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Foreword  
 

The Chobham Neighbourhood Plan sets out a vision for the future that reflects the wishes of 
local people. As a community, we want to retain the qualities of the buildings in our 
Conservation Area, preserve the more rural parts of the village that are in Green Belt, and 
protect the semi-rural parts of the village from over development. We want to encourage a -
thriving village, one that provides employment and recreational enjoyment while defending the 
areas of natural beauty that fall within our stewardship.  
 
Having assessed the needs of local people and businesses, the Plan addresses housing, 
transport, employment, traffic, the environment and biodiversity. It has been produced by the 
Parish council, with input from local resident volunteers. There have been consultations, and 
the community has been listened to. During the public consultation, issues were raised that do not 
fall within the scope of this neighbourhood plan but the Parish Council will consider everything 
suggested. 

 
We would like to thank all residents who took part in the consultation process, including 
members of the Steering Group, volunteers and local residents. The information gathered from 
you has been invaluable and forms the basis of this Neighbourhood Plan. We would also like to 
give an enormous thanks to Alison Eardley, our planning consultant, who has gone above and 
beyond to help us deliver this plan 

 
Thank you to all our volunteers, councillors and officers at Surrey Heath Borough Council who 
have given their time and effort to help deliver a vision of a bright future for our wonderful 
village. We appreciate it greatly.  
 
Emma Kennedy 
Chair of the NDP Steering Group 
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1. INTRODUCTION  

1.1 This document is the Chobham Neighbourhood Plan (CNP). It sets out planning and land-use 

policy for the village and wider parish, over the period 2024 to 2038, forming part of the 

Development Plan for Surrey Heath borough. 

1.2 Surrey Heath Borough Council (SHBC), as the local planning authority, designated the 

Chobham neighbourhood area on 12 November 2013.  The neighbourhood area shares its 

boundary with that of the Parish (Figure 1). 

1.3 The Plan has been prepared in accordance with the Town & Country Planning Act 1990, the 

Planning & Compulsory Purchase Act 2004, the Localism Act 2011 and the Neighbourhood 

Planning (General) Regulations 2012 (as amended). The Parish Council, as the Qualifying Body, 

set up a Neighbourhood Plan Steering Group comprising local councillors and volunteers from 

the community, to lead on the preparation of the Plan. In consultation with the community 

and local businesses, the Steering Group has established a vision and framework for the future 

of the designated area and to set out how that vision will be realised through planning land 

use and development change over the period 2024 to 2038. This timeline coincides with that 

of the emerging Local Plan. 

1.4 The CNP provides guidance to any interested parties wishing to submit planning applications 

for development within Chobham Parish. It also sets out how land should be considered, in 

planning terms, locally, and is a material planning consideration in the determination of 

applications.  

1.5 The process of producing the Plan has sought to involve the community as widely as possible 

and the different topic areas are reflective of matters that are of considerable importance in 

Chobham Parish. Within each section there is a summary of what the policy seeks to achieve 

and a justification, providing the necessary understanding of why the policy is needed and how 

it should be applied. The policies themselves are presented in the green boxes and these will 

be used to determine planning applications. To understand the full context for any individual 

policy, it should be read alongside the supporting text and evidence documents that have 

been compiled to underpin the CNP. Beneath each policy is a conformity reference, listing the 

policies in the SHBC adopted and emerging Local Plan documents and the paragraphs of the 

National Planning Policy Framework (NPPF), most recently updated in December 2024 (with 

minor amendments in February 2025), that the policy is in conformity with. 

1.6 The Plan also sets out approach to the Community Infrastructure Priorities and a framework 

for monitoring and implementation. 

 

https://www.surreyheath.gov.uk/node/940
https://www.surreyheath.gov.uk/node/940
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Figure 1: Chobham Neighbourhood Plan designated area 
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THE PLANNING POLICY CONTEXT 

National Planning Policy 

1.7 The CNP has been prepared in accordance with the NPPF (most recently revised in December 

2024, with minor amendments in February 2025). Paragraphs 29 and 30 state: 

Para 29: άNeighbourhood planning gives communities the power to develop a shared vision for 

their area. Neighbourhood plans can shape, direct and help to deliver sustainable development, 

by influencing local planning decisions as part of the statutory development plan. 

Neighbourhood plans should not promote less development than set out in the strategic 

policies for the area, or undermine those strategic policies (Neighbourhood plans must be in 

general conformity with the strategic policies contained in any development plan that covers 

their area).έ   

tŀǊŀ олΥ άOnce a neighbourhood plan has been brought into force, the policies it contains take 

precedence over existing non-strategic policies in a local plan covering the neighbourhood 

area, where they are in conflict; unless they are superseded by strategic or non-strategic 

policies that are adopted subsequently.έ  

Local Planning Policy 

Adopted Local Plan: 

1.8 The adopted Development Plan for Surrey Heath borough comprises the following: 

¶ The Core Strategy and Development Management Policies Development Plan Document 

2012 and the Policies Map 2012 

¶ The 2000 Local Plan (extant saved policies) 

¶ Camberley Town Centre Area Action Plan (2011-2028) and Policies Map 

¶ Saved Policy NRM6 of the South East Plan which relates to development affecting the 

Thames Basin Heaths Special Protection Area;  

¶ ΨaŀŘŜΩ ƴŜƛƎƘōƻǳǊƘƻƻŘ Ǉƭŀƴǎ ƛƴ ǘƘŜ ōƻǊƻǳƎƘ 

¶ Surrey Waste Local Plan 2019 to 2033 (December 2020)  

¶ Surrey Minerals Plan Core Strategy 2011 (July 2011) 

1.9 The policies of the Neighbourhood Plan must be in general conformity with the strategic 

policies of the adopted Local Plan, (relevant documents shown in bold above).  

1.10 The existing Development Plan is supported by several Supplementary Planning Documents 

(SPD). These set out further information as to how policies should be implemented and the 

expectations from applicants in meeting policy requirements. They represent a significant 

material consideration in determining planning applications unless they are withdrawn or 

replaced. Note that nationally, SPDs are likely to be phased out. 

1.11 The adopted Core Strategy seeks to deliver 3,240 dwellings between the period 2011 to 2028. 

From an employment perspective, provision is made for up to 7,500 new jobs in the period up 

to 2027. 

https://www.surreyheath.gov.uk/planning-and-building-control/planning-policy/development-plan/current-local-plan/core-strategy-and-development-management-policies
https://www.surreyheath.gov.uk/planning-and-building-control/planning-policy/development-plan/current-local-plan/core-strategy-and-development-management-policies
https://www.surreyheath.gov.uk/planning-and-building-control/planning-policy/development-plan/current-local-plan/local-plan-2000
https://www.surreyheath.gov.uk/planning-and-building-control/planning-policy/development-plan/current-local-plan/local-plan-2000
https://www.surreyheath.gov.uk/planning-and-building-control/planning-policy/development-plan/current-local-plan/camberley-town-centre-area-action-plan
https://www.woking2027.info/allocations/sadpdexam/nrm6.pdf
https://www.woking2027.info/allocations/sadpdexam/nrm6.pdf
https://www.surreycc.gov.uk/land-planning-and-development/minerals-and-waste/waste-plan
https://www.surreycc.gov.uk/__data/assets/pdf_file/0007/81439/Adopted-Core-Strategy-Development-Plan-Document.pdf
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1.12 Within the adopted Core Strategy, the settlement of Chobham is washed over by Green Belt, 

recognising its rural and historic character.  Policy DM2 (Development within Chobham) states 

that any development should be small-scale and appropriate Green Belt uses. There is limited 

capacity to accommodate any new development. Policy CP3 (Scale and distribution of new 

housing) proposes 55 new dwellings in Chobham parish (a figure which could include rural 

exception sites), representing a 2% increase in net dwellings to 2025. 

1.13 From an economic perspective, Policy CP9 (Hierarchy and Role of Centres) categorises 

Chobham village ŀǎ ŀ ΨƭƻŎŀƭ ŎŜƴǘǊŜΩ ǿƛǘƘƛƴ ǘƘŜ ƘƛŜǊŀǊŎƘȅΣ ǎǳǇǇƻǊǘŜŘ ǘƻ ǇǊƻǾƛŘŜ local services, 

local employment and retail. Major developed sites in the Green Belt within the 

neighbourhood area include the Defence Evaluation and Research Agency (DERA) site and 

Fairoaks Airport. Policy CP14A recognises Chobham Common as a Site of Special Scientific 

Interest (SSSI), a Special Area of Conservation (SAC) and a National Nature Reserve. 

A new Local Plan for Surrey Heath 

1.14 A new Local Plan for Surrey Heath (2019-2038) is in the process of being developed. The Local 

Plan Pre-Submission VersionΣ ŀƭǎƻ ƪƴƻǿƴ ŀǎ ǘƘŜ ΨwŜƎǳƭŀǘƛƻƴ мфΩ ±ŜǊǎƛƻƴ, along with all 

representations received at the Pre-Submission publication stage and the evidence supporting 

the Plan, was submitted to the Secretary of State for independent examination in public by a 

Planning Inspector on 10 December 2024. The Local Development Scheme, published in 

February 2025 suggests that the Plan would be adopted in Autumn 2025. Once adopted, the 

Local Plan will replace the Core Strategy and Development Management Policies Development 

Plan Document 2012 and the Policies Map 2012, the 2000 Local Plan saved policies, the 

Camberley Town Centre Area Action Plan (2011-2028) and Policies Map. However, saved 

Policy NRM6 of the South East Plan 2009 will remain as a part of the Development Plan. 

1.15 The draft Local Plan (Regulation 19 version) seeks to deliver, across the borough, a minimum 

of 5,578 new homes, and safeguard existing employment space. The eastern part of the 

borough, where Chobham Parish is located, is heavily constrained by environmental 

designations and therefore development capacity is limited. It is considered that a limited 

amount of development in Chobham will therefore largely come forward on small previously 

developed or windfall sites together with some possible rural exception sites, over the plan 

period. Notably, the draft Plan proposes to inset Chobham village from the Green Belt. This 

means that areas of the village within the settlement boundary would no longer be considered 

as Green Belt, allowing for limited development within the new settlement boundary. 

Development in the Green Belt will continue to be strictly limited. 

1.16 Policy HA1/06 seeks to allocate 91 units at the Chobham Rugby Club site, subject to an 

alternative site being identified for the current community and recreational uses. Policy 

HA1/17 of the Regulation 19 Version draft Local Plan seeks to allocate 15 homes at Castle 

Grove Road.  The Plan also seeks to safeguard employment land, by allocating Longcross 

Studios and Fairoaks Airport and Chobham Business Centre as Strategic Employment Sites.  

1.17 In August 2022, SHBC published a Regulation 18 Consultation on Additional Site Allocations for 

Gypsy and Traveller and Travelling Showpeople. It notes the existing site (15 pitches) at 

Kalima, Chobham.  

https://surreyheathplanningpolicy.inconsult.uk/SHBC.R19.2023/consultationHome#:~:text=at%2012%3A00-,Consultation%20Documents,-Pre%2DSubmission%20Surrey
https://www.surreyheath.gov.uk/sites/default/files/2025-03/Surrey%20Heath%20Local%20Development%20Scheme%202025-2028.pdf
https://surreyheathplanningpolicy.inconsult.uk/gf2.ti/f/1417506/142372805.1/PDF/-/Additional%20Site%20Allocations%20for%20Gypsy%20and%20Travellers%20and%20Travelling%20Showpeople.pdf
https://surreyheathplanningpolicy.inconsult.uk/gf2.ti/f/1417506/142372805.1/PDF/-/Additional%20Site%20Allocations%20for%20Gypsy%20and%20Travellers%20and%20Travelling%20Showpeople.pdf
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COMMUNITY ENGAGEMENT 

1.18 Chobham Parish Council began the process of producing a Neighbourhood Plan in 2012. A 

Steering Group was appointed, comprising members of the Parish Council, local experts, 

residents and leaders from local groups. The Steering Group assumed responsibility for 

delivering the Plan and the Parish Council applied for funds. Working groups were established 

to investigate and report on issues including transport, housing, traffic and roads, Chobham 

Common and the natural environment as well as amenities and infrastructure.  

1.19 The Steering Group conducted multiple engagement activities with the local community. As 

well as public meetings, there were online and paper consultations in order to seek the views 

of local residents, stakeholders, groups and businesses. A timeline of activity is summarised in 

Table 1. These will be more fully set out in the Consultation Statement to be submitted 

alongside this Submission Draft Neighbourhood Plan at Regulation 16. 

  
Table 1: Summary of community engagement 

Date 
 

Milestone Key activities 

2012 to 
2013 

Chobham Parish Council 
decides to prepare a 
Neighbourhood Plan 

¶ Neighbourhood Area is designated 

¶ Steering Group established 

¶ Consultation events 

2014 to 
2021 

Evidence and engagement ¶ Local business engagement 

¶ Parish wide survey 

¶ Website to promote the Plan 

¶ Evidence gathering 

¶ Local Green Space engagement 

2022 Policy options open day ¶ Emerging policy options tested and refined. 
 

2023 to 
2025 

Pre-Submission Version 
(Regulation 14) Plan published 
 
Publish Regulation 16 Plan 
  
Examination 
 

1.20 Referendum 

¶ SEA/HRA Screening prepared 

¶ Pre-Submission (Regulation 14) consultation 

¶ Plan amended appropriately into Submission 
Version and submitted, with supporting 
documents to SHBC 

¶ Regulation 16 consultation run by SHBC 

¶ Plan independently examined and finalised for 
Referendum 

¶ tƭŀƴ ΨƳŀŘŜΩ ŀƴŘ ŦƻǊƳƛƴƎ ǇŀǊǘ ƻŦ ǘƘŜ 
localdevelopment plan 

1.21 Discussions with SHBC have taken place on each of the topic areas covered by the Plan. In 

addition, communication with local groups and neighbouring parishes has taken place.  
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SUSTAINABILITY AND RESPONDING TO THE CLIMATE EMERGENCY  

1.22 The United Nations defines sustainable development as development that meets the needs of 

the present without compromising the ability of future generations to meet their own needs. 

It calls for concerted efforts towards building an inclusive, sustainable and resilient future for 

people and planet. For sustainable development to be achieved, it is crucial to harmonise 

three core elements: economic growth, social inclusion and environmental protection. These 

elements are interconnected, and all are crucial for the well-being of individuals and societies. 

1.23 The impact of development on the health and wellbeing of the community has been an 

important consideration in the work carried out on the CNP. In particular, the Covid-19 

pandemic demonstrated the need to ensure that both the physical and mental wellbeing of 

individuals and communities is embedded within policy and placemaking.  

1.24 The potential impact of development on climate change is a further issue that has been at the 

forefront of the development of the CNP. Chobham has suffered from serious flood events, 

most recently in February 2024 (Figure 2). 

Figure 2: Flooding in Chobham, February 2024 

 

 

1.25 Globally, in October 2018 the scientific community of the Intergovernmental Panel on Climate 

Change (IPCC) advised that carbon emissions must reduce globally by at least 45% by 2030 

from 2017 levels and be carbon neutral (net-zero) by 2050 or earlier to give the world its best 

chance to avoid the worst effects of climate change by keeping warming below 1.5 degrees. 

They warn that unless we make radical changes to the way we live we will face catastrophic 

climate breakdown, food shortages and societal collapse by the end of the century.  

1.26 More locally, on the 9 of October 2019, SHBC Council declared a Climate Emergency and 

pledged to become carbon neutral by 2030 across its own estate and operations, including 
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contractors used, and support the actions being taken by Surrey County Council across the 

wider area. Their aims are set out fully in the Climate Change Strategy. 

1.27 Zero Carbon Britain: Rising to the Climate Emergency, published by the Centre for Alternative 

Technology in 2019, sets out an evidence-based blueprint for achieving net zero carbon (NZC) 

in Britain by 2030. By making changes to our buildings, transport systems, land use and 

behaviour, and by investing in a variety of renewable energy technologies, we can achieve a 

zero-carbon transition while building in a wide range of additional benefits. The basis to their 

ŀǇǇǊƻŀŎƘ ƛǎ ΨǇƻǿŜǊƛƴƎ ŘƻǿƴΩ ōȅ сл҈ ōȅ ǳǎƛƴƎ ŜƴŜǊƎȅ ƳƻǊŜ ŜŦŦƛŎƛŜƴǘƭȅ particularly in buildings 

ŀƴŘ ǘǊŀƴǎǇƻǊǘ ŀƴŘ ŀǘ ǘƘŜ ǎŀƳŜ ǘƛƳŜ ΨǇƻǿŜǊƛƴƎ ǳǇΩ ǿƛǘƘ ǊŜƴŜǿŀōƭŜ ŀƴŘ ŎŀǊōƻƴ-neutral energy 

sources and land use changes. The use of land explored in the Zero Carbon Britain model will 

offer a healthier mix of food, backup energy supply, and natural carbon capture, which allows 

the UK to be truly net zero carbon.  

1.28 The Neighbourhood Plan Steering Group is keen to ensure that decisions taken regarding 

planning and land-use within the parish contribute to the delivery of the zero-carbon strategy.  

Each policy has been carefully considered in relation to how it contributes to this international 

agenda. 

1.29 The CNP has been screened to ascertain whether a Strategic Environmental Assessment (SEA) 

and/or Habitats Regulations Assessment is required. The screening document prepared by 

SHBC was subject to consultation with Historic England, Natural England and the Environment 

Agency in October 2023. The screening Determination Statement has concluded that the CNP 

is unlikely to have significant environmental effects on designated biodiversity, heritage and 

landscape assets and therefore will not require a Strategic Environmental Assessment 

environmental report. 

1.30 The screening assessment also considered the need for an appropriate assessment in terms of 

the Conservation of Habitats and Species Regulations 2017 (as amended). It concluded that 

there is no pathway which gives rise to significant effect either alone or in combination. It is 

therefore considered that an Appropriate Assessment is not required. 

1.31 A copy of the Screening Determination statement will be available on the consultation website 

to view at Regulation 14 and will be included within the Basic Conditions Statement, which will 

accompany the Submission Version Neighbourhood Plan.  

  

https://www.surreycc.gov.uk/community/climate-change/what-are-we-doing/climate-change-strategy
https://cat.org.uk/info-resources/zero-carbon-britain/research-reports/zero-carbon-britain-rising-to-the-climate-emergency/
https://www.surreyheath.gov.uk/sites/default/files/2023-09/Chobham%20Neighbourhood%20Plan%202019-38%20Screening%20Determination%20for%20Strategic%20Environmental%20Assessment%20and%20Habitats%20Regulations%20Assessment.pdf
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2. ABOUT CHOBHAM 

2.1. Chobham is a historic rural parish located in Surrey in the eastern part of Surrey Heath 

borough.  

2.2. The main settlement is Chobham, a Domesday Book village, with Chobham Common, a large 

heathland of historic and scientific importance, located in the north of the parish. Evidence of 

early occupation in the surrounding area can be seen in the late Neolithic ς late Bronze age 

type burial mounds at two sites at West End, a prehistoric defensive enclosure at Albury 

Bottom and a pastoral enclosure of perhaps medieval date northwest of Childown Farm on 

Chobham Common. These four sites are recognised as scheduled monuments.  

2.3. The heathland around the village may date from these times when it is thought the woods 

were cleared, making it some 4,000 years old. In medieval times, Chobham lay within the 

Royal Forest of Windsor and was used as a base for hunting. In the 14th century, the 

settlement developed into a prosperous yeoman farming community and the village still today 

retains farmhouses of the 16th-18th centuries. Farming supported village tradesmen with flax 

and silk being woven. The village remained largely undeveloped during the Industrial 

Revolution and until the late 19th century, primary employment was peat cutting.  The area 

around Chobham was first designated as Green Belt in 1958 and consequently the village has 

historically been ΨǿŀǎƘŜŘ ƻǾŜǊΩ ōȅ ǘƘŜ DǊŜŜƴ .ŜƭǘΦ The Green Belt is due to be amended in the 

emerging Local Plan, to exclude the village. 

2.4. The parish today is interspersed with individual properties and small clusters of housing. 

Chobham Common is located to the north of Chobham Village and is a Special Area of 

Conservation (SAC), a Site of Special Conservation Importance (SSSI) National Nature Reserve 

that also forms part of the Thames Basin Heaths Special Protection Area. The local area of 

Chobham has a population of around 4,100 (Census, 2021). 

2.5. The centre of Chobham Village is visually compact. The architectural and heritage interest of 

the village can be seen in the concentration of listed buildings clustered around the High 

Street, which is a defining feature of the settlement. Chobham High Street itself benefits from 

these largely intact series of historic buildings interspersed with views of the surrounding rural 

area.  

2.6. The Chobham Village Conservation Area encompasses the centre of the village and adjoining 

ŀǊŜŀǎΣ ƛƴŎƭǳŘƛƴƎ ǊŜǎƛŘŜƴǘƛŀƭ ǇǊƻǇŜǊǘƛŜǎ ŀƴŘ ƻǇŜƴ ƎǊŜŜƴǎǇŀŎŜǎ ōŜȅƻƴŘ ǘƘŜ ǾƛƭƭŀƎŜΩǎ ǎŜǘǘƭŜƳŜƴǘ 

boundary. There are 28 statutory listed buildings within the Conservation Area of which 27 are 

Grade II Listed. There is also the Grade I Listed Church of St Lawrence. In addition, there are a 

significant number of statutory listed buildings throughout the wider Chobham local area, in 

predominantly rural locations.  

2.7. The local area of Chobham contains three employment sites which are proposed for 

allocation. The former British Oxygen Company site (now Gordon Murray) and former Defence 

Evaluation and Research Agency site are proposed Strategic Employment Sites. The former 

British Oxygen Company site is located in the northwest of the Chobham local area, near 

Windlesham, and the former Defence Evaluation and Research Agency is located in the 

northeast of the Chobham Local Area, at Longcross. Fairoaks Airport lies to the east of 
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/ƘƻōƘŀƳ ǾƛƭƭŀƎŜΣ ŎƭƻǎŜ ǘƻ {ǳǊǊŜȅ IŜŀǘƘΩǎ ŀŘƳƛƴƛǎǘǊŀǘƛǾŜ ōƻǳƴŘŀǊȅ ǿƛǘƘ wǳƴƴȅƳŜŘŜ ŀƴŘ 

Woking Boroughs and is a proposed Locally Important Employment Site. In addition to its 

established use as an airport, Fairoaks is also home to a number of businesses, including 

commercial employers associated with the general aviation industry. One of the hangars is 

used within the film industry. 

2.8. The village centre of Chobham is identified as a Local Centre. Chobham High Street offers a 

range of retail uses including shops that service day-to-day needs and more specialist and 

boutique style shops. In addition, the centre contains a range of restaurants and other local 

amenities. Overall, the Centre benefits from its attractive historic setting and shows good 

vitality and viability, with a large proportion of units in a retail use and a very low number of 

vacant units, according to the Retail Site Survey Paper 2021. An identified Neighbourhood 

Parade is located at Chertsey Road, which is in the east of the Chobham settlement area. This 

provides a smaller range of shops and services for the local community. There is also a small 

parade of shops along Windsor Road.  

2.9. Chobham is served by limited public transport. A limited number of bus routes provide 

connectivity to nearby areas including other small settlements in the east of Surrey Heath and 

the larger town of Woking, to the southeast of Chobham. Woking station is located 5km from 

Chobham Village and provides fast and frequent services to London. A railway station is 

situated adjacent to the Chobham local area, at Longcross in Runnymede. This station is 

located some 5km to the north of Chobham Village and although trains to London have been 

very limited in the past, they are now half-hourly. The main issues with Longcross are its 

significant access, parking and facility limitations. The station has no direct road access. Public 

access is on foot only via an unmade and unlit woodland footpath off Burma Road, or from a 

path off the public highway at Churchill Drive, Longcross. The station is unstaffed, has no 

public car parking nearby, no cycle storage, no step-free access and no toilets. There is no bus 

service from Chobham to Longcross. 

2.10. Currently there are no designated cycle routes in Chobham, and therefore the local area is 

disconnected from the wider cycle network. Note that a cycle path has been started on but is 

yet to be completed. Opportunities to introduce cycle and pedestrian routes in Chobham that 

also provide connectivity to nearby settlements, will be explored with Surrey County Council, 

the responsible authority for transport and public rights of way in Surrey Heath.  

2.11. With the exception of Chobham Village which is proposed to be inset from the Green Belt, the 

entire local area of Chobham is within the Metropolitan Green Belt, providing excellent 

accessibility to the countryside for informal recreation opportunities. In addition, proposed 

protected greenspaces are situated within the local area. These are located within or adjoining 

the settlement area of Chobham and include recreation grounds, allotments, Chobham Water 

Meadows SANG and Chobham Cemetery. Chobham Water Meadows is a 23.5 hectare SANG 

that is accessible from the village centre of Chobham. The Chobham local area also contains a 

number of Sites of Importance for Nature Conservation (SINCs) including Burrow Hill Green, 

which is also registered as common land, being part of Chobham Common. 

2.12. tŀǊǘǎ ƻŦ ǘƘŜ ƭƻŎŀƭ ŀǊŜŀ ŀǊŜ ŎƻǾŜǊŜŘ ōȅ ǘƘŜ 9ƴǾƛǊƻƴƳŜƴǘ !ƎŜƴŎȅΩǎ CƭƻƻŘ ½ƻƴŜ н ŀƴŘ о 

designations and are at risk from flooding. In particular, flood risk arises in the Chobham local 
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area from the Mill Bourne. In addition, some areas are impacted by surface water flooding. 

Flood mitigation measures are being implemented within some of the affected areas, to 

alleviate the impacts of flooding.  

2.13. The potential for residential development within this area is very limited as a consequence of 

the majority of the local area being designated Green Belt land. However, housing in Chobham 

will be primarily delivered through the redevelopment of existing previously developed sites 

within the settlement area of Chobham which provides the greatest opportunity for delivering 

housing in the area. In addition, housing could be delivered at rural exception sites within the 

Green Belt, subject to there being a demonstrable need for this type of development, and 

proposals meeting the criteria in Policy H9. It should be noted that the Mincing Lane Nursery 

rural exception proposal was turned down on appeal because the local need criteria could not 

be met and because of the lack of public transport, which was considered problematic for 

social housing. 

OPPORTUNITIES AND CHALLENGES FACING CHOBHAM PARISH  

2.14. The following key issues have been identified from the census data (2011 and, where 

available, 2021) and from feedback from the local community. The neighbourhood plan seeks, 

as far as possible, to address these issues: 

¶ An ageing population: Compared to the borough as a whole, the parish has a significantly 

higher percentage of older residents, aged 45 and over and in particular those aged 65+. 

This age bracket has grown considerably between 2001 and 2021. Just under a third of 

homes are occupied by a single person, with 56% of these occupied by someone aged over 

65. 

¶ Fewer younger families: In contrast, the number of people aged 25 to 44 in the parish 

decreased quite dramatically between 2001 and 2021, although the number of children, 

particularly secondary school age has grown.  

¶ Few larger homes for social rent: Both the social rented and private rented sectors have a 

significantly higher proportion of 1-bedroom dwellings compared to just 2% of owner-

occupied properties. Approximately 40% of the owner-occupied dwellings comprise larger 

(4+ dwellings) in contrast to the social rented sector, which sits at 4% and private rental at 

18%. 

¶ Few smaller homes to buy: Homes in the parish tend to be owner-occupied, detached and 

large in size in terms of bedroom numbers. Just 2% of owner-occupied homes are 1-

bedroom. The proportion of 2-bedroom dwellings in both the social and private rented 

sectors is more than double that of the owner-occupied properties.  

¶ High rates of underoccupancy: There are high rates of under-occupancy of dwellings with 

over 80% of homes having at least one spare bedroom and 50% having two spare 

bedrooms. 

¶ Significant proportion of people working from home: Chobham has a well-qualified 

community with low unemployment. A significant number of people (46.2% in 2021 

census) are working from home. It is unclear if this will change now that the Covid-

pandemic is over although nationally there has been a shift. 
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¶ High car dependency: The parish has higher than UK average levels of car ownership. 

Traffic volume through the village centre is high, with a number of HGVs using this route.  

Of those travelling to work, the vast majority use their cars, usually up to 10km, which 

takes in some of the larger nearby settlements. Supporting local employment 

opportunities might encourage less out-commuting.  

¶ A need to consider an alternative to the car: 8% of residents have no access to a vehicle. 

There is no railway station in the parish; the nearest are at Woking, Sunningdale and 

Longcross. There are a modest number of bus routes serving the village, connecting the 

village to neighbouring larger settlements. The number of people walking and cycling to 

their place of work is very low. Improvements are needed to extend and enhance active 

travel routes in the parish. 

¶ The parish is home to a number of protected landscapes: Chobham should retain its rural 

character and continue to protect the landscapes of local, national and international value. 

¶ The village centre is thriving:  There is a range of shops, however, as with many other local 

centres, there is strong competition from larger stores, nearby settlements and the 

internet.  

¶ The emerging (Regulation 18) Local Plan seeks to remove Chobham village from the 

Green Belt and amend the Settlement Boundaries: Whilst there is limited scope for 

development in the village, there is a need to retain local character and existing open 

space. 

¶ Conserving local heritage: Recorded in the Domesday Book, the parish is home to a great 

number of designated heritage assets. These should be preserved for the enjoyment of 

future generations. 

¶ Enhancing local facilities: The parish benefits from a range of local facilities and amenities. 

These should be protected and enhanced. There is a desire for additional facilities for 

younger and older children and teenagers.  
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3. A VISION FOR CHOBHAM PARISH 

VISION FOR THE NEIGHBOURHOOD PLAN 
 

3.1. In consultation with the community, the vision for Chobham to 2038 is: 
 
To achieve sustainable development within Chobham, which respects the rural nature of the 
Parish, its architectural heritage and environmental assets and which offers housing and 
community facilities for generations to come. 
 

NEIGHBOURHOOD PLAN OBJECTIVES  
 

3.2. The seven objectives of the Neighbourhood Plan are as follows:  
 

Objective 1: Protecting our special natural environment: We will protect the green and leafy 

appearance of our surroundings, with its many designated environmental sites and wealth of green 

spaces. We will support opportunities to enhance the biodiversity of our area, supporting its habitats 

and local wildlife.  

Objective 2: Celebrating our rich heritage and character: We will preserve the heritage assets of the 

parishτboth above and below ground. We will seek to influence the design of new development, so 

that it is sustainably designed (all new buildings to be net zero operationally) and contributes to the 

character of our parish and the Conservation Area. We will maintain the distinct identity of Chobham 

and maintain distance from Woking, West End, Knaphill and Windlesham, avoiding urban sprawl.  

Objective 3: Ensuring that new housing meets local needs: We will seek to influence the sort of 

homes being built in our parish, so that they are built in the most sustainable locations near to local 

services, and that a mix of housing types is delivered, to include smaller affordable homes and 

smaller dwellings suited to older people and homes to attract younger families into the parish. 

Objective 4: Supporting a vibrant High Street: We will encourage and facilitate a more diverse range 

of uses in the High Street that will provide a more viable, accessible and attractive centre and help to 

ǎǳǇǇƻǊǘ ǘƘŜ ƎǊƻǿǘƘ ƻŦ ǘƘŜ ǇŀǊƛǎƘΩǎ ŜŎƻƴƻƳȅΦ Retailers that meet day-to-day needs, such as a bakery, 

would be welcomed. Ground floor uses should be retained for service, retail or community use. 

Objective 5: Encouraging local employment opportunities: We will seek to safeguard the sites in 

our area that currently provide jobs in their present use and support sustainable employment 

opportunities for those who live here, particularly where they will not negatively impact the road 

network.  

hōƧŜŎǘƛǾŜ сΥ .ŜƛƴƎ ŀ ΨǿŀƭƪŀōƭŜ ǾƛƭƭŀƎŜΩΥ We support opportunities that encourage more walking, 

cycling and equestrian uses within the village and the wider parish and which reduce traffic impacts.  

Objective 7: A parish that offers something for everyone: We will seek ways to ensure that all 
residents have easy access to community facilities, the community green, open spaces, leisure, 
recreational and cultural amenities. There is a need for additional facilities aimed at children and 
teenagers. 
 



Chobham Neighbourhood Plan 
Submission Version 

 

18 
 

4. SPATIAL STRATEGY AND HOUSING  

POLICY CH1: LOCATION OF DEVELOPMENT 

Purpose 

4.1. ¢Ƙƛǎ ǇƻƭƛŎȅ ǎŜǘǎ ƻǳǘ ǘƘŜ /btΩǎ approach to the location of development within the parish. It 

emphasises the importance of new development being directed to the most sustainable 

locations, near to local services and amenities, which will help to protect the valued green 

spaces and corridors in the area, the Green Belt, and also to avoid sprawl and coalescence 

between both the village and nearby settlements, notably Woking, West End, Knaphill, 

Windlesham, Sunningdale and Ottershaw. It will also help to maintain walkable distances 

between the main residential areas and the key facilities. 
 

POLICY CH1: LOCATION OF DEVELOPMENT 
 

1) Development proposals in the neighbourhood area will be focused within the settlement 
boundary as defined in Figures 3 and 4, or as shown in the Surrey Heath Local Plan 2019 - 2038 
once adopted. 
 

2) Development proposals in the countryside, outside the settlement boundaries, will be 
supported where they are in accordance with national and local policy in respect of:  

 
a) within the Green Belt, proposals must meet either the exceptions to inappropriate 

development in the Green Belt, or demonstrate very special circumstances, as set out in 
the National Planning Policy Framework (December 2024);  

b) they bring redundant or vacant agricultural/farm buildings or historic buildings of heritage 
value back into viable use consistent with their conservation in a manner that does not 
cause harm in terms of additional traffic; 

c) they relate to necessary utilities infrastructure and where no reasonable alternative 
location is available;  

d) they are capable of connecting to the movement network to provide access  
e) they are on sites allocated for in the Surrey Heath Local Plan or its successor.  

 

Such development should: 
 

f) not individually or cumulatively result in physical and/or visual coalescence and loss of 
separate identity of Chobham and its neighbouring settlements Woking, West End, 
Knaphill, Windlesham, Sunningdale and Ottershaw; and  

g) preserve or enhance the character or appearance of the area, with consideration given to 
how the proposal will mitigate any impacts on the character, or visual amenity on the 
landscape. 
 

3) Proposals for development of backland sites, including residential garden land, will not be 
supported where it would result in harm to the character and appearance of the local area. 
 

4) In determining development proposals, substantial weight will be given to the value of using 
suitable brownfield land within the settlement boundary of Chobham for either homes, 
employment uses or other identified needs, or to support appropriate opportunities to 
remediate despoiled, degraded, derelict, contaminated or unstable land. 

Conformity Reference: NP objectives: all; Saved SHBC Local Plan (2000) policies: RE17, H3, M21; SHBC Core 
Strategy 2012: CP1, CP2, CP3, DM2, DM4, DM5; SHBC Regulation 19 Local Plan: SS1, SS2, HA1, H9, GBC1-GBC4; 
NPPF (2024): 7, 8, 29, 61, 73, 77, 82-84, 96, 98, 111, 124-126, 129, 130, 135, 142-160, 187 
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Justification 

4.2. Chobham parish, including the village itself, currently lies wholly within the Surrey Metropolitan 

Green Belt. Whilst the CNP engagement process revealed a strong desire among local people to 

preserve the Green Belt, the Pre-Submission (Regulation 19) Version Local Plan proposes to 

inset (remove) the village itself from the Green Belt. To inform the emerging Local Plan, SHBC 

published the Chobham Village Green Belt Boundaries Study in 2022. This reviewed the extent 

to which land within the settlement of Chobham continues to contribute to the purposes of the 

Green Belt as set out in the NPPF. It concluded that much of the settlement of Chobham village 

itself does not exhibit an open character and does not contribute significantly to the openness 

of the Green Belt. As a result, the study recommends that the settlement should be excluded 

from the Green Belt. It also recommends an amendment to the settlement boundary. 

 

4.3. Such changes would be brought forward through the new Local Plan. Until the new Local Plan is 

adopted, Figure 3 shows the adopted and proposed settlement boundary on a map. Figure 4 

shows the village. Figure 5 shows how the Green Belt status might be amended upon adoption 

of the emerging Local Plan. 

 

4.4. The Regulation 19 Local Plan allocates two sites in the parish that would deliver approximately 

106 homes over the Local Plan period: 

 

¶ Chobham Rugby Club ς 91 units 

¶ Broadford, Castle Grove Road ς identified for 15 units 

 

4.5. This is in addition to 52 units already completed and 14 committed. Furthermore, the Chobham 

Club, 50 Windsor Road has had 9 units, approved in 2023 and currently being built out. 

 

4.6.  This gives a total of 180 units to be delivered in the new Local Plan period in Chobham parish. 

 

4.7. The emerging Local Plan does not identify a housing figure to be delivered through the CNP 

directly as it is considered that the units noted above adequately contribute to the overall 

quantum of housing. As the village will likely no longer be washed over by Green Belt, however, 

there may be scope for additional windfall sites as well as rural exception sites beyond the 

settlement boundary, however, historically it has been challenging due to the lack of 

demonstrable need. ¢ƘŜǊŜ Ƴŀȅ ŀƭǎƻ ōŜ ǎŎƻǇŜ ƛƴ ǘƘŜ ŦǳǘǳǊŜ ŦƻǊ ΨƎǊŜȅ ōŜƭǘΩ ǎƛǘŜǎ ǘƻ ōŜ ƛŘŜƴǘƛŦƛŜŘΣ 

although this would be undertaken as part of a Green Belt review by the local planning 

authority. 

 
4.8. The CNP therefore does not allocate sites for housing, rather it sets out a series of parameters 

ǘƻ ǎǳǇǇƻǊǘ {I./Ωǎ ǇǊƻǇƻǎŜŘ ƎǊƻǿǘƘ ǎǘǊŀǘŜƎȅ. These are: 

¶ Prioritising the use of previously developed (brownfield) sites within the parish; 

¶ providing new dwellings in the period 2019 to 2038 on strategic sites in accordance 

with {I./Ωǎ emerging Local Plan; 

https://www.surreyheath.gov.uk/sites/default/files/2023-05/Chobham%20Village%20Green%20Belt%20Boundaries%20Study%20%282022%29.pdf


Chobham Neighbourhood Plan 
Submission Version 

 

20 
 

¶ ensuring that the overall quantum of development does not put an unacceptable 

strain on infrastructure capacity; 

¶ focussing on small-scale residential developments that are sympathetic to their 

surroundings; 

¶ ensuring that new developments include a mix of housing to meet the needs of local 

people, considering the current and projected demographic of the parish; 

¶ ensuring that new development is well connected to the key facilities of the village, 

and are within walking distance (a guide of 20 minutes is used);  

¶ providing well-designed dwellings (in accordance with the Chobham Design Codes), 

that are sympathetic to the character of the settlement; and  

¶ ǊŜǎǘǊƛŎǘƛƴƎ ΨōŀŎƪƭŀƴŘΩ ŘŜǾŜƭƻǇƳŜƴǘΣ which refers to sites including residential garden 

land and any land which sits behind the existing development with little or no frontage 

onto a public highway and which is not visible from the highway.  

4.9. Policy CH1 provides a framework to ensure that new development takes place in the most 

sustainable locations, near to local services and amenities, while protecting the Green Belt, the 

valued green spaces within the parish and avoiding sprawl and coalescence with nearby 

settlements.  
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Figure 3: Map showing the adopted Settlement Boundary (Core Strategy 2012), Green Belt and other 
significant designations 
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Figure 4: Map showing the adopted Settlement Boundary (Core Strategy 2012), Green Belt and other 
significant designations (village) 
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Figure 5: Suggested revised Green Belt and settlement boundaries prepared for the Regulation 19 
Local Plan (source: Chobham Village Green Belt boundaries study) 
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POLICY CH2: MEETING LOCAL HOUSING NEEDS 
 
Purpose 

4.10. This policy seeks to influence the size, type, mix and affordability of housing development so 

that it is capable of meeting the specific housing needs of the parish as well as contributing to 

the broader strategic housing needs. 

 

POLICY CH2: MEETING LOCAL HOUSING NEEDS 

 
1) Other than in development designed to meet an identified specialist housing need, the mix 

of housing sizes, types, tenures, and affordability in proposed development should, in so far 
as is reasonably practicable and subject to viability, assist in meeting needs identified in the 
most recently available Chobham Local Housing Needs Assessment. As appropriate to their 
scale, nature and location, development proposals for residential use should respond 
positively to the following principles: 

 
 

a) proposals should deliver an appropriate mix of affordable housing, based on a 40:60 
split between social rent and affordable housing for sale (intermediate housing).  

 
b) proposals that enable greater affordability uplift and prioritise local residents when it 

comes to allocating housing (such as the use of First Homes) will be particularly 
supported. Proposals that enable an uplift of up to 50% to the discounts provided on 
any First Homes element of the development to assist single occupants on median and 
lower quartile income, will be supported. Where such an uplift is demonstrated to be 
unviable, proposals should provide at least a 30% discount. Proposals should seek to 
prioritise those with a local connection to Chobham parish (see Glossary) and key 
workers.  

 
2) Residential development that could reasonably be expected to meet the needs of older 

people (by virtue of its size and location) should demonstrate how it has reflected the 
Housing our Ageing Population Panel for Innovation (HAPPI) principles and the guidance 
ŎƻƴǘŀƛƴŜŘ ƛƴ ǘƘŜ w¢tLΩǎ άDementia and town planning: Creating better environments for 
people living with dementiaέΦ  
 

3) Development proposals for self- and custom build housing will be supported where they 
otherwise comply with development plan policies.  

 
Conformity Reference: NP objectives: 3; SHBC Core Strategy 2012: CP5, CP6, DM5; SHBC Regulation 19 Local 
Plan: H5, H6, H7, H9, H10; NPPF (2024): 61, 63, 64, 66, 67, 68, 71, 82, 83, 89, 156, 157 

Justification 

4.11. It is important that any new residential development within Chobham parish addresses local 

housing needs. 

 

Adopted SHBC policy: 

4.12. Policy CP5 (Affordable Housing) of the adopted 2012 Core Strategy states that the Borough 

Council will promote a range of housing types and tenures which reflect the demand for 

https://www.housinglin.org.uk/Topics/browse/Design-building/HAPPI/
https://www.rtpi.org.uk/practice-rtpi/2020/september/dementia-and-town-planning/#:~:text=This%20practice%20note%20gives%20advice%20on%20how%20town,practice%20and%20case%20studies%20from%20around%20the%20UK.
https://www.rtpi.org.uk/practice-rtpi/2020/september/dementia-and-town-planning/#:~:text=This%20practice%20note%20gives%20advice%20on%20how%20town,practice%20and%20case%20studies%20from%20around%20the%20UK.


Chobham Neighbourhood Plan 
Submission Version 

 

25 
 

market housing and need for affordable housing, including accommodation for specialised 

needs. The Borough Council will encourage market housing and unless evidence of housing 

need or viability suggests otherwise, generally expect intermediate affordable and social 

rented units to be provided in accordance with the Strategic Housing Market Assessment or 

other subsequent assessments. It promotes the mix as shown in Figure 6, based on the 

Strategic Housing Market Assessment (2009): 

Figure 6: Indicative housing mix promoted through the adopted Core Strategy, 2012 

 

Proposed SHBC policy: 

4.13. To inform the Regulation 18 Local Plan, a Surrey Heath Housing Needs Assessment (SHHNA) 

was prepared and published in 2024. It indicates a need for a mix of dwellings across the 

borough over the period 2019 to 2040 as shown in Figure 7. 

 

Figure 7: Indicative housing mix promoted through the emerging Local Plan (source: SHHNA, 2024) 

 
1-bedroom 2-bedroom  3-bedroom 4-bedroom 

Market 
5% 35% 35% 25% 

Affordable 

home 

ownership 

20% 45% 25% 10% 

Affordable 

housing (rented) 

30% 30% 30% 10% 

 

4.14. Draft policy H5 (Range and mix of housing) of the Regulation 18 Local Plan suggests that the 

proposals for housing should reflect this housing need or any other update, which may be 

explored as part of a Neighbourhood Plan. Hence the Neighbourhood Plan has undertaken to 

provide this more local detail at the parish level. A Local Housing Needs Assessment (LHNA) 

was prepared for Chobham in 2023, building on the work of the Surrey Heath LHNA at the 

strategic level and drawing on national datasets and population forecasts. In addition, a 

housing survey of the local residents was undertaken. The findings revealed the following: 

 
4.15. There is an imbalance of property sizes (measured by the number of bedrooms available in 

each dwelling) available within Chobham. The majority of homes in the parish are owner 

occupied. Within this, however, the parish has fewer 1- and 2-bedroom market properties 

available when compared to the wider region. In light of the aging population and the 

https://www.surreyheath.gov.uk/sites/default/files/2024-04/Surrey%20Heath%20Local%20Housing%20Needs%20Assessment%202024.pdf
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proportionately high number of (particularly older 65+ years) people living alone, this lack of 

smaller (in terms of numbers of bedrooms) homes could restrict opportunities for people to 

downsize to a more manageable property. This is a concern in Chobham, evidenced by the 

significant percentage of homes that are under-occupied (81%, source: Chobham Local 

Housing Needs Assessment, based on Census data), when compared to the borough and wider 

area. Local surveys support this finding with residents commenting on the lack of 

opportunities to downsize locally. 

 
4.16. Equally, the lack of smaller market homes makes it more difficult for first time buyers to 

purchase locally. This is evidenced by the numbers of residents in the younger (25-45 age 

bracket), which has fallen significantly between 2001 and 2021 (an 18% drop compared to 

10% across the borough) and is forecast to fall further by 2041. Interestingly, the number of 

those aged 15 to 24 is also significantly higher in Chobham than for the wider borough. This 

could suggest that children are living longer at home ς into early adulthood ς because of an 

inability to identify a suitable and affordable home locally. 

 
4.17. There are fewer larger, 3- and 4-bedroom, affordable homes available in the parish when 

compared to other dwelling sizes. This could make it difficult for larger families on median to 

lower quartile incomes to afford to purchase or rent locally. A potential size profile for 

Chobham, which would help to redress this imbalance, whilst continuing to provide family-

sized homes, could be as shown in Figure 8, which does not impact the overall provision, just 

the provision in terms of market/affordable. 

Figure 8: Potential dwelling size mix for Chobham (overall housing on site) 

 
1-bed 2-bed 3-bed 4+-bed 

Market 10-15% 25-30% 35-40% 
 

15-20% 

Affordable 

Intermediate 

housing 

10-15% 45-50% 30-35% 10-15% 

Affordable 

Housing (rented)  
30-35% 25-30% 30-35% 10-15% 

All dwellings 15-25% 25-30% 30-35% 15-20% 

 

4.18. Affordability of properties in Chobham is a challenge for many. The price paid information 

assembled for the Chobham LHNA report indicates that there is a price premium for property 

in Chobham, in particular for homes at the median and low quartile scale, which makes 

affordability a greater issue for the parish than other parts of the borough. House prices tend 

to outstrip average earnings locally, with the median and lower quartile affordability ratios 

standing at 11.58 and 13.05 respectively in 2021. Given that historic mortgage lending is 

based upon 3.5 to 4 times earnings, it highlights the difficulty for first time buyers and for 

households in moving to a larger property without significant capital support. 
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4.19. Whilst there is no requirement to provide First Homes, the introduction of this housing 

product presents an opportunity for local authorities to require higher discounts on these 

affordable homes (intermediate housing) for sale, where the need can be evidenced locally. 

Within Chobham, the Chobham LHNA reveals that there would be a benefit to raising 

discounts on some or all of any First Homes delivered as part of the affordable housing on the 

sites, in order to enable those in single-person median and single/2xearner lower quartile 

earnings the opportunity to enter the housing market.  

 
4.20. {I./Ωǎ First Homes Policy Guidance Note does not propose an uplift to the minimum discount 

applied to First Home properties. In light of the HNA prepared for Chobham, the CNP would 

support a discount of up to 50% where this is shown to be viable. 

 

4.21. The right mix of lower cost market housing, intermediate housing and social/affordable rent 

is needed locally. The modelling suggests that the parish has an estimated affordable housing 

need for 120 lower cost market housing over the plan period. There is adequate stock of 

affordable housing to rent.  

 
4.22. This is in contrast to the SHLHMA, and Policy H5 of the emerging Local Plan, which suggests 

the inverse. This could be explained by the rural nature of the parish, when compared to more 

urban parts of Surrey Heath. Additionally, the parish already has a higher percentage of 

affordable rented properties when compared to the borough (12.2% of households compared 

to 9.6% of households).  

 
4.23. There may be good reasons for the sites to consider the SHLHMA-wide tenure projections, 

particularly if it allows SHBC to meet needs that arise elsewhere in the borough. The CNP 

would therefore support the provision of greater numbers of affordable housing for sale with 

a proposed split of approximately 40% affordable rent and 60% intermediate homes. This 

proposed split acknowledges the emphasis on affordable intermediate, but recognises that 

homes delivered in the parish will contribute to the broader strategic affordable need. 

 

4.24. The number of affordable homes required by the Local Plan must be delivered. Policy HA1 

allocates 91 new dwellings in Chobham. Using a 40% requirement for affordable housing, this 

would deliver approximately 36 affordable dwellings across the period. The addition of 

completed and committed sites would contribute to this figure. 

 

4.25. The community in Chobham is ageing. The number of those aged 65+ in Chobham has risen 

by 31% since 2001. Policy H6 (Specialist Housing) of the emerging (Regulation 18) Local Plan 

makes provision for specialist housing, including care and extra care spaces, to serve those in 

the borough. Given the limited scope of available space in Chobham for development, it is 

unlikely that this provision will take place locally. Therefore, it will be important to ensure that 

ŀƴȅ ƘƻǳǎƛƴƎ ŘŜǾŜƭƻǇŜŘ ƛƴ ǘƘŜ ǇŀǊƛǎƘ ƛǎ ŀŎŎŜǎǎƛōƭŜ ŀƴŘ ŀŘŀǇǘŀōƭŜ ǘƻ ƳŜŜǘ ǇŜƻǇƭŜΩǎ ŎƘŀƴƎƛƴƎ 

needs over their lives, so that they can stay at home for longer.  Policy H5 (Range and Mix of 

Housing) proposes that all homes should meet Building Regulations Part M4(2) (or subsequent 

standards) and that on sites of 20-50 units, at least 5% should meet Building Regulation M4(3). 

https://www.surreyheath.gov.uk/sites/default/files/2023-05/First%20Homes%20Guidance%20Note.pdf
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The Building Regulations 2010 Access to and Use of Buildings contains guidance on this. The 

CNP supports this approach. 

 
4.26. In addition, the Housing our Ageing Population Panel for Innovation (HAPPI) has, since 2009, 

developed ten principles for good design of housing generally. Many of the principles are 

recognisable from good design generally - good light, ventilation, room to move around and 

good storage - ōǳǘ ǘƘŜȅ ƘŀǾŜ ǇŀǊǘƛŎǳƭŀǊ ǊŜƭŜǾŀƴŎŜ ǘƻ ǘƘŜ ǎǇŜŎǘǊǳƳ ƻŦ ƻƭŘŜǊ ǇŜǊǎƻƴǎΩ ƘƻǳǎƛƴƎ 

which needs to both offer an attractive alternative to the family home and be able to adapt 

over time to meet changing needs. The ten principles are: 

 
ω Space and flexibility 

ω Daylight in the home and in shared spaces 

ω Balconies and outdoor space 

ω Adaptability and 'care ready' design 

ω Positive use of circulation space 

ω Shared facilities and 'hubs' 

ω Plants, trees, and the natural environment 

ω Energy efficiency and sustainable design 

ω Storage for belongings and bicycles 

ω External shared surfaces and 'home zones' 

 

4.27. Good design to deliver these criteria is particularly important for smaller dwellings, including 

smaller homes (in terms of bedroom numbers), apartments and bungalows. Such 

developments must ensure that it is aimed at meeting the needs of older people as well as the 

younger working population.  

 

4.28. Housing should be designed to support the needs of those living with disabilities. The Royal 

¢ƻǿƴ tƭŀƴƴƛƴƎ LƴǎǘƛǘǳǘŜΩǎ ƎǳƛŘŀƴŎŜ άDementia and town planning: Creating better 

environments for people living with dementiaέ ǎƘƻǳƭŘ ƛƴŦƻǊƳ ǇƭŀƴƴƛƴƎ ŀǇǇƭƛŎŀǘƛƻƴǎΦ  

 

4.29. Rural exception sites can be a helpful mechanism to bringing forward affordable housing 

locally. The CNP would encourage the consideration of the setting up of a Community Land 

Trust to identify potential areas of land. 

 

  

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/540330/BR_PDF_AD_M1_2015_with_2016_amendments_V3.pdf
https://www.housinglin.org.uk/Topics/browse/Design-building/HAPPI/
https://www.rtpi.org.uk/practice-rtpi/2020/september/dementia-and-town-planning/#:~:text=This%20practice%20note%20gives%20advice%20on%20how%20town,practice%20and%20case%20studies%20from%20around%20the%20UK.
https://www.rtpi.org.uk/practice-rtpi/2020/september/dementia-and-town-planning/#:~:text=This%20practice%20note%20gives%20advice%20on%20how%20town,practice%20and%20case%20studies%20from%20around%20the%20UK.
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5. CHARACTER, HERITAGE, AND DESIGN  

POLICY CH3: CHARACTER AND DESIGN OF DEVELOPMENT 

Purpose 

5.1. This policy seeks to ensure that new development is in keeping with and contributes positively 

to the local character of the village and wider parish. 

5.2. Good quality design can improve social wellbeing and quality of life by improving the built 

environment, reducing crime, improving public health, easing transport problems and 

providing supportive neighbourhoods. The policy seeks to encourage development proposals 

within Chobham to comply with the highest design standards.   

5.3. The policy and its supporting text add greater detail to the Core Strategy policies, in particular 

Core Strategy Policy CP2 (Sustainable Development and Design). 

POLICY CH3: CHARACTER OF DEVELOPMENT 
 
1) As appropriate to their scale, nature and location, development proposals should have a 

landscape-led approach and demonstrate a high-quality of design which:  
 

¶ responds and integrates well with its context and surroundings; and  

¶ meets the changing needs of residents. 
 
2) Development proposals should conserve and, where practicable, enhance the character of 

the Conservation Area and/or Character Area in which it is located (as shown on Figures 9 
and 10, described in the Chobham Design Guidance and Codes, Appendix B).  
 

3) The scale, character, and siting of the proposal should respect the landscape and its 
features, valued views into and out of the settlement, the local streetscape and heritage 
assets.  It should reflect the architectural variety found locally, using materials that are in 
keeping with those used in existing buildings in the immediate locality. Innovation in 
design will be supported where this demonstrably enhances the quality of the built form in 
a local character area.  

 
4) Development proposals should demonstrate how they have sought to address the 

following matters as they are appropriate to their scale, nature and location:  
 

a) the Chobham Design Guidance and Codes, drawing on the Surrey Heath Residential 
Design Guide, the Surrey Landscape Character Assessment (Surrey Heath Borough) and 
the Chobham Conservation Area Character Appraisal; and 
 

b) make a positive contribution to the visual appearance of the main approaches into 
Chobham village (Bagshot Road, Station Road, Windsor Road, Chertsey Road, 

Windlesham Road and Castle Grove Road). Improvements and enhancements should 
include, where appropriate, additional tree planting, the enhancement of roadside 
green spaces (for instance through planting) and wider green infrastructure 
improvements that are identified as being necessary; and 
 

https://www.surreyheath.gov.uk/sites/default/files/documents/residents/planning/planning-policy/RDG/Reg13RDGFinalSPDReportweb.pdf
https://www.surreyheath.gov.uk/sites/default/files/documents/residents/planning/planning-policy/RDG/Reg13RDGFinalSPDReportweb.pdf
https://www.surreycc.gov.uk/__data/assets/pdf_file/0004/82255/Surrey-LCA-2015-SURREY-HEATH-Report.pdf
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c) incorporate soft landscaping and other boundary treatments including the retention 
and enhancement of established trees and hedgerows, or the replacement of these if 
not possible; and 
 

d) provide adequate vehicular access, space for cycle parking and storage and vehicular 
off-road parking for residents, visitors and service vehicles, in accordance with the 
adopted Surrey Parking Guidance, or any more recently adopted standards; and 
 
, and 
 

e) ensure no unacceptable loss of amenity for neighbouring uses through the loss of 
privacy, loss of light or visual intrusion on the views and surroundings that create the 
backdrop to an area. 
 

5) Where development sites abut open countryside, development on the rural boundary edge 
should mitigate any detrimental visual impacts on the countryside. This should be achieved 
through: 

 
a) the siting of lower density development at the rural boundary of the site in order to 

provide a gradual transition from the built form to open countryside; 
b) the inclusion of meaningful and characteristic landscape buffers to help ensure an 

appropriate transition from built development to open countryside  
c) a layout that clearly minimises the visual impact of any larger buildings on both the 

open countryside and existing village-scape.  

 
Conformity Reference: NP objectives: 1, 2; SHBC Core Strategy 2012: CP2, DM9; SHBC Regulation 19 Local 
Plan: E8, DH1, DH2, DH3, DH7; NPPF (2024): 73, 77, 84, 96, 109, 129, 130, 131-140, 187, 203  

 

Justification 

Local Character 

5.4. Both the underlying geology and landscape, coupled with the activities of past generations of 

people and development, have created the features that give the parish its distinctive identity 

today. This process has been gradual, taking place over many centuries, and the settlement 

that exists today has a distinctiveness that derives from variety. The village contains heritage 

assets of all kinds, including characterful buildings, historic landmarks and archaeological 

features, both exposed and still beneath the ground.  

5.5. From a built heritage perspective, the Chobham Conservation Area designation covers the 

historic village centre and immediate surrounds. The Chobham Conservation Area Character 

Appraisal details defining features of the Conservation Area that contribute to the local 

historic and rural character. For example, the listed buildings, building and plot layout, the 

Bournes (rivers), hedgerows, tree lined streets, and open spaces. It also identifies that a 

variety of building styles and materials are evident, but the strong influence of the 18th 

century is reflected in the mainly brick and stucco fronts, which often concealed earlier timber 

framed buildings. Some timber framed cottages are still evident today. 

5.6. The parish contains 72 listed buildings, 28 of which are in the Conservation Area, and two 

scheduled monuments. All the listed buildings are Grade II, with the exception of the Church 

https://www.surreyheath.gov.uk/sites/default/files/2023-06/September%202021%20Vehicular%20Cycle%20and%20Electric%20Vehicle%20Parking%20Guidance%20for%20New%20Development.pdf
https://www.surreyheath.gov.uk/sites/default/files/2023-05/Chobham%20Village%20Conservation%20Area.pdf
https://www.surreyheath.gov.uk/sites/default/files/2023-05/Chobham%20Village%20Conservation%20Area.pdf


Chobham Neighbourhood Plan 
Submission Version 

 

31 
 

of St Lawrence, which is Grade I. A further 33 heritage assets in Chobham parish, which are 

considered to be of local importance, are included in {I./Ωǎ [ƻŎŀƭ [ƛǎǘ (2010). Details of the 

assets in Chobham can be found in the List of Historic Buildings in Surrey Heath. Surrey Healh 

consulted on an update to the Local List in early 2024, although this has not yet been 

published. 

5.7. From a landscape character perspective, the Surrey Landscape Character Assessment for 

Surrey Heath Borough was prepared in 2015. It defines the landscape character areas and 

describes the features of each that make them special. The following landscape Character 

Areas can be found in Chobham parish. 

¶ Windlebrook and Southern Bourne River Floodplain (RF5) ς In the southern part of the 

parish, this comprises flat, low-lying floodplain within the surrounding heathland 

landscape. The character area is predominately pastoral, with wet meadows and the 

occasional arable fields. There are pollarded trees and riparian vegetation and woodland 

along the main watercourses and tributaries across the character area, and a good network 

of hedgerow field boundaries elsewhere. The area includes the edge of Chobham 

Conservation Area and a number of areas, including Chobham Water Meadows, are 

designated as Sites of Nature Conservation Importance for their species-rich grassland, wet 

meadows, marsh and wet woodland. 

¶ Windlesham to Knaphill Settled and wooded sandy farmland (SS7) ς A relatively large, 

convoluted character area to the south of Windlesham. It has a consistent mix of farmland, 

woodland and settlement across its extent, in contrast to surrounding character areas 

which are either more enclosed with more extensive areas of woodland, or more open 

heath. It abuts the Chobham Conservation Area. 

¶ Chobham East Settled and wooded sandy farmland (SS8) ς This is located to the north of 

Woking. It consists of two parts, either side of the Bourne river floodplain. It is defined by 

the edges of river floodplain, the settlement edge of Chobham to the west, and areas of 

heathland and woodland to the north, south and east. The character area consists of 

pastoral and arable farmland with occasional areas of woodland. Fields and paddocks, 

particularly within the north-western part of the character area have a good hedgerow 

structure along their boundaries, but some fields, mainly the larger fields to the south and 

east have lost their hedgerows. 

¶ Chobham Sandy Heath and Common (SH2) ς This Character Area lies to the north of 

Chobham and is defined by the extent of relatively intact heath and common. Although a 

gradual transition in places, the surrounding character areas are settled with housing or 

farmland and have almost no intact heathland, or are continuous woodland. The Character 

Area is formed from Chobham Common, and heathland on Stanners Hill (adjacent to the 

south-east of Chobham Common), an area of heathland which accommodates part of 

Sunningdale golf course (adjacent to the north-west of Chobham Common), plus a small 

extension of heath at the northern end of the character area. Although used as a golf 

course, the area to the north-west still retains the character of heathland. The character 

area is formed from large extensive tracts of open heath, with scrub and varying sized tree 

groups. 

https://www.surreyheath.gov.uk/sites/default/files/2023-04/Local%20heritage%20assets%20in%20Surrey%20Heath.pdf
https://www.surreyheath.gov.uk/planning-and-building-control/historic-environment-and-heritage-management/local-heritage-assets
https://www.surreycc.gov.uk/__data/assets/pdf_file/0004/82255/Surrey-LCA-2015-SURREY-HEATH-Report.pdf
https://www.surreycc.gov.uk/__data/assets/pdf_file/0004/82255/Surrey-LCA-2015-SURREY-HEATH-Report.pdf
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5.8. Further detail on locations can be found on the Landscape Character Area map. 

5.9. For the Neighbourhood Plan, consultants, AECOM, were commissioned to prepare a Design 

Guidance and Codes for Chobham. The work identified four Character Areas, which are 

considered to display characteristics unique to their boundaries. A summary of each is 

provided in Table 2 and fuller descriptions are provided in the Chobham Design Guidance and 

Code, published April 2023 (Appendix B), which forms an integral part of the CNP. The 

Guidance sets out detailed design considerations for each of the Character Areas, that should 

be taken into account within any development proposals. These are mapped in Figure 9, with 

extensions added to take into account the changes to the settlement boundary proposed in 

the emerging Local Plan. 

Table 2: Local Character Areas in Chobham Parish 

Character Area Example photograph 

Village Centre: The Village Centre Character 
Area contains the historic settlement of 
Chobham, defined by the Conservation Area. 
The character of the Village Centre is detailed 
further in the Chobham Conservation Area -
Appraisal 2001. 

 

https://www.surreycc.gov.uk/__data/assets/pdf_file/0006/75777/Surrey-LCA-2015-SURREY-HEATH-figure-19-Character-Areas.pdf
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Character Area Example photograph 

Primary residential: This area contains a 
varied mix of housing mainly to the north of, 
and well connected to, the Village Centre. 
These residential areas are the most compact 
in the parish. Development of this Character 
Area started during the early 20th century. 
Before 1912, Alpha Road, Beta Road and Delta 
Road south of Beta Road were developed. By 
1946, Delta Road was extended north of Beta 
Road to a cul-de-sac and the Leslie Road area 
was developed. By the 1960s, this area 
extended to the east with the grid layout 
Brookleys area. 

  

Boundary residential: This area is primarily 
residential, and provides a gradual transition 
between the built-up Primary Residential Area 
Character Area and open woodlands and 
meadows of the Rural Hinterland Character 
Area. 
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Character Area Example photograph 

Rural hinterland: A peaceful landscape of 
woodland and meadows with limited urban 
influence and an abundance of wildlife. There 
is a light scattering of commercial premises, 
including agricultural supply stores and the 
Fairoaks Airport, as well as low density groups 
of dwellings, such as those at 
Shrubbs Hill and Mimbridge, and large estates 
and farmsteads. The type and age of these 
development areas is varied. 

 

 

5.10. The character across each Character Area ranges in style, age, size, and housing densities. For 

each area to maintain its character, a balance needs to be struck between the scale, bulk, 

density, and height of the built form and that of open green spaces and, where relevant, the 

countryside.  

5.11. All development should be designed to a high quality and reinforce and enhance local 

character, heritage assets and the rural setting of the area. The density of development should 

ŎǊŜŀǘŜ ŀ ŎƘŀǊŀŎǘŜǊ ǘƘŀǘ ƛǎ ŀǇǇǊƻǇǊƛŀǘŜ ǘƻ ǘƘŜ ǎƛǘŜΩǎ ŎƻƴǘŜȄǘΣ ƛƴŎƭǳŘƛƴƎ ǘƘŜ ƭŀƴŘǎŎŀǇŜ ƛƴ ǿƘƛŎƘ ƛǘ 

is set, whilst making best use of the land available. Lower density housing should be located 

towards the outer edges of the settlement where it abuts open countryside, to maintain views 

from and into the area.  

5.12. Development should have regard to both the character of the area in which it is set and to the 

character of the area overall. Figure 9 provides a map of the heritage assets, Conservation 

Areas, Scheduled Monuments and Character Areas. It also shows where there are County Sites 

of Archaeological Importance. Figure 10 focusses on the village. 

 
 

https://www.surreycc.gov.uk/land-planning-and-development/heritage-and-planning/archaeological-areas-in-surrey
https://www.surreycc.gov.uk/land-planning-and-development/heritage-and-planning/archaeological-areas-in-surrey
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Figure 9: Map showing Character Areas and other built heritage assets 
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Figure 10: Map showing Character Areas and other built heritage assets (village inset) 
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High quality design 

5.13. The importance of good design has received renewed attention over recent years. In October 

2019, a new National Design Guide ǿŀǎ ƭŀǳƴŎƘŜŘΣ ŦƻǊƳƛƴƎ ǇŀǊǘ ƻŦ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ ŎƻƭƭŜŎǘƛƻƴ 

of Planning Practice Guidance. The document sets out the ten characteristics necessary for 

creating a well-designed place, contributing to its physical character, a sense of community 

and addressing environmental issues affecting climate. The National Model Design Guide 

expands on the ten characteristics and was used in the creation of the Chobham Design 

Guidance and Codes.  

5.14. Furthermore, the guide Building for a Healthy Life 2020 is the Government-endorsed industry 

standard for the design of new housing developments. It is a tool for assessing the design 

quality of homes and neighbourhoods. The criteria also link to other standards for housing 

design, including the Housing Quality Indicators (HQI) standards and Secured by Design. It 

should be used to inform development proposals along with other policies contained within 

ǘƘƛǎ Ǉƭŀƴ ǘƻ ŀŎƘƛŜǾŜ ǘƘŜ ƛƴŘǳǎǘǊȅ ǎǘŀƴŘŀǊŘΩǎ Ψ.ǳƛƭŘƛƴƎ ŦƻǊ ŀ IŜŀƭǘƘȅ [ƛŦŜΩ ŎƻƳƳŜƴŘŀǘƛƻƴΦ  

5.15. Within the context of the emerging Local Plan and the site being allocated for potential 

development in Chobham village, the Chobham Design Guidance and Codes (Appendix B) 

should be applied to all development proposals in the parish including the strategic site 

allocations. They have been developed by consultants, AECOM, in consultation with the 

community and seek to embed three core objectives within local design: 

1. Integrate development with the historical architecture 

2. Contribute to the rural village lifestyle and character 

3. Protect and enhance the landscape setting 

5.16. A series of locally specific design guidance and codes have been developed to address these 

objectives, with Figure 11 providing an overview. 

https://www.gov.uk/government/publications/national-design-guide
https://www.gov.uk/government/publications/national-model-design-code
https://www.designforhomes.org/wp-content/uploads/2020/11/BFL-2020-Brochure.pdf
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Figure 11: Overview of factors considered in the Design Guidance and Codes 

 

 

5.17. Policy CH3 has a close relationship with Policy CH4 (Energy Efficiency and Design) of this Plan. 

Where it is appropriate to do so developments should take account of both policies. 
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POLICY CH4: ENERGY EFFICIENCY AND DESIGN  

Purpose 

5.18. This policy seeks to ensure that development meets the highest environmental standards in 

terms of its construction, materials and energy use. This will help to mitigate against climate 

change and contribute to achieving the national target of zero net carbon by 2050. 

 

POLICY CH4: ENERGY EFFICENCY AND DESIGN 
 
1) Development proposals which incorporate design and environmental performance 

measures and standards to reduce energy consumption and climate effects will be 
supported, subject to compliance with other policies in this Plan.  

 
2) Proposals should seek to incorporate the following sustainable design features as 

appropriate to their scale, nature and location, where financially unviable, practicable and 
where measures will not have a detrimental impact on character, landscape and views: 

 
a) siting and orientation to optimise passive solar gain. Reduced fabric heat loss should 

be prioritised so that incidental room heat gains can become primary heat sources. 
b) designing development in a way that will help to reduce overheating in warmer 

months.  
c) the use of high quality, thermally efficient building materials.  
d) installation of energy efficiency measures such as loft and wall insulation and double 

glazing.  
e) incorporating on-site energy generation from renewable sources such as solar 

panels, ground and air source heating and energy generation etc.  
f) reducing water consumption using water re-use measures including rainwater 

harvesting, surface water harvesting and/or grey water recycling systems.  
g) non-residential developments should aim to meet the Buildings Research 
9ǎǘŀōƭƛǎƘƳŜƴǘǎ .w99!a ōǳƛƭŘƛƴƎ ǎǘŀƴŘŀǊŘ ΨŜȄŎŜƭƭŜƴǘΩΤ  

h) residential dwellings should aim for an EPC rating of B or above;  
i) providing low carbon sustainable design and avoid or mitigate all regulated 

emissions using a combination of on-site energy efficiency measures (such as 
insulation and low energy heating systems), on-site zero carbon technologies (such 
as solar panels) and, only where necessary, off-site measures to deal with any 
remaining emissions.  

 
3) Proposals for the retrofitting of buildings, including listed buildings and non-designated 

heritage assets, to reduce energy demand and to generate renewable energy will be 
supported where they safeguard the character, appearance, features, interest, and setting of 
the building concerned.  
 

4) Proposals for individual and community scale energy schemes, for instance the installation 
of solar panels on community and public sector buildings, will be supported subject to the 
following criteria:  

 
a) the siting and scale of the proposed development is appropriate to its setting and 

position in the wider landscape; and  
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b) the proposed development does not create an unacceptable impact on the 
amenities of neighbouring residents; and  

c) the proposed development does not have an unacceptable impact on a feature of 
natural or biodiversity importance. 

 

Conformity Reference: NP objectives: 1; SHBC Core Strategy 2012: CP2, DM8, DM9; SHBC Regulation 19 Local 

Plan: SS3a, SS3b, E5, E6, DH1, DH4, DH8; NPPF (2024): 131-140, 161-167 

Justification 

5.19. On 12 June 2019 the Government voted to amend the Climate Change Act 2008 by 

introducing a new target for at least a 100% reduction of greenhouse gas emissions 

(compared to 1990 levels) in the UK by 2050. This is otherwise known as a net zero target. This 

is a demanding target, which will require everyone to be engaged, from households and 

communities to businesses and local and national government. As part of this, the 

government has set an interim target to cut the country's greenhouse gas emissions 78% 

by 2035 compared to 1990 levels.  

5.20. .ŜƛƴƎ Ψнлрл ǊŜŀŘȅΩ ƳŜŀƴǎ ǘƘŀǘ ƴŜǿ ŘŜǾŜƭƻǇƳŜƴǘ ǿƛƭƭ ōŜ ǊŜǉǳƛǊŜŘ ǘƻ ƘŀǾŜ ƳƛƴƛƳŀƭ ŜƴŜǊƎȅ ǳǎŜ 

and net carbon emissions. The introduction of the Future Homes Standard in 2025 will require 

CO2 emissions produced by new homes to be 75-80% lower than those built to current 

ǎǘŀƴŘŀǊŘǎΦ IƻƳŜǎ ǿƛƭƭ ƴŜŜŘ ǘƻ ōŜ ΨȊŜǊƻ ŎŀǊōƻƴ ǊŜŀŘȅΩΣ ǿƛǘƘ ƴƻ ǊŜǘǊƻŦƛǘ ǿƻǊƪ ǊŜǉǳƛǊŜŘ ǘƻ 

benefit from the decarbonisation of the electricity grid and the electrification of heating. Fossil 

fuel heating (such as gas boilers) will be banned in new homes, with an expected shift to 

reliance on heat pumps and heat networks. 

5.21. Unlike Local Plans, Neighbourhood Plans are more limited in what they can dictate in terms of 

environmental standards, as they must conform to the minimum requirements as set out by 

national policy and building regulations. The CNP can, however, strongly encourage the design 

and layout of new development to maximise its potential to be as energy efficient as possible 

and to encourage the use of renewable energy.   

5.22. The Code for Sustainable Homes was withdrawn by the Government in 2015 and this has been 

replaced by new national technical standards which include new additional optional Building 

Regulations regarding water and access as well as a new national space standard (this is in 

addition to the existing mandatory Building Regulations). In addition, BREEAM is a widely 

recognised, accredited, independent method for assessing environmental performance of 

non-residential buildings. Until superseded by nationally prescribed standards, the BREEAM 

standards for non-residential and multi-residential buildings by nationally recognised 

certification bodies may also be accepted. For domestic dwellings it is considered that new 

home developments should aim for an EPC rating of B or above, as currently no standard is 

set.  

5.23. Surrey County Council declared a climate emergency in July 2019, as a response to the need to 

act locally and in the context of climate change impacts being observed at the local level: dry 

riverbeds, reduced water supply, intense weather events, localised flooding and loss of 

habitats and species. It supports a range of projects designed to help adapt to climate change 

and these have informed the Neighbourhood Plan. 

https://www.legislation.gov.uk/ukpga/2008/27/contents
https://files.bregroup.com/breeam/technicalmanuals/communitiesmanual/#_frontmatter/breeam_communities.htm%3FTocPath%3D_____1
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5.24. SHBC too declared a climate emergency in October 2019 and principles are embedded in the 

emerging Local Plan. Policies SS3a and SS3b of the emerging Local Plan support development 

proposals to be designed to enable significant carbon dioxide emissions reductions and more 

sustainable energy sources, through energy efficiency improvements and facilitating low and 

zero carbon technology to ensure development supports a path to net zero emissions by 

2050. 

5.25. At the local level, the Community Survey revealed support for the integration of sustainable 

design features in new development. This is shown in Figure 12, with other features 

mentioned including small wind turbines, provision of recycling facilities, and ensuring that 

properties are adequately insulated. 

Figure 12: Feedback from the community related to sustainable design features 

 

5.26. There was a fair amount of support for a community-scale energy scheme, for instance a 

small-scale solar installation potentially to make use of former brownfield or agricultural sites. 

There was also a suggestion as to whether local watercourses, notably the River Bourne, had 

the potential to provide a green technology resource offering heating and / or cooling. The 

feasibility of such a solution would need to be considered, in discussion with the owners of 

the river. 

5.27. Overall, there is an opportunity to improve and promote sustainability in the neighbourhood 

area, ǿƘƛŎƘ ǿƻǳƭŘ ƘŜƭǇ ǘƻ ŘŜƭƛǾŜǊ ǘƘŜ ƎƻǾŜǊƴƳŜƴǘΩǎ ŎƭƛƳŀǘŜ ŎƘŀƴƎŜ ǘŀǊƎŜǘǎ, including:   

¶ following basic passive environmental design including use of efficient and insulative 

materials ς the CNP promotes the use of high levels of thermal insulation and 

airtightness for all building types to limit the installed peak heat loss, typically to 

~10W/m2. The insulant should be chosen to achieve the lowest practicable U-value. 

¶ integrating renewable energy systems into new development, including existing and 

new public buildings;  
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¶ reducing water consumption including through grey water systems;  

¶ supporting community-scale energy schemes; and  

¶ promoting sustainable forms of transport through priority systems for pedestrians and 

cyclists. 

5.28. The incorporation of renewable energy features may be considered to have a detrimental 

impact on local character, view and landscape. Therefore, developers should consider using 

solutions such as solar roof tiles, which may be more sympathetic than conventional panels. 

5.29. Retrofitting of existing properties is supported and further guidance can be found in Historic 

9ƴƎƭŀƴŘΩǎ Retrofit and Energy Efficiency in Historic Buildings Technical Advice note. 

  

https://historicengland.org.uk/advice/technical-advice/retrofit-and-energy-efficiency-in-historic-buildings/
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POLICY CH5: MINIMISING THE RISK OF FLOODING 

Purpose 

5.31. The character of Chobham parish is largely influenced by hydrogeological features, including 

watercourses, agricultural land drains, roadside ditches and springs. These are each vulnerable 

to development, and in fact there have been multiple incidents of flooding notably impacting 

the southern part of the village.  

5.32. Whilst flooding issues are generally dealt with at the strategic level, the CNP presents an 

opportunity to encourage effective sustainable drainage solutions that can add additional 

capacity and flexibility to water drainage systems in cost effective ways. 

POLICY CH5: MINIMISING THE RISK OF FLOODING 

1) The net increase in wastewater generation and the impact on the local sewerage and 
drainage network must be carefully considered in any new development proposal. Where 
surface water disposal options are available,  development proposals will be supported 
where it is demonstrated that its surface water drainage will not add to existing site runoff, 
enter any foul-combined sewer network, or cause any adverse impact to neighbouring 
properties and the surrounding environment.  
 

2) Development proposals will not be supported unless there is sufficient capacity in the local 
sewerage system and that any new connections will not increase the risk of system back 
up/flooding or cause any adverse impact to the neighbourhood area environment.  

 
3) All development proposals are encouraged to incorporate Sustainable Drainage Systems 

(SuDS), as set out in the Chobham Design Guidance and Codes, with run-off rates no greater 
than greenfield sites. Design should be tailored to the underlying landscape character of the 
parish and, where possible, contribute towards the landscaping and biodiversity of the 
development and with provision made for future maintenance. Surface water should be 
managed and discharged in accordance with the drainage hierarchy: :  

 
a) Soakaway or other infiltration system;  
b) Discharge into a watercourse;  
c) Discharge to surface water sewer;  
d) Discharge to combined sewer.  

 
4) Proposals which allow surface water drainage into any combined sewer system will not be 

supported unless the developer can robustly demonstrate that the proposal is unable to 
make provision for surface water drainage to ground, watercourses or surface water sewers.  

Conformity Reference: NP objectives: 1; SHBC Core Strategy 2012: CP2, DM10; SHBC Regulation 19 Local Plan: 

E6, E7; NPPF (2024): 161 to 164, 170, 181, 182 

 

Justification 

5.33. SCC being the Lead Local Flood Authority (LLFA). SCC is designated as a LLFA by the Flood and 

Water Management Act 2010. Further details in relation to its role can be found here: Surrey 

Local Flood Risk Management Strategy. 

https://www.surreycc.gov.uk/community/emergency-planning-and-community-safety/flooding/more-about-flooding/surrey-local-flood-risk-management-strategy
https://www.surreycc.gov.uk/community/emergency-planning-and-community-safety/flooding/more-about-flooding/surrey-local-flood-risk-management-strategy
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5.34. Flooding has been described by the community as a major concern in Chobham. Locations 

cited in the Community Survey included: Station Road, Castle Grove Road, Recreation Ground, 

Water Meadows, High Street and Bagshot Road, Chertsey Road, Philpot Lane, Gracious Pond 

Road, Highams Lane, Valley End, Scotts Grove Close, Scotts Grove Road, Lovelands Lane and 

Red Lion Road/Windsor Road Junction. 

5.35. The SHBC Flood Risk Assessment describes the flood issue in detail, noting that the two main 

causes are river flooding and surface water flooding, although a high water table has also 

been noted by members of the community. 

5.36. The Borough of Surrey Heath is divided into two basic catchment areas dictated by the high 

ground known as the Chobham Ridges. Of note to the parish is the Bourne catchment; 

northwest of Chobham village centre, the Hale Bourne confluences with Clappers Brook 

forming the Mill Bourne, which flows just north of the high street and south of residential 

area. In addition, the Addlestone Bourne flows south of the high street, close to the Hale 

Bourne and Mill Bourne. Chobham is not at risk from Clappers Brook; however, it is at risk 

from the Hale Bourne; Mill Bourne and Addlestone Bourne. 

5.37. During times of heavy or prolonged rainfall the A319 at Chobham can be closed due to 

surcharge of the Mill Bourne River north of Chobham village centre. Flooding of the A319 at 

Chobham can be prolonged; restricting vehicle access through the village. Flooding that was 

previously controlled around a Mill Pond on the Mill Bourne is no longer contained due to the 

loss of the mill and the associated flow controls, which exacerbates flooding and usually 

affects vehicles using the A319. 

5.38. Figure 13 shows the extent of flood risk caused by main-river flooding, with much of the 

southern part of the village within Flood Zones 2 and 3. Where the Addlestone Bourne runs 

close to the Mill Bourne, there is a large area in Flood Zones 2 and 3 between the Addlestone 

Bourne and Mill Bourne, where the flood zones connect through the village centre and with 

SHBC Suitable Alternative Natural Green Space (SANGS) to the east. This area is particularly at 

risk if peak flows from both watercourses coincide across open ground; breaching the 

individual catchment areas.  

5.39. Flood Zone 2 covers the High Street and properties on the A3046 Station Road and A319 

Bagshot Road close to their respective junctions with the High Street. Flood Zone 2 also covers 

Chobham Recreation Ground. Flood Zone 3 covers many properties, including those on A3046 

Station Road; A319 Bagshot Road; the High Street between the junctions with A319 Bagshot 

Road and A319 Chertsey Road; A319 Chertsey Road; Barnmead and Green Lane. Along 

Gracious Pond Brook and Chobham Brook, the Flood Zone 2 and 3 outlines are similar and 

relatively narrow. Only rural land is at medium or high risk of flooding.  

5.40. On the eastern outskirts of Chobham (around Mimbridge) and further east, there are large 

expanses of rural and agricultural land with few properties in Flood Zones 2 and 3, both of 

which have similar extents although Flood Zone 2 does cover a greater area. However, on 

Philpot Lane, properties are at risk. Properties on Philpot Lane closer to Mill Bourne lie in 

Flood Zone 3, and properties on Philpot Lane closer to Addlestone Bourne lie in Flood Zone 2. 

https://www.surreyheath.gov.uk/sites/default/files/documents/residents/planning/planning-policy/LocalPlan/EvidenceBase/Surrey%20Heath%20SFRA.pdf
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5.41. In terms of responsibility for river areas, a riparian owner is the person, or people, with 

watercourses on, next to or under their property. Riparian responsibilities usually lie with the 

person who owns the land or property but may be the tenant depending upon the agreement 

in place. Riperian owners should refer to the {//Ωǎ ά[ƛǾƛƴƎ ƴŜȄǘ ǘƻ ŀ ǿŀǘŜǊŎƻǳǊǎŜ ƎǳƛŘŀƴŎŜέ 

and should be aware of the need for Ordinary Watercourse Consent for any changes to 

watercourses.  

Figure 13: Sources of main-river flooding (Source: Environment Agency: Flood Map for Planning, 
accessed April 2023) 

 

5.42. It should be noted that there is no/minimal risk mapped at the national level from 

watercourses (Flood zone 2/3); this is because watercourses with a catchment area of <3ha 

are not included in the Environment Agency (EA) mapping. Given that there are lots of smaller 

watercourses not mapped in Chobham, developers should therefore consider the risk of 

flooding from these non-mapped watercourses, to ensure this risk is appropriately considered. 

It should also be noted that the flooding related maps are periodically updated by the EA. The 

most up-to-date Environment Agency mapping should be used. 

5.43. Figure 14 shows the surface water flood map,  

https://www.surreycc.gov.uk/roads-and-transport/roadworks-and-maintenance/maintenance/drainage#watercourse
https://flood-map-for-planning.service.gov.uk/
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Figure 14:  Surface water flood map (Environment Agency) 

  

5.44. Sewage treatment works capacity: A further issue locally relates to discharges from the 

Chobham Sewage Treatment Works into the River Bourne. When the river overflows, the 

sewage is released into the streams, causing a public health risk. Thames Water, who manage 

the Treatment Works are undertaking a £10m upgrade to increase the storage capacity and 

make the site resilient to storm conditions, thus reducing the number of discharges of 

untreated sewage to the watercourse.  

5.45. Chobham Flood Alleviation Scheme: In 2010, a Flood Relief Study commenced to review the 

flooding issues in Chobham South and surrounding areas. The Chobham Flood Alleviation 

Study has been constructed to partially help attenuate surface water in the area. More 

recently further flood alleviation works were undertaken in Chobham to alleviate the risk of 

flooding from surface water. The works are in five different locations in Chobham, and the 

scheme was completed in 2022. 

5.46. The Environment Agency are currently investigating the viability of Addlestone Bourne 

Catchment Scheme to reduce flood risks in the catchment. This is primarily looking at Natural 

Flood Risk Management solutions and will focus on looking at opportunities to alleviate flood 

risk in Bagshot, Chobham and Windlesham.  

Natural flood management and the use of Sustainable Drainage Systems (SuDS) 

5.47. Incorporating SuDS into new developments would assist in reducing the amount of rainwater 

running off into the already overloaded combined sewer network. The NPPF and Policy E6 of 
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the emerging Local Plan require development proposals to demonstrate adequate drainage 

provision and supports the use of SuDS 

5.48. To tackle surface water, it is helpful to reduce the amount of the sediment in the run-off, 

which will help to maintain the full capacity of drainage pipes; slow the water down so that 

there is more time for it to be naturally soaked into the earth; and provide additional 

opportunities for water to be soaked up into the earth so that it does not enter the pipes in 

the first place. Aside from the control of surface water flows, the SuDS approach also provides 

benefits in terms of water quality and multifunctional biodiversity and amenity improvements. 

5.49. In Chobham, this might be achieved by mŀȄƛƳƛǎƛƴƎ ǘƘŜ ǳǎŜ ƻŦ άƴŀǘǳǊŀƭέ {ǳ5{ ŦŜŀǘǳǊŜǎΣ 

including but not limited to swales, streams, storage ponds, reed beds and bunds. These 

natural systems manage flood risk and can also secure other objectives, such as providing 

additional public open space integrated with cycling and walking routes, providing additional 

ƘŀōƛǘŀǘΣ ŀƴŘ ŎƻƴǘǊƛōǳǘƛƴƎ ǘƻ ǘƘŜ ŎƘŀǊŀŎǘŜǊ ƻŦ ǘƘŜ ƴŜǿ άǇƭŀŎŜέΦ  

Table 3: Natural sustainable drainage solutions 

 

Planting additional trees and hedgerows in 
public green spaces and along verges. 
Soakaway crates can be installed beneath 
trees, which serve to capture excess 
water, slowing its movement until it can 
be naturally soaked into the earth or taken 
in by the tree.  
 
There are many wide verges in Chobham 
that could be used in this way. Kerbs 
beside green spaces can be lowered to 
enable water to flow into the green space. 

 

In areas where natural green space is 
lacking, small rain gardens can be created 
to capture surface water before it enters 
the drain.  
 

The use of larger stone and cobbles can 

assist in removing sediment from the 

water. 
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The use of ponds and reed beds to capture 

surface water.  

There are several ponds in the parish, 

which have been used to assist in flood 

relief including Coxhill Green Pond (Station 

Road), Glovers Ponds (the Common) and 

Milford Green Pond (Sandpit Hall Road).  

It will be important to ensure that the 

ponds are kept clear of debris to maximise 

flood prevention.   

To alleviate flooding in the Village Centre, 

one option being considered, is looking 

into the viability of directing flood water 

off the High Street and into an 

attenuation/storage area on the SANG 

land at Chobham Water Meadows. 

 

The use of bunds is a common technique 

used in agriculture to collect surface run-

off, increase water infiltration and prevent 

soil erosion. Their principle is comparably 

simple: by building bunds along the 

contour lines, water runoff is slowed 

down, which leads to increased water 

infiltration and enhanced soil moisture. 

There is evidence of historic bunds in 

Chobham. 
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Encouraging the use of permeable 

surfaces in front and back gardens, 

roadways, paths and driveways and car 

parking areas. 

Permeable pavement catches 

precipitation and surface runoff, storing it 

in the reservoir while slowly allowing it to 

infiltrate into the soil below or discharge 

via a drain tile. 

 

Supporting different ways of farming can 
encourage richer soils. 

This helps to preserve organic matter in 

the soil, which will help improve soil 

structure, water-holding capacity, and 

overall soil health. Soils with higher 

organic matter content can absorb and 

store more water, reducing the volume of 

water that runs off and contributes to 

flooding. 

5.50. In addition, the ongoing maintenance of drains and gutters is required to assist in reducing the 

impacts of surface water flooding. Keeping the drains clear would help to reduce surface 

water accumulating in areas such as the corner of Red Lion Road and Windsor Road, which 

could help to improve safety here.  

5.51. Developers are required to consult as appropriate with the relevant water authority on 

sewage and drainage infrastructure. They are strongly encouraged to commence pre-

application discussions with the water authority at the earliest possible opportunity. The SCC 

pre-application service in relation to the management of surface water includes: 

¶ Planning Advice - Sustainable Drainage Systems (SuDS)  

¶ Sustainable Drainage System Design Guidance  

 

  

https://www.surreycc.gov.uk/community/emergency-planning-and-community-safety/flooding/more-about-flooding/sustainable-drainage-systems-planning-advice/drainage-guidance
https://www.surreycc.gov.uk/community/emergency-planning-and-community-safety/flooding/more-about-flooding/sustainable-drainage-systems-planning-advice/drainage-guidance
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POLICY CH6: CONSERVING HERITAGE ASSETS 
 

Purpose 

5.52. This policy recognises the important contribution that heritage assets ς designated and non-

designated ς make to the local character and distinctiveness of Chobham, both individually 

and collectively. Where possible, they should be conserved, enhanced and celebrated.  

POLICY CH6: CONSERVING HERITAGE ASSETS 
 
Designated heritage assets: 
1) Development proposals affecting designated heritage assets either directly or indirectly, 

should preserve or enhance the significance of the asset and those elements of the setting 
that contribute to the significance. This could include, where appropriate, the delivery of 
development that will make a positive contribution to, or better reveal the significance of, 
the heritage asset, or reflect and enhance local character and distinctiveness with particular 
regard given to the prevailing styles of design and use of materials in a local area. These 
details should be explained in a Heritage Statement. 
 

2) In addition, development proposals should demonstrate that they have considered the 
potential impact on above and below ground archaeological deposits. Where a scheme has a 
potential impact on archaeological remains (below or above ground) a Desk-based 
Assessment or similar should be prepared in support of planning applications.  

 
Non-designated heritage assets: 
3) Proposals affecting non designated heritage assets will be determined based on national 

planning policy.   
 

Conservation Areas:  
4) Particular care should be taken in the Chobham Conservation Area to ensure that alterations 

and new buildings contribute to the enhancement of the historic environment, in 
accordance with the guidance set out in the Chobham Conservation Area Appraisal and the 
Chobham Design Guidance and Codes. 

Conformity Reference: NP objectives: 2; SHBC Core Strategy 2012: CP2, DM17; SHBC Regulation 19 Local Plan: 
DH7; NPPF (2024): 133, 135, 135, 202, 203, 207, 212-217 

 

Justification 

5.53. The Conservation Area Appraisal for Chobham village includes information about the origins of 

the settlement.  

5.54. Chobham village is a historic settlement with records dating back to Saxon times. The Manor 

of Chobham was provided to the Chertsey Abbey, a Benedictine monastery, before 675 and 

served as an administrative centre. The simple linear form of plots with straight boundary 

lines to the rear are a historic feature of the village, which may be owed to it being planned by 

the Abbey. The street - and footpath - layout of the village has also changed very little today 

from its historic form. 

https://www.surreyheath.gov.uk/sites/default/files/2023-05/Chobham%20Village%20Conservation%20Area.pdf
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5.55. During the 18th century, many timber-framed houses were altered or renovated. Some were 

faced in brick for fashionable and practicable reasons and because brickmaking was an 

important business in the surrounding area. 

5.56. During the 19th century a few small dwellings were built close to the centre due to the 

relative inaccessibility of the village by rail, compared to the nearby settlements of 

Sunningdale and Woking. A residential area was located to the north of the village centre, 

separated by several fields. 

5.57. By 1914 there were eight dwellings in Castle Grove Road, a police station and the new 

vicarage extended the western edge of the village along Bagshot Road, and most importantly, 

to the north-east was development in Alpha and Beta Roads. The Grange was development of 

33 bungalows on part of the site took place circa 1985. 

5.58. Today, several additional Council and developer-housing estates have merged the residential 

areas to the north and village centre. There have also been other scattered developments 

throughout the parish. There is also a local airport at Fairoaks to the east of Chobham. 

5.59. Historic England lists 73 individual/groups of buildings and assets in the parish today that are 

recognised through a listing for their contribution to national heritage. This includes the 

Cloche Hat Restaurant (Grade II listed), the Four Horseshoes (Locally listed) and the Clock 

Tower at Westcroft Park (Grade II listed). There are two scheduled monuments ('Bee Garden' 

earthwork on Albury Bottom; Earthwork NW of Childown Farm on Chobham Common) and a 

series of areas of high archaeological importance. These listed assets are shown on Figures 9 

and 10.  

5.60. There are several heritage assets, however, that contribute to the historic local context and 

story of the Parish, but which are not nationally important enough to be included on the 

statutory List of Buildings of Special Architectural or Historic Interest compiled by the 

Government.  

5.61. The National Planning Practice Guidance supports the identification of non-designated 

heritage assets through the neighbourhood planning process (Paragraph: 040 Reference ID: 

18a-040-20190723). These can be identified through a Local Plan, a Neighbourhood Plan or 

ǊŜŎƻƎƴƛǎŜŘ ƻƴ ŀ Ψ[ƻŎŀƭ [ƛǎǘΩ ƘŜƭŘ ōȅ ǘƘŜ ƭƻŎŀƭ ŀǳǘƘƻǊƛǘȅΦ 

5.62. As part of the CNP process, the community was invited to suggest any heritage assets that 

they considered should be recognised for their contribution to local character and history. As 

SHBC are in the process of amending their Local List, suggestions were forwarded to them for 

inclusion, including BenhamΩs Corner, Chobham Victorian Cemetery and Emmetts Mill Bridge 

(Figure 15). 

https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#non-designated
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Figure 15: LƳŀƎŜǎ ƻŦ /ƘƻōƘŀƳ ±ƛŎǘƻǊƛŀƴ /ŜƳŜǘŜǊȅΣ .ŜƴƘŀƳΩǎ /ƻǊƴŜǊΣ ŀƴŘ 9ƳƳŜǘǘǎ aƛƭƭ .ǊƛŘƎŜ 

 

 

5.63. The updated Local List should be consulted to inform planning applications. 

 

Local Heritage at Risk  

5.64. Historic England produces an annual Register of Heritage at Risk. Outside of London it does 

not include Grade II listings, apart from churches. Whilst no assets within Chobham have been 

identified at this time, this should be monitored and where necessary, opportunities to 

restore assets should be taken when they arise, in partnership with the owner. 

5.65. Where heritage assets are threatened locally, including where demolition cannot be avoided, 

the Parish Council would request that a) photographic and written records relating to the 

building be made and deposited for archive with appropriate local organisations prior to 

dismantling and demolition, and b) assessment be made as to whether any significant parts of 

ǘƘŜ ōǳƛƭŘƛƴƎΩǎ ŦŀōǊƛŎ ƻǊ άŦƛƴŘǎέ Ŏŀƴ ōŜ ǊŜǘŀƛƴŜŘ ƻǊ ŎƻƴǎŜǊǾŜŘ ŜƛǘƘŜǊ ƻƴ ƻǊ ƻŦŦ ǎƛǘŜΦ Lƴ ǎǳŎƘ ŎŀǎŜǎΣ 

IƛǎǘƻǊƛŎ 9ƴƎƭŀƴŘΩǎ ά¦ƴŘŜǊǎǘŀƴŘƛƴƎ IƛǎǘƻǊƛŎ .ǳƛƭŘƛƴƎǎ - ! DǳƛŘŜ ǘƻ DƻƻŘ wŜŎƻǊŘƛƴƎ tǊŀŎǘƛŎŜέ 

should be reviewed in the context of the loss of the building.  

 

  

https://www.surreyheath.gov.uk/news/2024/draft-local-heritage-list-consultation-open
https://historicengland.org.uk/images-books/publications/understanding-historic-buildings/
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6. THE VILLAGE CENTRE AND WIDER ECONOMY IN CHOBHAM 

 

POLICY CH7: CHOBHAM VILLAGE CENTRE  

Purpose 

6.1. Chobham village centre is identified in the emerging Local Plan as a Local Centre, providing a 

focal point for the community in terms of retail, local services and amenities and shared 

space.  This policy supports development proposals that will help to ensure that the village 

centre remains vibrant, attractive, safe and accessible.  

 

6.2. Policy CH7 recognises and supports the role of Chertsey Road Neighbourhood Parade in 

serving the everyday needs of nearby residents. It also recognises the loss of local amenity in 

the north of the village, for instance the bakery and convenience store, and the need to 

safeguard against such loss in other shopping areas in the future. 

POLICY CH7: CHOBHAM VILLAGE CENTRE  
 
1) A vibrant village centre: To secure the ongoing vitality of Chobham Village Centre (as defined 

in Figure 16), proposals which protect, enhance and promote a diverse range of village 

centre uses ς including retail, leisure, commercial, office, tourism, cultural and community - 

will be supported, subject to the other policies in this Neighbourhood Plan. 

 

2) Existing retail premises: The permanent change of ground floor use of Classes E, F1 and F2 to 

other uses within the Village Centre and/ or Chertsey Neighbourhood Parade will only be 

supported where the following can be demonstrated:  

 

a) The proposed use will maintain the vitality and viability of Chobham Village Centre;  
 

b) The premises in question has not been in continuous active use for at least 12 

consecutive months; and 
 

c) The premises has no potential for reoccupation as demonstrated through the results 

both of a full viability report (as per Appendix E) and a marketing campaign lasting for a 

continuous period of at least 6 months. 

 
3) Temporary Uses: The temporary change of use of vacant premises to enable pop-up shops, 

community advertising displays and activities will be supported, where they contribute 

positively to the area.  

 

4) Historic Buildings in the Village Centre: The reuse of historic buildings within Chobham 

Village Centre for activities that will enhance its vitality and viability is supported. Any 

alterations to historic buildings will need to be sympathetic to the historic and architectural 

significance and character of the building.  

Conformity Reference: NP objectives: 4; SHBC Core Strategy 2012: CP9, DM12; SHBC Regulation 19 Local Plan: 
ER8, ER9; NPPF (2024): 85, 88, 89, 90, 96, 98, 101, 111a, 125  
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Justification 

Chobham Village Centre:  

6.3. Chobham is an attractive and historic village. The village centre, defined in Figure 16, falls fully 

within the Conservation Area and contains many fine buildings of historic importance. Many 

of the buildings are nationally listed, with others designated as non-designated heritage 

assets, reflecting their local importance. The Mill Bourne flows through the centre, the bridge 

providing an attractive entryway into the village.   

 

Figure 16: Chobham Village Centre Map (source: Regulation 19 Local Plan) 

 
 

 

6.4. The Regulation 19 Local Plan supports proposals for retail uses (Class E(a) and F2(a)), which 

are proportionate to the scale and function of the centre. In addition, it supports the use of 

upper floors for residential use. The CNP supports this.  

 
6.5. Like many village centres, over the last few decades Chobham has been impacted by a variety 

of issues including competition from neighbouring towns, out-of-town stores and online 

shopping. This has been exacerbated by the recent Covid-19 pandemic.  As retail habits 

continue to evolve, it will be important that the role of the village centre adapts so that it can 

continue to serve the community, not only in terms of retail and services, but also as a 

welcoming, attractive space to spend time, meet with others and socialise.  

 
6.6. The CNP engagement process revealed a series of issues that the local community would like 

to address when it comes to supporting the Village Centre: 
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6.7. Providing a range of smaller, traditional shops, cafes, services: Chobham has a weekly 

market, the Chobham Country Market (formerly the W.I. Market), which has been running for 

approximately 50 years. Many people mentioned a desire for a butcher, bakery, more coffee 

shops and other uses considered to be traditional for a village centre. Whilst the CNP cannot 

require such uses, Policy CH6 seeks to support uses within the Village Centre that go beyond 

simply retail (as supported in the emerging Local Plan). This could include retail, leisure, 

commercial, tourism, cultural and community uses, that would collectively help to draw in 

footfall.  

 
6.8. In addition, the CNP seeks to restrict the loss of retail and community uses within the Village 

Centre. Policy ER8 of the emerging Local Plan includes provision to resist the loss of town 

centre uses in District and Local Centres, and it is considered important to provide this 

safeguard in Chobham too. 

 
6.9. Whilst the ongoing provision of retail is clearly important, the opportunity exists to host other 

services and facilities - beyond retail - ǘƻ ŜƴƘŀƴŎŜ ǘƘŜ ƻǾŜǊŀƭƭ ΨǇǊƻŘǳŎǘΩ ƻƴ ƻŦŦŜǊΦ ¢Ƙƛǎ ŎƻǳƭŘ 

include identifying cultural and arts uses, providing shared spaces playing host to different 

ŀŎǘƛǾƛǘƛŜǎ ŘŜǇŜƴŘƛƴƎ ƻƴ ǘƘŜ ǘƛƳŜ ƻŦ ŘŀȅΣ ŀƴŘ ǘŜƳǇƻǊŀǊȅ ΨǇƻǇ-ǳǇΩ ǳǎŜǎΣ ǎǳǇǇƻǊǘŜŘ ōȅ 

promotional activities to encourage footfall, such as events and markets.  

 
6.10. Reducing traffic / traffic calming along the High Street: Traffic, in terms of volume and size 

(HGVs) was cited as a significant problem within the Village Centre. Many felt that this was the 

biggest detrimental factor to the High Street, creating an unattractive, unsafe and challenging 

environment for pedestrians.  

 
6.11. Situated at the confluence of two main routes (the A3046 north-south and the A319 east-

west), the Village Centre attracts a great deal of traffic, some of it passing through, other 

vehicles trying to reach either the centre itself or industrial areas to the east and west. The 

provision of safer pedestrian access, including crossing points, and additional footpath 

linkages away from the road would make the High Street more accessible to a wider range of 

users. This is discussed further in Policy CH14 of this CNP. 

 
6.12. In terms of restricting HGV usage, this is not something that can be dealt with through a 

planning policy and is therefore included within Section 12 (Non-Policy Actions) of this CNP. 

 
6.13. Car parking should be free for the Village Centre: Again, this is not something that can be 

addressed through a planning policy and is included in Section 12 (Non-Policy Actions). 
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Chertsey Road Neighbourhood Parade (Watts Farm) 

6.14. Numbers 30-36 Chertsey Road (Figure 17) are designated as a Neighbourhood Parade, 

recognising the role this row of shops plays in serving a very local need. The CNP supports this 

designation. 

 

 
Figure 17: Chertsey Road Neighbourhood Parade Map 
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POLICY CH8:  STRATEGIC AND LOCALLY IMPORTANT EMPLOYMENT SITES  

Purpose 

6.15. Beyond the Village Centre, it is considered important that opportunities for employment are 

available in the parish. This will help to reduce the reliance on need to commute out for work, 

in turn reducing localised traffic. Two sites in the parish (Fairoaks Airport and Chobham 

Business Centre; and Longcross Studios) are identified as Strategic Employment Sites, as per 

the emerging Local Plan (although this is not yet adopted). Highams Park is identified as a 

Locally Important Employment Site. 

POLICY CH8:  SUPPORTING LOCAL EMPLOYMENT OPPORTUNITIES  
 
Strategic Employment Sites in Chobham 
1) The following sites (as shown on Figure 18) are designated as Strategic Employment Sites 

and are to be afforded the highest protection and safeguarding for Employment Uses: 

i. Fairoaks Airport and Chobham Business Centre  

ii. Longcross Studios 

2) The redevelopment and regeneration of these sites will be supported to provide floorspace 
for Employment Uses (B2, B8 and E(g)) that meets the needs of the market.  
 

3) Small-scale proposals for changes of use or redevelopment to non-Employment Uses will be 
supported where they would provide complementary use(s) that are not detrimental to the 
function and operation of the Strategic Employment Site. 

 
Locally Important Employment Sites in Chobham 
4) The following site (as shown on Figure 18) is designated as a Locally Important Employment 

Site and will be given protection against loss to non-Employment uses: 
 

i. Highams Park (former British Oxygen Site). The redevelopment and regeneration of 
this site will be supported to provide floorspace for Employment Uses (B2, B8 and 
E(g)) that meet the needs of the market.  

 
5) The change of use or redevelopment of land and buildings in Employment Use to non-

Employment Uses within the defined Locally Important Employment Site will only be 
supported where it can be demonstrated that:  

 
a) there are no strong economic reasons to retain the Employment Use; and 
b) market signals indicate that the premises / site is unlikely to come back into an 

Employment Use; and 
c) the proposal would generate a level of employment that is at least equivalent to the 

existing use; and 
d) the proposal would not be detrimental to the function and operation of the wider 

site; or  
e) the site is not appropriate for the continuation of its present use, or any 

Employment Use due to a significant detriment to the environment or amenity of 
the area. 

  
Conformity Reference: NP objectives: 5; Local Plan (2000): RE17, M21; SHBC Core Strategy 2012: CP8, DM1, 
DM12; SHBC Regulation 19 Local Plan: ER1, ER2, ER3; NPPF (2024): 85 
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Justification 

6.16. It is important that the business base of Chobham is protected. Saved Policy RE17 of the Local 

Plan (2000) identifies Fairoaks Airport and the Former Defence Evaluation and Research 

Agency (DERA) Site Longcross, near Chobham, as Major Developed Sites in the Green Belt. 

This policy (and associated saved Policy M21) focuses on Green Belt protection as opposed to 

the safeguarding of the spaces as employment sites. 

 

6.17. The emerging Local Plan (Regulation 19) seeks to designate the following areas within 

Chobham parish as Strategic Employment Sites, affording them the highest protection and 

safeguarding for employment use: 

 

i. Fairoaks Airport and Chobham Business Centre  

ii. Longcross Studios 

 

6.18. As the emerging Local Plan has yet to be adopted, the CNP supports these designations in 

Policy CH8.  

 

6.19. In addition, the following site is proposed for designation as a Locally Important Employment 

Site, protecting it against loss to non-Employment uses: 

 

iii. Highams Park (former British Oxygen Site) 

 

6.20. The three sites are shown on Figure 18. 
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Figure 18: Strategic and Locally Important Employment Sites 
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POLICY CH9: SUPPORTING FLEXIBLE WORKSPACES AND OPPORTUNITIES FOR 
HOMEWORKING 

Purpose 

6.21. This policy recognises the growing contribution of home-based and small-to-medium sized 

businesses in Chobham and seeks to encourage opportunities for them, which might for 

instance be through the provision of start-up and move-on business units or co-working space. 

This would provide a greater incentive and opportunity for local people to work locally. 

Homeworking too has become commonplace for many in the wake of the Covid-19 pandemic. 

POLICY CH9:  SUPPORTING FLEXIBLE WORKSPACES AND OPPORTUNITIES FOR HOMEWORKING 
 
1) Proposals to provide working spaces that encourage homeworking, co-working and creative 

small industries, for instance through incubator/start-up business space on flexible terms, 
will be supported through:  
 

a) The provision of new buildings or conversion of existing buildings, within the defined 
settlement or outside the settlement in accordance with Policy CH1; 

b) enabling extensions and garden offices to facilitate homeworking, in compliance 
with Green Belt policy where relevant;  

c) enabling microbusinesses;  
d) supporting the diversification of rural businesses, in accordance with Policy CH1; and 
e) the provision of start-up businesses by enabling low-cost facilities in cooperative 

clusters. 
 

2) As appropriate to their scale, nature and location, proposals for new workspaces should 
demonstrate the way in which they can be incorporated within their immediate locality 
without generating any unacceptable impact on the amenity of residential properties and on 
the capacity and safety of the local highways network. 

Conformity Reference: NP objectives: 5; SHBC Core Strategy 2012: CP8, DM1, DM9, DM13; SHBC 

Regulation 19 Local Plan: ER1, ER5; NPPF (2024): 85, 86 

Justification 

6.22. Chobham ƛǎ ŘŜŦƛƴŜŘ ƛƴ ǘƘŜ [ƻŎŀƭ tƭŀƴ ŀǎ ŀ ΨǾƛƭƭŀƎŜ ǎŜǘǘƭŜƳŜƴǘΩΣ ŎŀǇŀōƭŜ ƻŦ ǇǊƻǾƛŘƛƴƎ ŦƻǊ ǘƘŜ 

day-to-day needs of its residents. The village centre houses a small range of shops, facilities 

and public houses and there are also further shops and businesses dotted around the more 

residential areas. 

 

6.23. Aside from the Village Centre employment opportunities and the sites noted in Policy CH8, the 

large proportion of employment opportunities for those living in Chobham, however, are in 

nearby larger settlements, such as Woking, Guildford, Bracknell, Farnborough, Reading, 

Slough and London. Opportunities to commute by non-car modes are limited though; the 

nearest railway stations are at Longcross (2.6 miles away) and Woking (2.8 miles away). Hence 

inevitably the majority of people working away from Chobham will do so by car; the 2021 

census states that 44% of those in employment use their car to get to work, with 22% 

travelling up to ten km and 15.2% between 10 and 30 km. 
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6.24. A notable feature of Chobham is the number of small businesses and sole traders operating 

locally, many from their own homes. The 2021 census records that just under half of all those 

in employment are working predominantly from home.  

 
6.25. Due to its Green Belt location and other environmental constraints, Chobham is fairly limited 

in its ability to identify land for employment uses. There is however an opportunity to explore 

ways to provide more space for early-stage businesses and start-ups, shared working space 

and opportunities to enable further homeworking.  
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7. ENVIRONMENT AND GREEN SPACE 

7.1. The community feels strongly about protecting the rural character and environmental assets 

of the parish. The Green Belt is particularly prized with the majority of people wishing to see it 

retained where possible. In addition, the parish has many natural features and assets ς 

including heathland, trees and woodland, hedgerows, ponds, orchards, wildflower verges, and 

other green spaces ς some of which are protected through statutory designations and others 

that are not. They each contribute to local character, provide habitats for biodiversity to 

flourish and spaces for local people to explore and enjoy.  

7.2. This section of the CNP proposes policies to ensure identified green infrastructure networks 

are protected, enhanced and where possible extended; Local Green Space is protected from 

inappropriate development; the natural features that are typical of the area ς trees, 

heathland, ponds, woodland, hedgerows, and verges - are protected from damage or loss; 

light pollution is limited, and significant local views are safeguarded from inappropriate 

development. 

POLICY CH10: GREEN AND BLUE INFRASTRUCTURE AND DELIVERING BIODIVERSITY NET 
GAIN 

Purpose 

7.3. This policy seeks to ensure that the multiple benefits of /ƘƻōƘŀƳΩǎ green and blue spaces ς 

including their importance in combating pressure on wildlife, habitats, biodiversity and 

geodiversity and in off-setting the effects of air pollution - are recognised and enhanced. This 

applies particularly where individual spaces have a greater collective value as part of wider 

chains of green infrastructure. This will serve to support the requirement to conserve and, 

where possible, provide a net gain in biodiversity through planning policy whilst 

accommodating sustainable development. 

POLICY CH10: GREEN AND BLUE INFRASTRUCTURE AND DELIVERING BIODIVERSITY NET GAIN  
 
Biodiversity net gain:  
1) Development proposals should be designed to create, conserve, enhance and manage green 

and blue spaces. They should connect chains of green and blue infrastructure, as identified 
on Figure 20 with the aim of delivering a measurable biodiversity net gain of 20%, or the 
advised national minimum target, whichever is greater, measured using the statutory 
Biodiversity metric. 
 

2) Where biodiversity net gain units cannot be delivered on site, they should be prioritised for 
use within the parish, focusing on maintaining and improving identified areas in the Local 
Nature Recovery Strategy or the identified biodiversity opportunity areas.  
 

3) Proposals that seek to improve the connectivity between wildlife areas and green spaces will 
be encouraged to enhance the green infrastructure of the neighbourhood area. Conversely, 
proposals which threaten to damage such connectivity will be strongly resisted.  

 
Landscape and environment:  
4) Development proposals should maintain or enhance the natural environment, landscape 

features and the rural character and setting of the neighbourhood area. Where possible, 
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development proposals should seek to incorporate natural features typical of the parish, for 
instance ponds and streams, wildflower verges, trees and woodland and hedgerows.  

 
5) As appropriate to their scale, nature and location, development proposals should 

demonstrate that they have addressed the following matters:  
 
Trees and woodland:  

a) There is no unacceptable loss of, or damage to, existing trees or woodlands during or as 
a result of development. Notable or veteran trees must not be removed except in 
exceptional circumstances and in that case, they should be replaced with trees of a 
similar potential size and native species elsewhere on the site, unless this is clearly not 
possible.  
 

b) Where trees and/or shrubs are replaced with new plantings, native or locally 
appropriate varieties attractive to insects, birds and other wildlife must be used. 
 

c) The planting of additional native species trees and/ or continuous hedgerows to provide 
wildlife corridors and to offset the effects of air pollution and to provide cooling and 
shelter for people as well as a habitat for wildlife will be supported.  

 
Hedgerows  

d) Development that would result in the loss of, or the deterioration in the quality of, 
hedgerows will not be supported with the exception of the justified removal for 
vehicular access; in this case, the access should include trees at either end of the 
retained hedgerow to aid wildlife to cross overhead from crown to crown.  

 
Fauna:  

e) The provision of suitable wildlife-friendly features (such as hedgehog holes in new 
residential fencing, bee bricks and bird and bat boxes) will be supported. 
 

f) The provision of a communal pond and wildlife-ŦǊƛŜƴŘƭȅ ŎƻƳƳǳƴŀƭ ΨƎǊŜŜƴ ǎǇŀŎŜǎΩ ǿƛǘƘƛƴ 
new major developments will be supported.  

 

Conformity Reference: NP objectives: 1; SHBC Core Strategy 2012: CP13, CP14, DM9, DM15; SHBC 
Regulation 19 Local Plan: IN5, IN6, E1 to E3, DH5; NPPF (2024): 103, 136, 187, 188, 192, 193  
 

 

Justification 

7.4. The NPPF states that plans should seek to protect and enhance biodiversity and geodiversity 

including by identifying and mapping habitats and networks. The Environment Act 2021 

ǊŜŎƻƎƴƛǎŜǎ ǘƘŜ ƴŜŜŘ ǘƻ ǇǊƻǘŜŎǘ ǿƘŀǘ ƛǘ ŘŜǎŎǊƛōŜǎ ŀǎ άbŀǘǳǊŜ wŜŎƻǾŜǊȅ bŜǘǿƻǊƪǎέΣ ƧƻƛƴŜŘ-up 

system of places important for wildlife on land and at sea. It also includes provision for a 

mandatory requirement for new developments to provide a 10% biodiversity net gain. It also. 

7.5. It is noted, however, that a higher target of 20% is considered both necessary and deliverable 

ƛƴ {ǳǊǊŜȅ IŜŀǘƘ ōƻǊƻǳƎƘΦ 9ǾƛŘŜƴŎŜ ƻŦ ΨƴŜŜŘΩ ƛǎ ǇǊƻǾƛŘŜŘ ƛƴ ǘƘŜ {ǳǊǊŜȅ bŀǘǳǊŜ tŀǊǘƴŜǊǎƘƛǇΩǎ 

ǊŜǇƻǊǘ Ψ¢ƘŜ {ǘŀǘŜ ƻŦ {ǳǊǊŜȅΩǎ bŀǘǳǊŜΩ όнлмтύΣ ǿƘƛŎƘ ŘŜƳƻƴǎǘǊŀǘŜǎ ǘƘŀǘ {ǳǊǊŜȅΩǎ ǊŀǘŜ ƻŦ 

biodiversity loss is even more severe than the national average and it is therefore justified to 

https://surreynaturepartnership.org/wp-content/uploads/2020/11/recommendation-for-20-bng-in-surrey_snp-november2020_final.pdf
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require a higher target to halt and reverse these historic losses. The basis for adopting 20% 

net gain across Surrey is set out in a paper by the Surrey Nature Partnership. Furthermore, 

SHBC is developing a local habitat bank to provide offsite biodiversity units including on 

Council-owned land, in support of demonstrating the feasibility of providing offsite gains. The 

Local Plan Viability Assessment 2024 has demonstrated that 20% BNG requirement will not 

impact viability of delivery of housing sites. 

7.6. Table 4 identifies the sites and features of the parish that are protected by environmental 

designations.  

Table 4: Designated sites within Chobham parish 

Designation  Description and sites 

Special Protection 
Area (SPA) 

A SPA is the land designated under Directive 2009/147/EC on the 
Conservation of Wild Birds. SPAs are strictly protected sites classified in 
accordance with Article 4 of the EC Birds Directive, which came into 
force in April 1979. 
Thames Basin Heaths and associated 400m buffer zones. 

National Nature 
Reserve 

These are designated by Natural England as key places for wildlife and 
natural features in England. 
Chobham Common. 

Suitable Alternative 
Natural Greenspace 
(SANG) 

SANGs are areas are created as enhanced and attractive green spaces 
that provide an enjoyable natural environment for recreational use and 
are provided as an alternative to the Thames Basin Heaths Special 
Protection Area (SPA).  
Chobham Place Woods, Off Windsor Road (B383) GU24 8TN - A mature 
broadleaf wood approximately 17 hectares in size, on the edge of 
Chobham Common. Chobham Place Woods is part of Chobham 
Common, being Exchange Land for the Tank Factory most recently 
known as D.E.R.A. lt was given SANG designation despite it already being 
public access land under Sec. 193 of LOP 1925. 
Chobham Water Meadows, High Street, Chobham, GU24 8LZ ς 23.h 
hectares offering footpaths, meadow vistas, woodland boundaries and 
the River Mill Bourne. 
Little Heath Meadow, Garden Drive - open meadow adjoining the oak 
and birch woodland of Little Heath Common includes hedgerows, 
scattered trees, ditches and a pond. 

Site of Special 
Scientific Interest 
(SSSI) 

A formal designation recognising those areas of land and water that best 
represent the natural heritage in terms of their flora, fauna and geology. 
Chobham Common ς covering over 1,300 acres and is one of the few 
remaining examples of lowland heath in the world. It is currently owned 
by Surrey County CouncilΦ {// ƳŀƴŀƎŜ ǘƘŜ ǎƛǘŜΩǎ ǇǳōƭƛŎ ŀŎŎŜǎǎ and the 
Surrey Wildlife Trust manage the conservation of the site. Heathlands 
are one of the most ancient British landscapes, originally created by 
prehistoric farmers who managed this open countryside resulting in a 
wonderful, wildlife rich, patchwork of mini-habitats. 

Site of Nature 
Conservation Interest 
(SNCI) 

Sites which contain features of substantive nature conservation value at 
a local level. 
There are 13 such sites in the parish. 
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Ancient Woodland Woods that have existed since at least AD 1600 and have developed 
irreplaceable, complex ecosystems. 
There are several areas of ancient woodland in the parish. 

Local Green Spaces ¢ƘŜǎŜ ŀǊŜ ǎƛǘŜǎ ƛŘŜƴǘƛŦƛŜŘ ŀǎ ΨŘŜƳƻƴǎǘǊŀōƭȅ ǎǇŜŎƛŀƭ ǘƻ ǘƘŜ ƭƻŎŀƭ 
community and the designation protects them from inappropriate 
development.  

Waterways There are a number of recognised streams and watercourse in the 
Parish. 

7.7. The areas and features described above form the backbone of the green and blue 

infrastructure and enable a wide range of species to thrive, including a variety of bats, 

butterflies, birds, snakes and amphibians. Many of these are UK Biodiversity Action 

Plan (BAP) priority species, which are the most threatened and require conservation action. 

7.8. Figure 19 gives an indication of the flora and fauna spotted in the parish by local residents. 

 

Figure 19: Flora and fauna sighted in the parish by local residents 

 

 

7.9. In addition to the designated features and sites, there are other distinctive natural features 

particular to Chobham that, whilst not protected through statutory designations, provide vital 

habitats for flora and fauna. These are described in Table 5. 
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Table 5: Important undesignated natural features in Chobham 

 

Hedgerows: these provide food and shelter for 

many species. Because they often link small 

woods, they are essential corridors along which 

wildlife can travel. Hedges may support up to 80 

per cent of ǘƘŜ ¦YΩǎ woodland birds, 50 per cent 

of mammals and 30 per cent of butterflies. The 

ditches and banks associated with hedgerows 

provide habitat for frogs, toads, newts and 

reptiles. 

 

Ponds: provide a valuable habitat for BAP 

species such as great crested newts and emerald 

dragonflies. The great number of ponds in 

Chobham provide connectivity as part of the 

ǿƛŘŜǊ ŦǊŜǎƘǿŀǘŜǊ ΨǇŀǘŎƘǿƻǊƪΩΦ {ǇŜŎƛŜǎ ǎǳŎƘ ŀǎ 

birds, amphibians and invertebrates use these 

waterbodies as stepping-stones across the 

landscape. Ponds also provide natural flood 

attenuation systems. 

 

Veteran and mature trees: there are several 

notable trees in the parish, which are special 

because of their age or historic significance. 

Many are protected by way of a Tree Protection 

Order.  

Trees also provide other benefits including 

supporting natural drainage, providing shade, 

offering a cooling effect, and shielding against 

noise from e.g. vehicles. 

Existing trees should be retained and new ones 

planted. 

 

Green verges and wildflower planting: these can 

be found throughout the village and are crucial 

habitats for many rare and declining native 

species. Many are planted with trees and 

hedgerows and collectively they form an 

important part of the green corridor stretching 

through the more urban areas of the parish. 

Verges also play a vital role as natural drainage 

systems, which is helpful in an area such as 
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Chobham, where surface water flooding is a 

problem within parts of the village. 

Insects ς notably bees ς are important 

historically in Chobham. The Bee Garden 

scheduled monument has a history that remains 

a mystery and many have debated the origin of 

this large earthwork, including whether it was 

the site of a medieval Bee Garden supplying 

highly sought after honey and beeswax to pay 

local tithes.   

 

7.10. All of these designated and non-designated spaces are important for the local community for 

recreational purposes and for visitors to the area, threading through the village itself. They 

also provide critical spaces as wildlife refuges and routes for wildlife, such as bats, to prevent 

species becoming isolated.   

The Defra biodiversity metric has been designed to determine and quantify existing biodiversity 

value, in terms of habitats, and the consequent measures required to ensure measurable net gain. 

Net gain involves a post development increase in biodiversity units of 10% - the Surrey Nature 

Partnership recommends a minimum of 20%. Natural England considers this to be the most 

appropriate mechanism for determining current ecological value and delivering biodiversity net 

gain. Ecological assessment by suitably qualified people must utilise this metric on all habitats to 

determine net gain. Ecological reports must be consistent with BS 42020 Biodiversity ς code of 

practise for planning and development. 

7.11. The green and blue infrastructure assets of the Parish should be maximised and made 

properly accessible, where feasible. Development proposals are encouraged to facilitate 

improved connectivity between wildlife areas and green spaces that are used by the 

community.  

7.12. If significant harm resulting from a development cannot be avoided (for instance by locating 

to an alternative site with less harmful impacts), adequately mitigated, or, as a last resort, 

compensated for, then planning permission should be refused. 

7.13. Proposals for development must be supported by a biodiversity appraisal, which must 

demonstrate how negative impacts would be minimised and a minimum of 20% biodiversity 

net gain achieved.  

7.14. The appraisal should demonstrate that where significant harm cannot be avoided, proposed 

development and other changes should adequately mitigate or, as a last resort, compensate 

for the harm. The appraisal must demonstrate a measurable biodiversity net gain of at least 

20% by utilising the Defra biodiversity metric (or as amended) and in line with the 

recommendations of the Surrey Nature Partnership. Where this is not demonstrated, 

permission for planning or for change should be refused unless material planning 

considerations indicate otherwise. 

https://www.gov.uk/guidance/biodiversity-metric-calculate-the-biodiversity-net-gain-of-a-project-or-development
https://surreynaturepartnership.files.wordpress.com/2020/11/recommendation-for-20-bng-in-surrey_snp-november2020_final.pd
https://surreynaturepartnership.files.wordpress.com/2020/11/recommendation-for-20-bng-in-surrey_snp-november2020_final.pd
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7.15. Measures to achieve biodiversity net gain, mitigation or compensation involving the creation 

of habitat and/or relocation of species, must be agreed by the Local Planning Authority and 

include sufficient funding to support at least 30 years of post-development habitat 

management or land use change (in accordance with the Environment Act).  

7.16. Planning permission should also be refused for any development resulting in the loss or 

deterioration of irreplaceable habitats such as veteran trees and trees of a high conservation 

value, unless the need for and benefits of the development in that location clearly outweigh 

the loss. In this instance, substantial compensation as quantified by the Defra biodiversity 

metric will be considered.  

7.17. Whilst developments are encouraged to deliver their biodiversity net gain on site, this is not 

always possible; equally there may be opportunities to enhance other parts of the parish in 

need of attention. It is therefore useful to consider where Biodiversity Opportunity Areas 

(BOA) exist within Chobham. Only as a last resort should biodiversity units be spent outside 

the parish. 

7.18. The main opportunities for biodiversity improvements in Chobham are as follows: 

7.19. Thames Basin Heaths (Chobham Common): Lowland Heath is one of the rarest habitats in the 

UK. Less than 200 years ago, much of the west of Surrey would have been heathland. This 

habitat is now highly fragmented by development and it is vital that what is left is protected 

and restored as much as possible.  

7.20. The RSPB states that Chobham Common is recognised for its variety of birds with over 100 

different species having been recorded here. These include Dartford Warbler, Hobby, Buzzard, 

Woodlark, Nightjar and Woodcock.  

7.21. Over 300 species of wild flower grow on the Common including sundews, marsh gentians, and 

native orchids. Frogs, toads, newts, adders, grass snakes, common and sand lizards, slow 

worms and 25 species of mammal can also be found. 

7.22.  Chobham Common is also recognised as one of the best British sites for insects and spiders. It 

is the premier site for ladybirds, bees and wasps. Some 29 species of butterfly are found here, 

among them the rare Silver ς studded Blue, and 22 types of dragonfly hover and dart above 

the heathland pools. 

7.23. A significant threat facing the Common is fire caused by heatwaves. The Surrey Wildlife Trust 

(SWT) presented a Summary of the Surrey Wildlife Trust wildfire management plan to the 

Chobham Resilience Steering Group in November 2022. It suggests that by the 2080s, the 

number of fire danger days in summer will increase three or four-fold. Chobham Common will 

change markedly over the next 10 to 15 years as habitats and wildlife adapt to warmer 

temperatures by moving north. The SWT has to plan for a Surrey climate that will soon be 

comparable to that of the Loire region. The temperatures reached in summer 2022, when the 

southeast of England was at the same level of danger from wildfire as Catalonia in Spain, was 

a clear alarm call that change is coming fast. There is going to be a hard choice between 

ǇǊŜǎŜǊǾƛƴƎ /ƘƻōƘŀƳΩǎ ǇǊŜŎƛƻǳǎ ƭƻŎŀƭ Ƙŀōƛǘŀǘ ŀǎ ƛǘ ƛǎΣ ōǳǘ ƎǊŜŀǘƭȅ ƛƴŎǊŜŀǎƛƴƎ ǘƘŜ ƻŘŘǎ ƻŦ ƭƻǎƛƴƎ 

all of it to fire or adapting land management in ways that will bring changes to the landscape. 

file:///C:/Users/ajear/Downloads/Summary%20of%20presentation%20by%20Surrey%20Wildlife%20Trust%20(1).pdf
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7.24. Key to controlling the risk of fire spread is to reduce vegetation in fire management zones and 

that could potentially include creating areas of bare earth (the good news is that wildlife, such 

as rare reptiles and invertebrates in particular, could positively benefit from more bare earth, 

so there are opportunities as well as losses). This approach to management would mean 

Chobham Common becomes a more fragmented, though not necessarily a less diverse, 

habitat. 

7.25. A management Plan for Chobham Common is being prepared by SWT and should inform how 

the site is protected and managed. A concern raised locally is fact that the site is managed by 

external bodies (SCC and SWT), with limited funds. The site used to be managed by a local 

committee. It will be important to ensure that local groups continue to be fully engaged in 

discussions around the management of the site, which could be achieved through 

strengthened links with the Chobham Resilience Group and Chobham Society. 

7.26. Trees and ancient woodland: The parish is home to a significant number of trees and 

woodland ς including veteran trees and ancient woodland. As noted in the NPPF at paragraph 

131, trees play a vital part in dealing with the effects of climate change and managing 

pollution. They provide shade, reduce flood risk, enable carbon capture, improve air quality 

and contribute to the purification of water. They also contribute to local character.  

7.27. Ancient woodland and veteran trees are irreplaceable habitats, which have both heritage and 

cultural value. Natural England advises that development which would result in the loss of, or 

damage to, ancient woodland and ancient or notable trees will not be permitted except in 

wholly exceptional circumstances, as set out in paragraph 180 of the NPPF. They also advise 

that it is preferable to link up fragmented areas of woodland, which might be divided by 

development, with green bridges or tunnels. Also, to buffer ancient woodland and 

notable/veteran trees by leaving an appropriate zone of semi-natural habitat between the 

development and the woodland, providing wildlife corridors, and balancing new 

developments and residential areas with green infrastructure and allowing space for trees.  

7.28. Feedback from the community supported the planting of new trees, with a suggestion for a 

community orchard. 

7.29. Green Verges and wildflower verges: The community feedback highlighted the importance of 

verges and wildflower planting within the area. Of particular note are the verdant nature of 

approaches on Bagshot Road, Station Road, Windsor Road, Chertsey Road and Castle Grove 

Road. 

7.30. Village pond creation: Support for the creation of additional Village ponds. Locations 

suggested including the Water Meadows, the green by the museum, and the green outside 

the Four Horseshoes. 

7.31. Figure 20 identifies on a map the green and blue stepping-stones and, importantly, the 

unbroken green corridors within the area. 
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Figure 20: Green and blue infrastructure in the parish 

 












































































































































