSSI 6.3 km 

 

Key Issues and Requirement for Assessment 

5.144 The following impacts have the potential to occur during the construction and operational 

phases of the proposed development: 
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 fugitive dust emissions and exhaust generated by on-site plant and road traffic during 

the construction phase; 

 exposure of future occupants to any existing air quality issues; 

 impacts on sensitive human and ecological receptors from road vehicle exhaust 

emissions due to additional traffic generated by the proposed development; and 

 impacts on sensitive human and ecological receptors due to emissions from any 

proposed energy centre associated with the proposals. 

Proposed Assessment Methodology 

Construction Phase 

5.145 Fugitive dust emissions associated with demolition, earthworks, construction and track out 

activities on the site will be qualitatively assessed in accordance with the Institute of Air 

Quality Management (IAQM) methodology 'Guidance on the Assessment of Dust from 

Demolition and Construction
21

.  

5.146 Impacts during construction are anticipated to be temporary and short-term and can be 

minimised by undertaking works in accordance with an agreed Construction Environmental 

Management Plan (CEMP), which can be secured by way of a suitably worded planning 

condition. All recommended good practice mitigation measures and control techniques will be 

listed within Chapter 5: Construction Strategy & Programme of the main ES volume. Such 

measures will include: the covering/damping down of stockpiles; site speed limits; appropriate 

maintenance of plant; not allowing idling vehicles. Construction of the proposed development 

is therefore considered unlikely to result in significant air quality effects but will nevertheless 

be assessed further in the ES.  

5.147 The impacts of vehicles associated with the construction phase will be transient and would not 

normally give rise to lasting impacts on sensitive receptors. However, if the number of Heavy 

Duty Vehicles associated with the construction phase on the highway are known then the 

requirement for assessment will be scoped against the Environmental Protection UK (EPUK) 

and IAQM guidance ‘Land-Use Planning and Development Control: Planning for Air Quality’ 

criteria.   

Operational Phase 

5.148 To assess the exposure of future occupants to any existing air quality issues, pollutant 

concentrations will be predicted across the proposed site for the development opening year 

using the ADMS Roads dispersion model. Results will be verified using local monitoring data 

(where available) and will be compared against the AQOs. The results of the dispersion 

modelling assessment will be utilised to determine areas of potential AQO exceedances on 

the site and inform any mitigation strategy necessary to limit future exposure. 

5.149 Road vehicle impacts as a result of the proposals will be predicted for the anticipated year of 

completion (2030) by calculating NO2 and PM10 levels at relevant human and sensitive 

ecological locations without and with the development using the ADMS-Roads dispersion 

model. The results of the assessment will be compared against the relevant AQOs to 
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determine the potential for exceedances. The magnitude of change in pollution levels will also 

be compared with the significance criteria provided in the Environmental Protection UK 

(EPUK) and IAQM guidance ‘Land-Use Planning and Development Control: Planning for Air 

Quality’
22

. This will provide an indication of the potential for air quality effects at sensitive 

locations as a result of emissions. The advice provided within the DEFRA document ‘Local Air 

Quality Management Technical Guidance LAQM (TG16)’
23

 and the requirements of the NPPF 

will be considered throughout the project. 

5.150 The ADMS 5 dispersion model will be used to predict both on-site and off-site air quality 

effects from any proposed energy centre. Modelling will be undertaken using 1-year of local 

meteorological data and local terrain heights, with results compared against the relevant 

AQOs, and (in the case of ecological receptors), Environmental Assessment Levels (EALs). 

Building geometries will be included for all structures on, and in the vicinity of, the proposed 

development. Predicted concentrations will be added to existing pollution levels, as defined 

during the baseline and road vehicle exhaust emissions assessment, to provide cumulative 

values and compared against the relevant AQOs/EALs in order to identify any areas of 

potential concern.  

5.151 Road vehicle and energy generation sourced emissions may also impact upon ecological 

receptors in the vicinity of the site. The potential impacts of nitrogen dioxide emissions on acid 

and nitrogen deposition on these areas will be considered within both the Biodiversity and Air 

Quality chapters of the ES. 

Noise and Vibration 

Context 

5.152 Noise is a general term that is used to characterise unwanted sound. Loudness is related to 

both sound pressure and frequency, both of which can be measured. The response of the 

human ear is not constant over all frequencies and it is therefore usual to weight measured 

frequencies to the approximate human response using the ‘A’ weighted decibel (dB(A)). When 

related to a change in noise, a change of 10 dB(A) would represent a doubling or halving of 

loudness, whilst a change of 3 dB(A) is considered to be just perceptible
24

.  

5.153 The proposed development has the potential to increase noise at receptors on and in the 

vicinity of the site during the construction phase (noise associated with construction traffic, 

plant and machinery) and operational phase (noise associated with an increase in road traffic, 

proposed fixed plant, heliport and the activity of site users).  

Baseline Conditions 

5.154 A full weekday and weekend Background Sound Survey was undertaken in October 2015 by 

REC Ltd. to quantify noise levels at the closest receptors to the proposed development. Whilst 

this survey data is considered likely to still represent the prevailing noise environment, to 

ensure that the most recent noise baseline is understood, a further noise measurement study 

across the site (excluding the FIL land) will be undertaken by REC Ltd. The survey will 

measure existing noise levels at sensitive receptors within, and in proximity to the site. Survey 

locations and the subsequent assessment methodology will be agreed with the relevant local 

authority technical officers. 
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5.155 RPS carried out a long-term noise survey (27 June 2017 to 04 July 2017) and short-term 

noise survey (04 July 2017) of the FIL land. Monitoring was undertaken along the northern 

site boundary close to A319 Chertsey Road. The results were used to prepare 3-dimensional 

sound modelling which provides a graphical indication of road traffic noise levels from the 

A319 Chertsey Road across the FIL land. Based on the short-term survey, sound levels within 

the northern portion of the FIL land are approximately 5 dB higher than those indicated within 

the southern portion likely due to light aircraft using Fairoaks Airport overhead. The sound 

levels recorded and modelled on the FIL land are fairly typical of a semi-rural area located 

close to a small A road.  

5.156 Potential sources of noise within the site are due to road traffic (A319 Chobham Road and 

A320 Chertsey/Guildford Road), aircraft and helicopter activity associated with Fairoaks 

Airport and commercial sound associated with McAllisters Repairs and the McLaren 

Technology Centre.  

5.157 When considering the impact of the development upon the surrounding area it is important to 

note that the development will result in the removal of a major source of noise, and often 

nuisance, for local receptors due to the replacement of Fairoaks Airport.  

5.158 The airport currently services circa 23,000 fixed wing aircraft movements which will be 

removed from the area.  

5.159 Whilst a helipad is included within the development proposals, as previously stated its 

activities would be considerably less than the current unlimited helicopter flights permitted 

under the existing licence. 

5.160 Accordingly, it is considered likely that the proposed development, on balance, will have a 

positive beneficial effect upon the surrounding area in relation to existing noise levels. 

Key Issues and Requirements for Assessment 

5.161 The proposed development has the potential for noise effects on existing and proposed 

receptors including: 

 Noise and vibration during demolition and construction works including, plant and 

machinery, and construction traffic affecting existing receptors surrounding the site; 

 Noise from existing sources impacting receptors in the new development, particularly 

road traffic and commercial sound; and 

 Noise from plant, such as air-conditioning plant, the helipad and HGV movements 

associated with the new development impacting existing and new receptors. 

5.162 By virtue of the nature of construction activities, noise will be generated during the 

construction phase. However, with the implementation of mitigation measures, which will be 

detailed in the CEMP, and adherence to good practice guidance as outlined in British 

Standard (BS) 5228 Part 1
25

, significant impacts through construction noise and vibration on 

existing local residents and future residents in earlier development phases, are not 

anticipated. Measures that will be put in place include: controlled working hours for noisy 

activities, localised acoustic mitigation and the use of relevant Personal Protective Equipment 

(PPE) for site workers. 
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5.163 Existing sources of vibration in the area surrounding the site are considered to be limited and, 

as such, environmental vibration impacts on potential site users are not anticipated to be 

significant.  

5.164 The implementation of standard mitigation measures such as effective silencing measures of 

noise sources and appropriate acoustic design/specification of fixed plant will be considered, 

where necessary. 

Assessment Methodology 

5.165 Construction noise at key receptors will be predicted in line with British Standard (BS) 5228: 

Noise and Vibration Control on Construction and Open Sites
25

, which provides industry 

accepted guidance on calculating noise and vibration arising from selected construction 

activities and the use of different plant.   

5.166 It is proposed to assess internal and external noise levels against noise level criteria specified 

in BS 8233:2014
26

 and 6472:2008
27

, Pro PG Guidance
28

, `World Health Organisation (WHO) 

Guidelines
29

 and to assess vibration against the levels given in or those advised by the local 

authorities. 

5.167 Noise associated with fixed plant will be assessed in accordance with BS 4142:2014
30

. The 

standard details a method for rating the acceptability of increases in existing noise levels at 

noise-sensitive receptors affected by noise from fixed plant at proposed developments.  

5.168 Any change in road traffic noise levels, at a selection of relevant receptors, will be assessed 

using the standard methodology outlined in the Calculation of Road Traffic Noise (CRTN)
31

. 

The assessments will utilise baseline and with development traffic data provided by PBA in 

the format of 18-hour annual average weekday flows (AAWT), % HGV and average speed. 

Road traffic noise levels will be assessed based on a range of relevant guidance including the 

‘Design Manual for Roads and Bridges: 2011’
32

. 

5.169 Research carried out on behalf of DEFRA (NANR 235: Research into the Improvement of the 

Management of Helicopter Noise) highlights that response to helicopter noise is not well 

correlated with generally accepted acoustic parameters and that non-acoustic factors such as 

attitude, may be of equal or greater importance.  

5.170 In reviewing the available literature for helicopter noise, the DEFRA study concludes that 

"there is no single satisfactory noise index for the measurement or prediction of the impact of 

noise on the community" and that "while Leq or Lden are not ideal, currently there is not a 

better option", with further research being required in order to develop a dose-response 

relationship to correlate helicopter noise with annoyance. 

5.171 Studies attempting to relate dose-response with annoyance due to helicopter operations have 

produced poor correlation and no generally accepted simple relationship between objective 

noise and subjective annoyance. Similarly, little correlation between established acoustic 

parameters and complaints has been found. 

5.172 In the absence of robust evidence that the response to helicopter noise can be better 

characterised through consideration of and correction for specific acoustic features, it is 
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proposed that no modifier or penalty will be applied for the assessment of helicopter noise 

over and above the parameters and criteria established for fixed wing aircraft. 

5.173 A noise model will be constructed using the CADNA-A software package which will allow for 

predicted noise levels and likely effects associated with the proposed development to be 

established. 

5.174 The model will incorporate proposed ground operations (fixed plant, refuelling, 

loading/unloading), aircraft movements (take off/landing procedures) and flight paths into and 

away from the replacement helipad. To account for variations in wind directions affecting 

approach and departure headings, different approach/departure paths will be modelled. 
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6 SCOPED OUT TOPICS 

Ground Conditions and Contamination 

6.1 A review of published mapping and existing reports on nearby sites is being undertaken by 

Campbell Reith. A report prepared by RPS in relation to the FIL land has also been reviewed. 

6.2 The published British Geological Society (BGS) geological map of the area shows the site to 

be underlain by the bedrock geology of the Windlesham Formation. The geological map 

describes the deposit as being ‘Undivided; sand, green to brown, fine to medium grained, 

glauconitic and clayey; clays interbedded locally towards the base (10-25m)’. Superficial 

Kempton Park Gravels are shown over the south-western quarter of the site, typically 

reflecting the areas residing below an elevation of 25m AOD. Alluvial Deposits mapped in 

close proximity to the River Bourne which forms part of the southern boundary. Bagshot 

Formations have been mapped south of the River Bourne. 

6.3 The Groundsure Report data indicates ‘Negligible’ to ‘Low’ hazard potential in relation to the 

following ground stability hazards; shrink swell, landslides, ground dissolution of soluble 

rocks, collapsible ground and running sand. A ‘Moderate’ potential was indicated from 

compressible ground confined to where Alluvial Deposits are present. It is considered that the 

Low hazard potential associated with the running sands should locally be increased to 

Moderate to High.  

6.4 The Alluvium, Kempton Park Gravels, Windlesham and Bagshot Formations of the 

Bracklesham Group are moderately permeable and would be anticipated to be water bearing 

in nature. The Kempton Park Gravels and Alluvium Deposits are classified by the EA as 

Secondary (A) Aquifers (formerly minor aquifers). Secondary (A) Aquifers are capable of 

supporting small scale local abstractions and are important in supplying base flow to rivers. 

6.5 The site is not situated within a currently designated groundwater Source Protection Zone 

(SPZ).  A groundwater abstraction is located approximately 819m east of the site (licence 

number: 28/39/30/0056). An active surface water abstraction is located circa 2m south east of 

the site boundary (licence number: 28/39/30/0208) with water being used for direct irrigation...  

6.6 Potential sources of contamination at the site may include: 

 Fairoaks Airport (and associated buildings, infrastructure (such as aviation fuel tanks) 

and fire-fighting training area); 

 Commercial businesses within Fairoaks Airport Complex; 

 Sewage treatment works; and 

 Historical use of site during WWII as training grounds by the Air Ministry (including 

barracks and rifle range). 

6.7 Potential pathways for contamination at the site may include: 

 Particulate ingestion, inhalation of vapours and dermal contact with contaminated soils, 

including asbestos fibres; 
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 Surface water run-off and/or direct percolation and drainage from surface; 

 Leaching or lateral/vertical migration of contaminants from the made ground/shallow 

deposits; 

 Lateral and vertical migration within perched, shallow and deep groundwater; and 

 Direct contact of contaminated ground/groundwater with infrastructure including 

foundations/utilities. 

6.8 No significant effects are anticipated as a result of the variable ground conditions below the 

site, which include soft superficial sediments; rockhead at, or close to, ground surface; and 

Made Ground. However, there is the potential for effects associated with structure and 

infrastructure settlement which will likely require a range of design solutions and mitigation 

measures. These may take the form of the following: 

 Determination of ground conditions and depth to rockhead across the site such that the 

layout of the proposed development can be adjusted to maximise foundation efficiency; 

 Soil surcharging; 

 Installation of vertical wick drains; 

 Excavation and re-compaction of soft/different materials potentially reinforced with 

geotextiles; and 

 Physical or chemical treatments such as line/cement admixture. 

6.9 The presence of asbestos-containing materials (ACM) has been recorded in most of the 

existing buildings due to their age. It may also be possible that ACM is present in the ground 

in localised areas. There will be careful management of asbestos during any demolition or 

refurbishment of the existing buildings to prevent its dispersal and to avoid health risks to site 

workers and visitors. Specialist asbestos-management contractors will be used to handle the 

asbestos, with disposal to licensed facilities, as appropriate. 

6.10 Whilst a stand-alone chapter on ground conditions is not proposed within the main ES 

volume, a phase 1 environmental assessment is currently being undertaken which will be 

included as a technical appendix to the ES. The assessment will address issues relating to 

existing geo-environmental conditions at the site, with the aim of ensuring that suitable and 

safe conditions are achieved for the proposed end-use (residential). Consideration will be 

given to the site’s conceptual model including geology, hydrology, hydrogeology and the geo-

environmental conditions (including issues associated with soil gases, chemicals within site 

soils and groundwater). A range of impacts associated with the design, construction and 

operation of the proposed development will be considered. 

6.11 It is considered that any intrusive ground investigation works would be conditioned as part of 

subsequent reserved matters submissions, when greater detail is available with regard to the 

proposed development’s design including more detail around proposed foundation structures.  

6.12 Potential effects from below ground contamination will be addressed through the agreement 

of a remediation strategy with the local authorities which will detail the mitigation measures.  
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6.13 Mitigation measures relating to the use of appropriate PPE will be listed within Chapter 5: 

Construction Strategy & Programme of the main ES volume. 

Archaeology 

6.14 The proposed development has the potential to have a direct impact on below ground 

heritage assets, including below ground deposits and buried archaeological remains. 

6.15 No World Heritage Sites, Registered Parks and Gardens, Registered Battlefield or Scheduled 

Monuments are located within the study area.  

6.16 The Surrey Historic Environment Record (SHER) has identified an undesignated 

archaeological asset which lies within the site boundary: ‘Kiln Field’, possible lime kiln location 

(MSE14329). 

6.17 There are Aircraft Crash Sites recorded in the SHER within the site which are Protected 

Military Remains under the Protection of Military Remains Act 1986. Whilst these records are 

shown as points within the site, an exact grid reference is not given and so the exact location 

of the crash sites is unknown.  

6.18 There is therefore potential for the proposed development to impact upon hitherto unknown 

buried archaeological remains, protected military remains and undesignated below ground 

archaeological assets of unknown date, within the site.  

6.19 The majority of the western area of the site currently comprising the existing airport buildings 

and built development has been subject to historic ground disturbance and re-working. Under 

the proposals, the majority of the built development will be located within this area. 

Furthermore, existing areas of grassland, particularly to the eastern extent of the site, are 

likely to come forward as SANG and remain undisturbed. As such, significant impacts upon 

buried archaeological assets within this area are not considered likely.  

6.20 It is considered that specific interventions within the design will address any potential effects 

in relation below ground heritage assets, and accordingly the potential for significant effects is 

not anticipated. It is considered that effects to archaeological remains could be suitably 

addressed through a programme of archaeological mitigation undertaken in consultation with 

the archaeological advisor as part of a staged approach and secured as part of a planning 

condition. As a first step, a Written Scheme of Investigation would be prepared outlining the 

nature of the further archaeological works. This would allow any archaeological remains 

present to be preserved by record. 

6.21 Accordingly, a stand-alone chapter on archaeology is not proposed within the main volume of 

the ES.   

6.22 Nevertheless, an Archaeological desk-based assessment will be undertaken by Wessex 

Archaeology in accordance with the Chartered Institute for Archaeologists ‘Standard and 

Guidance for Desk-Based Assessment’ 2014
11

. This will be provided as a technical appendix 

to the ES. The desk-based assessment will assess the effects of the development proposals 

upon archaeological remains, both designated and undesignated. 

6.23 Consultation is being undertaken with the relevant local authority Archaeological Advisors, 

Conservation Officers and Historic England, as appropriate. This consultation will seek 
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approval of the contents of the desk based assessment, and will identify any requirements 

regarding the need for further assessment work.  

Waste Management 

6.24 The proposed development would produce waste from the site preparation/construction 

phase as well as during the life of the site in its operational phase.  

6.25 The site has limited vegetation (except in the SANG area) and therefore, no significant 

amounts of organic waste are anticipated to arise from this stage of development.   

6.26 Construction waste will arise from the construction of the proposed development, associated 

infrastructure and highways improvements which would predominantly comprise inert wastes. 

However, non-inert waste, such as timber, plastic, plasterboard, insulation, packaging, etc 

would also arise from the fit-out stage. 

6.27 Waste produced during the life of the site would be varied in nature and would be generated 

on an on-going basis from residential and commercial uses.  

6.28 Effects upon waste infrastructure capacity during the site preparation and construction phase 

are dependent upon the volumes of waste produced and the available existing and future 

capacity for its management. Significant effects would arise if there was insufficient 

management capacity for the predicted levels of waste arisings. 

6.29 Good waste management practices will be set out within Chapter 5: Construction Strategy & 

Programme of the ES. The DAS will set out measures for operational recycling and waste 

management which will be refined at the reserved matters stage. The Sustainability 

Statement submitted with the planning application will also set out principles around good 

construction and operational waste management practices.  

6.30 Therefore, it is considered that the proposed development will not give rise to potential 

significant effects as a result of waste and this can be suitably addressed in the documents 

set out above. 

Daylight, Sunlight and Overshadowing 

6.31 Daylight, sunlight and overshadowing assessments are typically undertaken with reference to 

BRE standards. Daylight, sunlight and overshadowing effects are principally associated with 

tall buildings or developments in highly urbanised/developed environments.  

6.32 The building heights proposed across the site, which will be up to 16m in height, are not 

considered to have the potential to significantly affect sunlight or daylight levels either at new 

receptors brought to the site under the proposals or at those existing in the vicinity of the site, 

either alone or in combination with other permitted or reasonably foreseeable developments. 

It is therefore proposed that sunlight, daylight and overshadowing be scoped out of further 

consideration in the EIA.  

Wind 

6.33 Assessments of wind microclimate focus on pedestrian comfort and safety and are typically 

undertaken with reference to the Lawson Comfort Criteria. Significant effects on wind 
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microclimate are principally associated with tall buildings or developments in highly 

urbanised/developed environments. 

6.34 Proposed building heights across the site are expected to be up to 16m. The building heights 

proposed are not considered to have the potential to significantly alter the wind microclimate 

within the site or at sensitive receptors outside the site boundary, either alone or in 

combination with other permitted or reasonably foreseeable developments. It is therefore 

proposed that wind microclimate be scoped out from further consideration within the EIA. 

Climate Change 

6.35 It is not proposed that climate change is assessed as a separate technical chapter of the ES. 

Where climate change is relevant to a technical assessment (e.g. flood risk, ecology and air 

quality) this will be stated and taken into account within the respective ES chapter/report. 

4.4 A summary of key climate change projections within the UK and modelled climate variables 

specific to the application site are as follows: 

 Summers will become hotter and drier; 

 Winters will become milder and wetter; 

 Soils will become drier on average; 

 Snowfall and the number of very cold days will decrease; 

 Sea levels will rise; and 

 Storms, heavy and extreme rainfall, and extreme winds will become more frequent. 

6.36 Where relevant, the following will be considered in each of the technical chapters/reports 

within the context of the outlined climate change projections: 

 The vulnerability of the baseline environment to projected changes; 

 The vulnerability and resilience of the proposed development to climate change; and 

 The effect of the proposed development within the context of climate change. 

6.37 As an example, Water Environment chapter of the main ES volume will consider predicted 

changes in the baseline environmental climatic conditions (such as rainfall) and how the 

design will take into account the future flood risk and resilience of the proposals to extreme 

weather events.  

6.38 If climate change does not affect the assessment of the technical discipline, this will be stated. 

6.39 An assessment of greenhouse gas (GHG) emissions are also proposed to be scoped out from 

assessment within the ES on the basis that, through the implementation of proposed 

sustainable design features, which will be outlined in the Sustainability Statement and Energy 

Strategy accompanying the planning application, the scheme will not result in any significant 

environmental effects in relation to GHGs. 
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6.40 It is also proposed that such considerations as emissions associated with the size of the 

supply chain and use profile of construction materials, unregulated emissions during the 

operational phase and emissions associated with the construction of the development are 

addressed during the reserved matters stage, at which point a suitable level of design 

development will have progressed such that these aspects can be suitably captured and 

addressed. 

6.41 A BREEAM (Building Research Establishment’s Environmental Assessment Method) 

communities’ pre-assessment has been completed to inform design development of the 

proposed development. In association with the sustainability standards reported in the 

Sustainability Statement, key measures such as responsible sourcing or materials, embodied 

energy and lifecycle assessment will all be considered, as appropriate, to ensure that GHG for 

these aspects are suitably addressed. 

6.42 The Energy Strategy will consider regulated emissions during the operational phase. 

However, as appropriate during the reserved matters stage unregulated emissions may also 

be considered.  

6.43 Given the proposed incorporation of sustainable design standards and principles within the 

Sustainability Statement and the provision of an Energy Strategy, it is considered that the 

proposed development is unlikely to result in significant impacts related to GHG emissions. 

Human Health 

6.44 It is proposed that a separate technical chapter covering Human Health is scoped out of the 

ES on the basis that a number of other technical chapters already address the potential 

implications on human health from the proposed development (e.g. socio-economics, 

transport and access, air quality and noise) based on human health tolerances or through the 

consideration of policy requirements and targets promoting healthier behaviours (e.g. active 

travel such as cycling and walking).  

6.45 Where relevant, it will be stated within each ES chapter/report how the respective technical 

assessment takes these factors into consideration. Relevant literature or studies, which draw 

upon the human health outcomes anticipated as a result of the use of these targets, will be 

referenced. These assessments will consider these effects against the significance criteria set 

for each topic of assessment.  

6.46 The indirect human health effects are already considered comprehensively in the EIA as a 

whole where their assessment has been identified as being proportionate and/or potentially 

requiring mitigation. For example, with regard to air quality and noise, the limit values are 

informed by guidelines set by the World Health Organisation (WHO) and therefore, the WHO 

Air quality and Noise guidelines would be referenced with regard to the potential impacts on 

human health. 

6.47 The inclusion of the requirement to consider human health effects in the EIA Regulations 

2017 is met by the robust assessment of the following topics: socio-economics, transport and 

access, air quality and noise rather than having a separate human health assessment.  
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Agriculture and Soils 

6.48 SHBC state in their Core Strategy and Development Management Policies DPD33: 

“The Borough has no significant natural resources of economic significance. The soils are 

classified as grade 3 or 4 by the Agricultural Land Classification. This land has little value for 

food production but is well suited to the needs of the horticultural industry.”  

6.49 According to Natural England’s ‘Agricultural Land Classification map London and the South 

East’, the majority of the site is classified as Grade 4 or ‘Poor’ quality agricultural land. A small 

western portion of the site is classified as Non-Agricultural Land or ‘Other land primarily in 

non-agricultural use’.  

6.50 A detailed Agricultural Land Classification (ALC) of the FIL land was undertaken using data 

from 24 boreholes. Analysis indicates that circa 17.65 ha of the parcel could be classified as 

Grade 3a or ‘Best and Most Versatile’ land, circa 3.1 ha as Grade 3b and circa 1.05 ha as 

non-agricultural land. In terms of existing agricultural production, the land is used entirely for 

horse grazing (livery enterprise). No loss of agricultural production would therefore result from 

the loss of the land for development. 

6.51 The remaining area of the wider site would currently either fall into the Airfield Classification 

(brownfield land) or would remain under the proposals as SANG or parkland around 

Ottershaw Park where in situ soil resources would remain in place and would therefore not be 

lost permanently.  

6.52 The proposals will result in changes in land use at the site. The effects of the scheme in 

relation to land use will be discussed within Chapter 3: Site Description and Proposed 

Development within the main volume of the ES. This chapter will provide information on the 

existing and proposed land uses at the site and in the surrounding area. The chapters on 

landscape and visual and ecology will consider the proposed development and its effect on 

the land. 

Risk of Major Accidents and/or Disasters 

6.53 In the absence of recognised guidance on this subject in the context of EIA, a range of 

sources providing guidance related to the topic has been reviewed, including: 

 Cabinet Office National Risk Register (NRR) of Civil Emergencies 2017 Edition
34

; 

 UK Government Emergency Response & Recovery Guidance
35

; and 

 International Federation of Red Cross & Red Crescent Societies Disaster and Crisis 

Management Guidance
36

. 

6.54 A disaster can be defined as “a sudden, calamitous event that seriously disrupts the 

functioning of a community or society and causes human, material, and economic or 

environmental losses that exceed the community’s or society’s ability to cope using its own 

resources. Though often caused by nature, disasters can have human origins”.
37

 An accident 

can be defined as “an unfortunate incident that happens unexpectedly and unintentionally, 

typically resulting in damage or injury”.
38
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6.55 In terms of natural disasters, for example, it is considered that the likelihood of an earthquake 

with a magnitude sufficient to cause damage to buildings and/or loss of life occurring and 

impacting the site is extremely low. The topography of the site is also not considered to be 

sufficiently steep such that a major mass movement disaster could arise. A full list of potential 

major accidents and/or disasters that have been considered is provided within Appendix B. 

6.56 The potential major accidents and/or disasters that are considered relevant to this site and 

proposed development will be addressed in the design of the proposed development and 

covered within other technical ES chapters if necessary as outlined below: 

 Road safety – Traffic and Transport. In addition, junction designs will be subject to a 

Stage 1 Safety Audit; 

 Flooding – Water Resources and Flood Risk. In addition, the climate change 

allowances will be considered within the drainage design; and  

 Utility system failure – Appropriate design of the scheme. The works are in close 

proximity to an existing gas pipeline which the design will take into consideration 

appropriately as well as proximity to overhead lines and easements associated with 

existing drainage/water supply pipes. 

6.57 Accordingly, it is not considered necessary to include a separate chapter on major accidents 

or disasters in the ES.  
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7 SUMMARY & CONCLUSIONS 

Request for a Scoping Opinion 

7.1 This report is a request for a scoping opinion under Regulation 15(1) of the Town and Country 

Planning (Environmental Impact Assessment) Regulations 2017.  

7.2 In accordance Regulation 15(3), should the local authorities consider that they have not been 

provided with sufficient information to adopt a scoping opinion, they should notify the person 

making the request of the points on which they require additional information.  

List of Consultees 

7.3 Copies of this scoping report are to be circulated to the following:  

 Local Authority (SHBC/RBC/WBC) Technical Officers including: 

− Planning Officer; 

− Environmental Health Officer;  

− Tree Officer; 

− Recreation and Business Manager;  

− Landscape/Conservation Advisor. 

 Local Lead Flood Authority (LLFA); 

 SCC Officers including:  

− Infrastructure Agreements & CIL Manager; 

− Highways West Team Manager; 

− Sustainable Drainage and Consenting Team Leader; and 

− Principal Environmental Assessment Officer. 

 Natural England; 

 Environment Agency; 

 Historic England; and 

 Surrey Wildlife Trust.  

Period for Adopting Scoping Opinion 

7.4 As per Regulation 15(4), the local authorities shall now consult with the applicant and the 

consultation bodies and adopt their scoping opinion within 5 weeks of receiving this request. 
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APPENDIX A - SCHEDULE OF VIEWPOINTS 

  



Fairoaks Airport, Chobham
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Fairoaks Airport, Chobham

Viewpoint Schedule

10 April 2018

1197

NTS

Fairoaks Airport
LVIA Viewpoints

10 April 2017

Resi. Access Highway Heritage

1 Chobham Footpath 1 passing through east of site adjacent to taxi to

runway

500758 162322 270 Within site Near view from footpath on site. Open view into airfield. SHD

2 Chobham Footpath 1 passing through east of site adjacent to taxi to

runway

500758 162322 200 Within site Near view from footpath on site. Open view into airfield. SHD

3 McLaren Park, east side of hill-top copse at junction of paths 500882 161462 330 220m to S Raised view from park to the south. One of few more open views over main

airfield part of site.

WD

4 Chobham Footpath 113 SW of site, extending WNW towards Emmetts Mill 499983 161599 40 160m to SW View from PROW to west of site, showing Ottershaw Park. SHD

5 Chobham Bridleway 3 running along western site boundary, just under

half way down

500137 162004 50 On W boundary Near view from western site boundary. SHD

6 Chobham Bridleway 3 running along western site boundary, just under

half way down

500137 162004 135 On W boundary Near view from western site boundary. SHD

7 Chobham Bridleway 3 at entrance to Chobham Business Centre, adjacent

to northern site boundary

500114 162351 90 15m to N Near view from A319 looking east along northern boundary. Approach view

from west.

SHD

8 A319 at emergency entrance to airport 500409 162671 180 On NE boundary View from high point of main airfield part of site from the A319. Representative

of approach view from NE. Near to dwellings on Bonsey Lane.

SHD

9 Chobham Bridleway 2 north of site to Stanyards, adjacent to driveway

entrance to Stanyards Cottage

500065 162697 150 260m NNW Glimpsed/narrow view from rising ground to north. Ilustrates dense vegetation

and not a good photomontage viewpoint.

SHD

10 Chobham Footpath 1 passing through east of site - PROW entrance to

airfield from south

500918 162100 360 Within site Near view from eastern site boundary. Looking northwards to Berwin Park

Parcel.

SHD

11 The Wey Farm 501420 162232 270 On E boundary There are no obvious publicly accessible viewpoints showing the eastern end of

the site (i.e. that part in Runnymede). We therefore recommend a proxy

reference viewpoint from the eastern site boundary. This is not currently

publicly accessible. Useful for link road.

RD

12 Chobham Footpath 1 looking east towards Ottershaw Park 500732 162372 40 Within site View from footpath looking into the Berwin Park parcel. SHD

13 Woking Road, view north to reflect link road access (note 4 below) 501650 161810 30 Within ca. 50m

of potential link

road access

View north on Woking Road to reflect likely link road option. This viewpoint will

be located when parameter information is confirmed. Not to be used for

photomontage.

WD

14 Woking Road, view south to reflect link road access (note 4 below) 501780 162200 30 Within ca. 50m

of potential link

road access

View south on Woking Road to reflect likely link road option. This viewpoint will

be located when parameter information is confirmed. Not to be used for

photomontage.

RD

Districts:

Assessment and proposed photomontage viewpoint SHD Surrey Heath

Assessment viewpoint WD Woking

RD Runnymede

Notes:

1

2

3

4

VP

No.

Description E N Bearing Distance to

boundary

Either 13 or 14 may be used, or possibly both, depending on approach to link road assessment.

Rationale Receptor Authority

Viewpoints may be re-sited for technical or practical reasons. Any re-siting would preserve the intended assessment purpose of the viewpoint. The planning authority would be informed of any significant

changes.

Existing views are photographed with a 50mm lens using a DSLR with a full-frame (35mm film-sized) sensor. The images are shown to 90 degrees horizontal field of view to illustrate landscape character

context. For technical reasons, photomontages may be produced to a different field of view. The methodology used will be recognisable to visualisation specialists and reproducible. The photomontages

will be verified by survey.

Photomontages are to be produced for winter views only. Existing views will be photographed in winter and summer conditions as far as is practical with confirmation of project parameters.

Ref: 1197_LVIAViewpoints_ScopingReport_100418 Page 1 of 1
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Scale: 

N
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APPENDIX B – RISKS OF MAJOR ACCIDENTS AND DISASTERS: SUMMARY 

Major Accident/Disaster Definition & Characteristics Relevance/Reasoning 

Biological hazards: 

epidemics 

An unusual increase in the number of cases 

of an infectious disease which already exists 

in a certain region or population. It can also 

refer to the appearance of a significant 

number of cases of an infectious disease in a 

region or population that is usually free from 

that disease. Potential to cause widespread 

loss of life. 

The proposed development will create a new village centre which has the 

potential to attract mass gatherings and crowds during events, creating 

high-risk conditions for the rapid spread of infectious diseases. However, 

the hospital and healthcare facilities in the local area given the existing 

presence of the surrounding villages of Ottershaw and Chobham, are 

familiar with addressing the challenges around managing potential 

outbreaks that could be exacerbated by an associated mass gathering. 

Such an event is also governed by NHS policy regarding the prevention of 

the spread of infectious diseases (as provided with the NHS England 

Emergency Preparedness, Resilience and Response Framework
39

. On this 

basis, it is considered that suitable mitigation is already in place, such that 

further assessment of potential risks within the EIA would be a reiteration 

and hence unnecessary. For this reason, this disaster/accident type is 

proposed to be scoped out of further consideration. 

Biological hazards: animal 

and insect infestation 

Pervasive influx and development of insects 

or parasites affecting humans, animals, 

crops and/or materials. 

It is considered that the proposed development is not of a nature such that it 

would result in a pervasive influx of insects or parasites affecting humans, 

animals, crops and/or materials. This disaster/accident type is therefore not 

considered relevant to the scheme and is proposed to be scoped out of 

further consideration as a result. 

Earthquakes A tremor of the surface of the Earth, 

sometimes severe and devastating, which 

results from shock waves generated by the 

movement of rock masses deep within the 

Earth, particularly near boundaries of 

tectonic plates. Potential to damage property 

The UK is not generally associated with earthquakes; however, between 20 

and 30 earthquakes are felt by people each year, and several hundred 

quakes of a lower magnitude are recorded by seismometers. Most of these 

are very small and cause no damage
40

. 

It is considered that the likelihood of an earthquake with a magnitude 
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Major Accident/Disaster Definition & Characteristics Relevance/Reasoning 

and cause loss of life. sufficient to cause damage to buildings and/or loss of life occurring and 

impacting the site is extremely low. On this basis, this disaster/accident type 

is proposed to be scoped out of further consideration. 

Mass movement The downward movement of soil, rock, 

debris, snow and/or ice controlled by gravity. 

This includes landslides, rockfalls, 

subsidence, dry or wet mass movements, 

and avalanches. Potential to damage 

property and cause loss of life. 

The topography of the application site is not considered to be sufficiently 

steep such that a major mass movement disaster could arise. This 

disaster/accident type is therefore proposed to be scoped out of further 

consideration. 

Tsunamis A series of waves caused by a rapid 

displacement of a body of water (e.g. ocean, 

lake), characterised by very long wavelength 

and much smaller amplitude offshore. Impact 

in coastal areas can be very destructive as 

waves advance inland and can extend over 

thousands of kilometres. 

Although the River Bourne is located along the southern boundary of the 

application site, the nearest coastal location is more than 60km away. It is 

therefore considered extremely unlikely that the site would be impacted by a 

tsunami event. The NRR does not list tsunamis as a recognised risk and on 

this basis; this disaster/accident type is proposed to be scoped out of further 

consideration. 

Volcanic eruptions The occurrence of a violent discharge of 

volcanic material from a volcano or volcanic 

vent. Potential to damage property and 

cause loss of life. 

Should explosive volcanic eruption styles emitting mainly ash, coincide with 

unfavourable weather conditions, they can result in significant ash reaching 

the UK. In April 2010, the relatively small magnitude explosive eruption of 

the Eyjafjallajökull volcano in Iceland coincided with north-westerly winds 

and high pressure, resulting in airspace closures over much of the UK and 

Northern Europe for six days. 

Effusive volcanic eruption styles emitting volcanic gases can potentially 

cause visible pollution across the UK and Northern Europe, and historically, 

such events have coincided with mass crop failure and thousands of excess 

deaths. 

Effusive volcanic eruptions have between a 1 in 200 to 1 in 20 likelihood of 
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Major Accident/Disaster Definition & Characteristics Relevance/Reasoning 

occurring in the next five years with the likelihood significantly higher for 

explosive volcanic eruptions ranging from 1 in 20 to 1 in 2 of occurring over 

the next five years. The implications of this are: public health and 

environmental impacts, economic impacts and potential impacts on aviation 

as flights can be disrupted by volcanic ash. There are no commercial flights 

anticipated from the heliport and any proposed activity is anticipated to be 

for leisure or test purposes and therefore non-critical. Such impacts are 

therefore not considered specific to either the operation of the proposed 

scheme or the location of the application site. On this basis, this 

disaster/accident type is proposed to be scoped out of further consideration. 

Severe Weather: Drought A period of dryness especially when 

prolonged; specifically, one that causes 

extensive damage to crops or prevents their 

successful growth. 

Drought is currently considered to have a 1 in 200 to 1 in 20 likelihood of 

occurring over the next five years. Climate change may increase the risk of 

droughts but not necessarily lead to a more frequent use of restrictions on 

water. Planning for periodic restrictions on non-essential water use is an 

integral part of water companies resource management. Over the past 40 

years, England has experienced five long-duration drought events and two 

short-duration events. During the 2010–12 drought, despite some of parts of 

south-east and eastern England recording their lowest 18-month rainfall in 

at least 100 years, its impact extended only as far as the inconvenience for 

20 million domestic customers of a temporary hosepipe ban. The 

environment and agriculture sectors were also temporarily affected by this 

drought. 

The proposed development, by virtue of its residential and mixed use 

development, will have a requirement for a significant quantity of water for 

domestic and industrial purposes. It is intended that the design will respond 

to these requirements with a considered strategy to reduce water 

consumption, this would also include a consideration for climate change. 

However, it is not considered that the potential effects of drought would be 
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Major Accident/Disaster Definition & Characteristics Relevance/Reasoning 

of particular detriment to the proposed development, nor that the proposed 

development would result in an increase in the risk of drought conditions at 

the site or in the surrounding area, or in a substantial increased demand for 

potable water that could not be managed through the design development. 

This disaster/accident type is therefore not considered within the EIA but will 

be responded to within the sustainability strategy and the design and access 

statement as appropriate. 

Severe Weather: Extreme 

temperatures 

A heat wave is a prolonged period of 

excessively hot and sometimes also humid 

weather relative to normal climate patterns of 

a certain region. 

A cold wave can be both a prolonged period 

of excessively cold weather and the sudden 

invasion of very cold air over a large area. 

Along with frost it can cause damage to 

agriculture, infrastructure, and property. 

Low Temperatures and Heavy Snow 

There have been a number of recorded occasions of snow covering large 

areas of the country for over a week. The winter of 2009–10 saw a 

prolonged spell of cold weather that lasted for approximately a month. 

During this time, snowfalls of up to 40cm were recorded in parts of north-

west England and south and east Scotland. Many other areas experienced 

snow cover of 10cm or more throughout this period. In Northern Ireland in 

February 2001, strong north-easterly winds and heavy snow caused travel 

disruption for up to five days and brought down power lines. 

Heatwaves 

The Met Office uses a range of threshold temperatures, varying by region, 

to define a heatwave. High temperatures were widespread during August 

1990, reaching a record 37.1°C in one part of England. In August 2003, the 

UK experienced heatwave conditions lasting 10 days and resulting in 2,000 

excess deaths. During this heatwave, a record maximum temperature of 

38.5°C was recorded at Faversham in Kent. In July 2006, similar conditions 

occurred, breaking records and resulting in the warmest month on record in 

the UK.  

The likelihood of either heat waves or extreme low temperatures with heavy 

snow occurring over the next five years is considered to range from 1 in 20 

to 1 in 2. Consequences may include: 
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Major Accident/Disaster Definition & Characteristics Relevance/Reasoning 

 an increased number of admissions to hospital and 

consultations with GPs, and additional demands placed on 

the emergency services; 

 fatalities, particularly among the vulnerable and elderly; for 

example, in the case of heatwaves, an estimated 75 extra 

deaths per week for each degree of increase in temperature; 

 disruption to travel and logistics, due to deterioration of the 

road, runway surfaces and vehicle breakdowns; 

 loss of/interruption to supply of essential goods and services 

and disruption to transport and communications networks; 

 depending on the nature of the severe weather, economic 

impact and environmental damage. 

The proposed development would result in residents and site users being 

brought to the site that could potentially be affected by prolonged periods of 

excessive hot or cold weather.  

The proposed development will be built to the latest Building Regulations 

requirements, as well as the requirements of relevant fire safety guidance, 

which include consideration of potential temperature highs and lows as part 

of its typical operation to ensure appropriate thermal comfort. This will 

include an allowance for climate change. Therefore, it is considered that an 

appropriate climate can be maintained within the internal spaces used by 

staff within the employment uses on a daily basis and residents over a long-

term period. 

Industrial accidents Danger originating from technological or 

industrial accidents, dangerous procedures, 

infrastructure failures or certain human 

activities, which may cause the loss of life or 

injury, property damage, social and 

Whilst the proposed development will have a number of construction 

processes on site during the construction phase, these will be covered by 

an appropriate CEMP to prevent accidental release of contaminants or other 

pollution.  

The NRR states that the current legislation that seeks to prevent and 
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Major Accident/Disaster Definition & Characteristics Relevance/Reasoning 

economic disruption or environmental 

degradation. 

Accident release  

Occurring during the production, 

transportation or handling of hazardous 

chemical substances  

Explosions  

Disasters will only be classified as 

explosions when the explosion is the actual 

disaster. If the explosion is the cause of 

another disaster, the event will be classified 

as the resulting disaster.  

Chemical explosion  

Violent destruction caused by explosion of 

combustible material, typically of chemical 

origin.  

Nuclear explosion/Radiation  

Accidental release of radiation occurring in 

civil facilities, exceeding the internationally 

established safety levels.  

Mine explosion  

Accidents which occur when natural gas or 

coal dust reacts with the air.  

Pollution  

Degradation of one or more aspects in the 

environment by noxious industrial, chemical 

or biological wastes, from debris or man-

mitigate the effects of major accidents involving dangerous substances is 

the Control of Major Accident Hazard Regulations 2015 (COMAH) under 

which major hazard sites are regulated and inspected in accordance with 

the regulations.  

The proposed development would not fall under the requirements of the 

COMAH Regulations and as such, this disaster/accident type is not 

considered relevant to this scheme and is proposed to be scoped out of 

further consideration as a result. 
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Major Accident/Disaster Definition & Characteristics Relevance/Reasoning 

made products and from mismanagement of 

natural and environmental resources.  

Acid rain  

A washout of an excessive concentration of 

acidic compounds in the atmosphere, 

resulting from chemical pollutants such as 

sulphur and nitrogen compounds. When 

deposited these increase the acidity of the 

soil and water causing agricultural and 

ecological damage.  

Chemical pollution  

A sudden pollution of water or air near 

industrial areas, leading to internal body 

disorders with permanent damage of the 

skin.  

Atmosphere pollution  

Contamination of the atmosphere by large 

quantities of gases, solids and radiation 

produced by the burning of natural/artificial 

fuels, chemicals, other industrial processes & 

nuclear explosions 

Major Transport Accidents Consequences of major transport accidents 

from modes including air, maritime, road and 

rail may involve: 

 fatalities and physical / 

psychological casualties; 

 disruption to essential 

Transport accidents occur across the UK on a daily basis, mainly on roads, 

and involving private vehicles. Well-practised plans exist to deal with these 

locally and as a result of modern safety regimes, large-scale incidents are 

very rare. 

The proposed development currently makes provision for a helipad to be 

located alongside the western site boundary to the south of the proposed 
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services, particularly transport; 

 disruption to business and 

tourism; 

 damage to property and 

infrastructure; 

 possible environmental 

contamination (such as with 

fuels / cargoes); and 

 possible evacuation and 

shelter of local residents or 

employees. 

employment area. 

The helipad will be designed in accordance with standards set out in the 

British Helicopter Association guidance (revised 2008) to ensure safe 

landing and take-off. Designated flight paths will be identified to ensure a 

safe controlled airspace and restriction of noise disturbance. The movement 

of, or noise emitted by, helicopters in flights, will be controlled through 

planning conditions and CAA permits.   

In terms of helicopter flights themselves, the UK safety standards are 

regarded as some of the highest and most stringent in the world and accord 

with the Air Navigation Order 2000 (ANO), the overriding purpose of which 

is safety. 

As set out in the British Helicopter Association guidance: In contrast to fixed 

wing airplanes, if compelled to make a forced landing in the event of engine 

failure or other emergency, a helicopter is able to auto rotate to safety due 

to its inherent flexibility in movement. With no power applied, the helicopter 

is able to ‘windmill down like a sycamore seed’ and, using the kinetic energy 

built up in the rotor system, is able to achieve a safe controllable landing 

using a very small area on the ground.  

Before a permit is granted for flight by the CAA, all helicopter types must 

demonstrate the ability to auto rotate and all pilots are required to master 

this technique. The CAA ensures that minimum standards are met with 

respect to flying training, licensing, construction and maintenance.  

The Applicant will seek to obtain all necessary licenses and permits relevant 

to the helipad to ensure its safe operation. On this basis, significant effects 

as result of major air disasters are not anticipated, and this will be scoped 

out of further consideration from the ES. 

Electricity, gas, water 

supply or sewerage 

Failure of electricity, gas, water supply or 

sewerage system infrastructure can arise for 

The utilities design for the proposed development is currently being 

considered and progressed. In consultation with all the respective utilities 
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system failure a variety of reasons. 

Power failures can result from faults at power 

stations, damage to electric transmission 

lines, substations or other parts of the 

distribution system, a short circuit, or the 

overloading of electricity mains. 

Gas, water supply and sewerage system 

failures generally occur due to damage to 

key elements of the systems infrastructure, 

such as water mains, sewers and storage 

facilities.   

providers existing and future capacity/demand will be considered and 

appropriate measures implemented to ensure that the proposed 

development is sufficiently serviced. In addition to this, a consideration of 

resilience to potential systems failure will also be incorporated as 

appropriate, such as onsite generators to act as an alternate power supply 

in the event of electricity failure. 

In addition, the utilities providers already have in place procedures to allow 

users to report a failure in supply of a particular utility so that repairs and 

continuation of supply can be enabled.   

A Combined Heat and Power (CHP) plant is proposed which will comprise 

normally a gas turbine or an internal combustion engine connected to an 

electricity generator, with a waste heat recovery system connected to 

engine exhaust. CHP systems are highly efficient, making use of the heat 

which would otherwise be wasted when generating electrical or mechanical 

power. The heat may be used for industrial process purposes, space 

heating or domestic hot water. This allows heat requirements to be met that 

would otherwise require additional fuel to be burnt. There is potential for fuel 

leaks from the fuel supply which could ignite causing a fire or explosion. The 

CHP plant will be designed in accordance with the appropriate Regulations 

and legislation and as such, it is proposed to be scoped out of further 

consideration.  

On this basis, it is considered that suitable mitigation is already in place, 

such that further assessment of potential risks within the EIA would be a 

reiteration and hence unnecessary and inappropriate given the terminology 

used within the Directive. For this reason, this disaster/accident type is 

proposed to be scoped out of further consideration. 

Wildfires Wildfire describes an uncontrolled burning 

fire that occurs in a wild area, which can 

Given the application site’s largely absent nature of vegetation, this 

disaster/accident type is not considered relevant to this scheme and is 
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cause loss of life and damage to forestry, 

agriculture, infrastructure and buildings. 

proposed to be scoped out of further consideration as a result. 

Urban fire Urban fires describe an uncontrolled burning 

fire that occurs within an urban area. These 

fires can cause damage to buildings and 

vegetation and cause loss of life. 

It is considered that suitable mitigation and design is already in place, 

therefore on this basis, further assessment of potential risks within the EIA 

would be a reiteration and hence unnecessary and inappropriate given the 

terminology used within the Directive. For this reason, this disaster/accident 

type is proposed to be scoped out of further consideration. 

Famine/ food insecurity Food-security emergencies are complex 

disasters with multiple root causes. 

Overseas they can be a result of severe 

drought and/or conflict. In the UK, food 

insecurity is more likely to be a result of 

poverty and can be defined as: experiencing 

hunger, inability to secure enough food of 

sufficient quality and quantity to enable good 

health and participation in society, and 

cutting down on food due to financial 

necessity.  

The new site users brought to the site under the proposals would lead to a 

long-term food demand.  

The proposed development would not affect the means of food production 

or agricultural land in the surrounding area or wider region. The proposed 

development may also potentially have a regenerative effect on the local 

area that could assist in alleviating poverty. On this basis, it is considered 

that famine/food insecurity can be scoped out of further consideration. 

Displaced populations Displaced populations leave their homes in 

groups, usually due to a sudden impact, 

such as an earthquake or a flood, threat or 

conflict. There is usually an intention to 

return home. Migration and displacement are 

interlinked but must be distinguished. 

Displaced populations – either across 

borders such as refugee influxes, or within a 

country because of disasters or armed 

conflict – usually need relief operations 

Given the nature of the proposals and the location of the site, this 

disaster/accident type is not considered relevant to this scheme and is 

proposed to be scoped out of further consideration as a result. 
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combined with efforts aiming at collective 

and lasting solutions. Migration on the other 

hand usually involves more individual social 

assistance, legal protection and personal 

support. 

Complex emergencies Some disasters can result from several 

different hazards or, more often, from a 

complex combination of both natural and 

man-made causes and different causes of 

vulnerability. Food insecurity, epidemics, 

conflicts and displaced populations are 

examples. Complex emergencies are 

typically characterized by: 

extensive violence and loss of life; 

displacements of populations; 

widespread damage to societies and 

economies; 

the need for large-scale, multi-faceted 

humanitarian assistance; 

the hindrance or prevention of humanitarian 

assistance by political and military 

constraints; and 

significant security risks for humanitarian 

relief workers in some areas. 

Given the nature of the proposals and the location of the site, this 

disaster/accident type is not considered relevant to this scheme and is 

proposed to be scoped out of further consideration as a result. 

Terrorist incidents The calculated use of violence (or the threat 

of violence) against civilians in order to attain 

goals that are political or religious or 

The NRR considers the relative plausibility of a terrorist attack on a crowded 

place occurring in the next five years as medium-high. The proposed 

development by its nature will result in an increase in the resident 
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ideological in nature. Loss of life and/or 

destruction of property/infrastructure can 

result. 

population at the site. However, it does not represent the same level of risk 

that crowded place would, such as a stadium or shopping centre. 

Consequently, the scheme will be designed in accordance with the 

principles of the RIBA guidance on designing for counter-terrorism
41

. The 

Design & Access Statement will address how the proposed development 

has been designed to reduce crime and the ES will also identify within the 

Chapter 04: Alternatives and Design Evolution how this has been included 

for within the proposed development. During subsequent detailed design, 

further security and designing out crime measures will be addressed. On 

this basis, it is considered that suitable mitigation will be in place or will be 

put in place during detailed design, such that further assessment of potential 

risks within the EIA would be a reiteration and hence unnecessary and 

inappropriate given the terminology used within the Directive. For this 

reason, this disaster/accident type is proposed to be scoped out of further 

consideration. 
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