
3. Deepcut Constraints 
 
 
  

Nature of the site 
 
 
3.1 The site to be released by the Ministry of Defence extends to 117ha and is 

shown on Map 3.1 below.  The map shows the following: 
 

 The site is extremely irregular in shape and fragmented into 3 uneven 
sized parcels of land; 

 
 The parcels of land are well separated.  105m separate the southern and 

northern parcels at their closest points and the western parcel lies almost 
1km away by road from the northern parcel.   

 
 The site partially wraps around and extends through the existing 

settlement of Deepcut. 
 

These factors complicate the development of the site and may act as 
constraints on capacity.   
 

3.2 An additional factor which could have a bearing on the capacity is 
topography.  As Map 3.2 shows, the topography is complex in the Deepcut 
area with considerable variation in gradient.  On the PRB site itself there are 
large areas of level or gently sloping ground as well as small areas of much 
steeper ground around the Canal and to the south of the Officer’s Mess.  
However, there are no areas where slopes exceed a 60% gradient which is 
likely to make building financially unviable and accordingly, no provision 
needs to be made, in land take terms for steep topography.   

 
 
 
 Nature conservation constraints 
 
3.3 The site is located in a rural area which has abundant woodland and 

heathland and through which the ecologically rich Basingstoke Canal passes.  
Internationally, nationally and locally important wildlife sites abound in the 
area and are also found on the site itself.   

 
 
 International wildlife designations 
 
3.4 The Thames Basin Heaths Special Protection Area (TBH SPA) and the 

Thursley, Ash, Pirbright and Chobham Special Area of Conservation (SAC) 
are found in the area.  As can be seen from Map 3.3, these sites lie in 
proximity and 7ha of the PRB is actually part of the SPA/SAC.   

 
3.5 As no development can take place on the SPA/SAC sites only 110ha of the 

PRB can actually be considered as being available for development. 
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Map 3.1:  Extent of the PRB site  
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Map 3.2:  Slope analysis of PRB  
 

 

 
 

 13



 
3.6 Map 3.3 also shows the 400m buffer zone associated with the TBH SPA 

where no new housing development can take place, and only limited types of 
other development.  29ha of the site falls within this buffer zone, including 
extensive areas in the north of the PRB site and a much smaller area close to 
the Basingstoke Canal.  

 
3.7 The physical land take associated with the SPA/SAC sites is significant.  The 

international designations totally sterilised 7ha (or 6%) of the site making it 
unavailable for any form of development while a further 29 ha (25%) are 
sterilised for housing and a number of other uses.   

 
Map 3.3:  Internationally important wildlife sites 
 

 
 
 
National wildlife designations 
 
 

3.8 The national designations affecting the site and surrounding area are shown 
in Map 3.4.   

 
3.9 The SSSI’s of most significance are the Basingstoke Canal and the Colony 

Bog & Bagshot Heath SSSI.  The Basingstoke Canal SSSI runs through the 
southern part of the Deepcut area.  The designation area affects only the  
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water course of the Canal and therefore does not impact on the PRB site in 
land take terms.  The Colony Bog & Bagshot Heath SSSI has the same 
boundaries as the SPA and SAC sites and thus the national designation does 
not take any more land in the PRB site beyond the 7ha already identified as 
lying in the SPA/SAC areas.   

 
 

Map 3.4:  Nationally important wildlife sites 
 

 
 
 
Locally important wildlife designations 

 
3.10 Extensive areas of land in the Deepcut area are wildlife sites of local 

importance and subject to the Sites of Nature Conservation Importance 
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3.11 Although the protection on the SNCI areas is not as strong as that for SSSI, 

SAC and SPA areas, development of these locally important areas is not 
encouraged and any loss is expected to be compensated for.  The land take 
of the SNCI areas is significant, amounting to a minimum of 16ha.   

 
3.12 It would also be expected that the SNCI areas would be protected by a buffer 

area in order to mitigate against edge effects.  The extent of the buffer area 
will be subject to future negotiation with statutory consultees and Defence 
Estates.  No allowance has been made for the buffer areas at this stage in 
land take terms.  

 
 
Map 3.5:  Locally important wildlife sites 
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Trees and Woodlands 

 
3.13 Deepcut is fairly unique in the wider sub regional area in that it is entirely set 

within a wooded and heathland landscape.  Other settlements in the area 
have a pastoral or mixed pastoral/woodland/heathland setting. 

 
3.14 Woods are a dominant feature of the settlement and not only surround, but 

also thread through it.  The PRB site makes a significant contribution to the 
sylvan character of Deepcut with extensive areas of woodlands. 

 
3.15 The site also contains parkland areas which accommodate notable tree 

avenues (in landscape terms) and a number of specimen trees, including 
memorial trees.   

 
3.16 Trees are a very important feature of the PRB and cover 45 ha of it.  There 

are 42 ha of woodland and a further 3 ha in tree avenues.  A recent MOD tree 
survey identified over 1400 trees on the site6.  Map 3.6 shows the location of 
the woodlands, tree avenues and specimen trees.   

 
3.17 Much of the woodland on the PRB site is already protected through the 

SPA/SAC/SSSI/SNCI designations (12 ha) but there is a significant portion 
that lies outside of these protected areas.   

 
3.18 The local community particularly value the woodlands in the Deepcut area 

and wish to see them retained.7  Mention was frequently made of the wooded 
areas to the south of Brunswick Road.   

 
3.19 In view of : 
 

 The importance of woodland to the setting of the site and wider Deepcut 
area; and 

 The importance that the community place on this asset, 
 
it is considered that the wooded areas outside the wildlife sites should be 
protected from built development.  If all of these unprotected areas were to be 
protected an extra land take of 30ha would result.   

 
3.20 Allowance also needs to be taken to either retain or replace the tree avenues 

of significance.  If the avenues are not incorporated into road spaces, 
landscaping or open space this will result in a further land take of 3ha.  

 
 
 
 
 

 
 
 
 
 

                                                 
6 Tree Survey Report – Princess Royal Barracks.  June 2008.  Bawden Contracting  Services Ltd 
7 Deepcut Development Project.  Background Paper.  A Community vision for Deepcut.  Results of the 
May 2009 Deepcut Questionnaire; June 2009 
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Map 3.6:  Tree cover across the PRB site 
 

 
   .   

 
 

Hydrological constraints 
 

3.21 The site is relatively dry, being located on a series of plateaus and slopes 
leading down from the Chobham Ridges.  It is underlain by pervious soils and 
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3.22 The most notable hydrological surface feature is the Basingstoke Canal which 

acts as the main drainage channel for the area and which forms the southern 
boundary of the site.  The northern bank of the Canal lies within PRB and 
occupies an area just under 2ha.  The Environment Agency requires buffer 
zones along watercourses where built development is not permitted.  As the 
Basingstoke Canal is a non main watercourse the required buffer zone is a 
minimum of 5m back from the top of the banks.   This buffer zone area 
occupies around 0.4ha and thus the land total land take associated with the 
canal is 2ha. 

 
3.23 There are a small number of drainage ditches/water courses which together 

occupy around 0.1ha.  The Environment Agency has indicated that 
watercourses need to be retained, and not altered, or drained in order to 
retain water on the heathland.8  The location of the water courses is shown 
on Map 3.7.       

 
 

 
 

Drainage ditch to the north of the central parade ground 
 
 
 
 
 
 
 

                                                 
8 Environment Agency letter to SHBC dated 11 March 2009 
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Map 3.7:  Hydrological features 
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Open Space 
 

3.24 The amount of open space on the site is extensive.  Much of it is in woodland 
and has been dealt with in a previous section.   However, there are also 
significant areas of open space in the form of playing fields and sports 
pitches.  Map 3.8 shows the location and extent of these areas.   
 
 
Map 3.8:  Existing playing field open space 
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3.25 As Map 3.8 shows, these areas have a land take of around 16.02 ha but this 
does include 0.9ha of playing fields at Blackdown School.  Playing fields on 
the PRB amount to 15.12.     

 
 

Cultural constraints 
 

3.26 The site contains a Grade II listed building – a demountable church which 
was erected in 1901.   

 
3.27 The location and setting of this building is shown in Map 3.9 below. 
 
 

Map 3.9:  Listed building and its setting  
 

 
© Crown copyright.  All rights reserved.  Surrey Heath Borough Council 100018679 2009 

 
 

3.28 The area occupied by the building and its setting is 0.4 ha.  Although the 
building could be retained for some form of community use, its construction 
and temporary nature will make it a costly building to maintain and it may well 
prove difficult to find a sustainable alternative use for it.  Even if a use for the 
building was found it will not be possible to undertake built development on 
the parade ground to the front which forms an important part of the setting of 
the building.  This area extends to around 0.3ha.   It this stage it has been 
assumed that the listed building would remain and thus a further 0.3ha would 
not be available for built development.  

 
3.29 As Map 3.10 shows, a small part of the site lies within the Basingstoke Canal 

Conservation area.  This designation would not prevent its use for built 
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Map 3.10:  Basingstoke Conservation Area  
 

 
 
© Crown copyright.  All rights reserved.  Surrey Heath Borough Council 100018679 2009 

 
 
 

Human constraints 
 

 
3.30  In addition to the physically based constraints identified above, there are also 

several planning/community matters which will direct the use of the site and 
place limits on how it can be developed:   

 
The Deepcut Vision 
 

3.31 Over the last year the Council has been developing a vision for the future 
Deepcut in conjunction with Defence Estates, stakeholders and the local 
community.  A Deepcut vision and objectives arising out of this process was 
presented to stakeholders and the local community in March 2010 at an 
independently facilitate event and received strong endorsement.9  This vision 
is set out below.   

 
 The Deepcut area will accommodate a new settlement, formed out of the 

former PRB site and existing areas of military and civilian housing. The 
new settlement will be a rural village, distinct and separate from the urban 
areas to the west and north.  

 
 Sustainable connections with surrounding areas will be facilitated and 

promoted by the village.  
 

 The new Deepcut will be intimately linked with, and characterised by, the 
rural heathland landscape within which it sits.  

 
 A plentiful and rich mix of open space will thread through the built up area, 

as well as provide much of the setting of the village.  

                                                 
9 Deepcut Development Project Background Paper.  Community Planning Event March 2010.  Beyond 
Green (April 2010) 
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 The Basingstoke Canal will play a more significant role in the area. It will 
not only provide a recreational and landscape resource for the village, but 
also act as a major walking and cycling link to local town centres and rail 
facilities.  

 
 The new settlement will be a socially vibrant community which 

encourages sustainable lifestyles, creates an environment where future 
occupants can live, work and play, and allows for organic change and 
flexibility.  

 
 The quality of design and the general environment will be high, based 

upon sustainability principles and a contemporary interpretation of Surrey 
village patterns. Local features with strong character, especially those that 
have a heathland, military or canal association, will influence the form of 
any new development.  

 
3.32 The PRB site will play a key role in the delivery of this vision.  In land-use 

terms the key constraints of this vision are the need to create a rural village 
and the desire to maintain separation between the settlements of Deepcut 
and Heatherside. (See Map 3.11).   This will restrict use of land north of 
Dettingen Park and the type of housing layouts and densities achieved on the 
PRB.  The need to provide a robust SANGS solution will also restrict use of 
land south of Brunswick Road. 

  
Map 3.11:  Deepcut in the wider context  
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