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1 Introduction 

1.1 This technical background paper sets out the Council’s evidence and approach to 
housing land supply up to 2028, taking into account the need to avoid impacts to 
internationally protected sites of nature conservation importance. The Core 
Strategy & Development Management Policies DPD will be the document that 
establishes the overarching approach to housing land. The allocation of specific 
sites, other than the Princess Royal Barracks at Deepcut, identified in Policy CP4, 
will be allocated through a subsequent Site Allocations DPD. 

1.2 The policy background to the housing targets and thus land supply has changed 
markedly during the production of the Core Strategy document with the 
revocation of the South East Plan in July 2010 followed by its reinstatement in 
November 2010. Following revocation of the South East Plan the Borough 
Council decided not to continue with the housing targets in the South East Plan 
but adopt a target based on what it considered could be more realistically 
delivered given constraints within the Borough. Thus the housing target as 
submitted for examination was 2,502, 2010-2027. 

1.3 The Core Strategy & Development Management Policies DPD was submitted to 
the Secretary of State in October 2010 with Examination of the DPD held in 
February 2011. During this time the South East Plan was reinstated. 

1.4 At the end of the Examination of the Core Strategy & Development Management 
Policies DPD the Inspector appointed by the Secretary of State expressed 
concerns regarding the overall housing target set out in proposed policy CP3 and 
the overall distribution of housing therein. Policy CP3 of the Core Strategy as 
submitted for examination is reproduced opposite. In particular the Inspector is of 
the view that the housing target should be higher. 

1.5 Accordingly this document explores the housing land supply evidence base and 
potential options for increasing housing numbers. The options explored address 
not only the ability to address the South East Plan housing requirement but also 
any possible approaches to alternative housing allocations in the light of the 
governments stated intention to revoke the South East Plan. 

1.6 It should be noted that this paper does not address the issue of need or land 
supply for Gypsy & Traveller sites. That issue is being with dealt with as part of 
work to update the Gypsy & Traveller Accommodation Assessment. 
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Policy CP3: Scale & Distribution of New Housing 

 
Within the period 2010-2027 the Borough Council will make provision for up to 
2,502 additional dwellings. This will be provided by: 

 
(i) Promoting the use of previously developed land in settlement areas and 

ensuring the most effective use of that land. 
 

(ii) Allocating the Princess Royal Barracks Deepcut for redevelopment for some 
1200 new homes. 
 

(iii) Exceptionally small scale affordable housing schemes may be acceptable as 
rural exception sites outside of settlement boundaries of the rural villages 
 

(iv) Resisting any development that involves a net loss of housing unless it can be 
demonstrated that the benefits outweigh the harm 
 

Within settlements for the period 2010-2027, housing to provide up to 2,502 new 
homes will be distributed as follows: 

 
Bagshot  200-300 (9%)   Frimley Green 40-60 (2%) 
Bisley   20-30 (1%)   Lightwater  20-30 (1%) 
Camberley  850-950 (34%)  Mytchett  70-80 (2.5%) 
Chobham  40-60 (2%)   West End  20-30 (1%) 
Deepcut  1200 (48%)   Windlesham  20-30 (1%)  
Frimley  80-90 (3.5%)   Total   105% 

 

1.7 The Borough Council requested a formal note of the Inspectors concerns with a 
view to determine whether it wished the Inspector to write his binding report (with 
the risk of being found unsound), to withdraw the Core Strategy or whether to 
seek suspension and undertake further work on housing land supply and 
distribution. 

1.8 Following receipt of the Inspectors Interim Conclusions (set out in Appendix A), 
the Borough Council made the decision to suspend the Core Strategy hearings. It 
is likely that an additional one day of hearings will be required to re-consider 
housing targets and distribution in the autumn/winter of 2011. This is likely to 
mean that the Borough Council is unable to adopt the Core Strategy, if found 
sound, before the 1st April 2012. As such the end date of the Core Strategy will 
have to be lengthened to 2028 to ensure a full 15 year time period.  

1.9 This technical background paper considers the housing land supply situation 
within the Borough and the potential to achieve housing targets in a way which 
can avoid impacts to internationally designated sites of nature conservation 
importance, most notably the Thames Basin Heaths Special Protection Area 
(SPA).  
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2  Policy Background  

 National Policy 
 
2.1 PPS3: Housing requires local planning authorities to identify and maintain a five 

year supply of sites (paragraph 57) that are deliverable at the point of adoption of 
the relevant Local Development Document.  In addition, a further supply of 
specific developable sites should be identified for years 6-10 and 11-15. 

 Regional Policy 

2.2 Policy H1 of the South East Plan sets out the housing requirement for Surrey 
Heath over the period 2006 to 2026. This is set at 3,740 net additional dwellings 
or 187 dwellings per annum. To ensure that the Surrey Heath Core Strategy 
covers a 15 year period from the date of adoption as required by Planning Policy 
Statement 12: Local Spatial Planning, the Core Strategy will run until the 31st 
March 2028. As such, to take into account the additional two years, the South 
East Plan housing target for Surrey Heath is 4,114 dwellings from 2006 to 2028.  

Local Evidence 

2.3 The Borough Council’s Strategic Housing Market Assessment 2009 (SHMA) sets 
out a demand for new market housing in Surrey Heath and a need for new 
affordable housing. The SHMA sets out that to meet demand an additional 348 
markets dwellings would be required per annum and to meet needs an additional 
632 affordable dwellings per annum. Coupled with the South East Plan annual 
requirement this equates to 1,167 dwellings per year. This would give an overall 
housing requirement in Surrey Heath from 2006 to 2028 of 25,674, which is 
similar in quantum to the identified growth areas of Ashford in Kent and Aylesbury 
in Buckinghamshire. Surrey Heath has not been identified as a growth area in the 
South East Plan. 

2.4 The above need and demand figure does however need to be seen in the context 
of overall housing land supply and the constraints of the Thames Basin Heaths 
SPA which is acknowledged in the SHMA at paragraph 12.7.5. 

 Local Constraints 

2.5 The overriding local constraint to housing delivery in Surrey Heath is the need to 
avoid impacts to the Thames Basin Heaths SPA, particularly those impacts 
arising from additional recreational pressures. The entire Borough of Surrey 
Heath lies within 5km of the SPA which means that every net additional dwelling 
must avoid impacts. 

2.6 The method of securing avoidance measures for the SPA has been through 
Suitable Alternative Natural Green Space (SANGS). SANGS are areas of green 
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space which divert residents of additional housing from the SPA, thus leading to 
no net additional impact.   

2.7 In addition to SANGS another facet to avoiding impacts on the SPA is the 
implementation of a Strategic Access Management & Monitoring Strategy 
(SAMMS). This is likely to be implemented during summer 2011 with agreement 
from all 11 local authorities affected by the SPA along with Natural England. 
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3 Housing Need & Demand 

3.1 The Strategic Housing Market Assessment (SHMA) was undertaken in 2008 at 
that time the housing market was buoyant but showing signs of decline reflecting 
a worsening economic situation. The SHMA dealt with the local housing market 
area covered by Hart District, Rushmoor Borough and Surrey Heath Borough 
Councils. At that time the study concluded that there was a significant shortfall 
against the housing provision of 187 units per annum being proposed for Surrey 
Heath1 in the South East Plan of which 65 would be affordable. The shortfall was 
some 630 affordable units and 348 market units. Thus the SHMA suggests that 
there is an overall need for some 1,165 units per annum to meet demand.   

3.2 When compared with an annual average permission rate of 198 units per annum 
and average completion rate of 200 units per annum over the last 11 years 
(2000-2011), this shows the need for a significant increase in house building to 
achieve this. The highest annual permission rate was 512 units in 2003/04 and 
the highest annual completion rate was 399 in 2005/06 (as set out in Appendix 
B). It is therefore unlikely in reality that the house building industry would deliver 
this rate of building. In considering the demand for market as opposed to 
affordable housing, it is recognised that demand in normal economic 
circumstances is likely to outstrip current provision and this is evidenced by the 
fact that until the impact of the restrictions of the SPA were felt, permission rates 
consistently exceeded targets, but completion rates were variable. 

3.3 A key issue in the delivery of affordable housing is viability.  Prior to 2000, Surrey 
Heath had a policy for delivery of affordable housing but with no specific site size 
threshold or requirement.  The local Plan 2000 policy applies only to sites of 25 or 
more units providing an average of 25% of affordable units on such sites.  This 
has resulted in an average provision of some 65 units per year.     

3.4 The Core Strategy proposes an overall plan wide target of 35% of all dwellings to 
be affordable. Viability work2 undertaken by the Council suggested that the 
maximum achievable is 40% but only in some parts of the Borough and on some 
types of schemes. The figure of 35% represents an average that can be achieved 
across the Borough. 

3.5 To achieve 630 affordable units per annum, as required by the SHMA, with a 
35% target would require 1,800 units per year to be provided overall.  However 
the findings of the SHMA would suggest that no demand exists for 1,170 market 
units. If 470 market units pa are provided (187-65+348) in accordance with the 
SHMA evidence of market demand that would enable the delivery of some 253 
units of affordable housing pa at a 35% target. This gives a total of 623 units per 
annum in total as the maximum that it is viable to deliver. This equates to a 
housing target of 13,706 between 2006 and 2028.  

                                                 
1
 The South East Plan Secretary of State’s Proposed Changes 

2
 Adams Integra Study updated 2010 
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3.6 Thus it is concluded that the levels of need identified in the SHMA do not 
represent targets that are financially viable or achievable within the Borough.  At 
best a housing target of 623 units pa overall is justifiable on viability grounds and 
private sector housing market demand. This level of delivery however is not 
supported by past evidence of permissions and completions even prior to the 
need to avoid impacts on the SPA. 
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4 Housing Land Supply 

4.1 For the period 1st April 2006 to 31st March 2011, the total number of net 
completions was 875 dwellings, an annual completion rate of 175 dwellings per 
annum, slightly below the South East Plan target of 187 dwellings per annum.  

4.2 Taking into account completions from 1st April 2006 to 31st March 2011, this 
leaves a residual South East Plan housing target for Surrey Heath of 3,239 
dwellings between 1st April 2011 and 31st March 2028 or 190 dwellings per 
annum. 

4.3 In terms of need and demand as set out in the SHMA, with respect to what is 
considered to be realistically viable, 12,831 dwellings 2011-2028 at 755 dwellings 
per annum would be a residual figure after subtracting completions from 2006-
2011. 

4.4 The Borough Council’s Strategic Housing Land Availability Assessment (SHLAA) 
2011 Review suggests a supply of deliverable housing sites in the first 5 years 
providing some 741 net new dwellings, of which 467 units have planning 
permission and for which SPA avoidance has been agreed.  

4.5 In years 6-10 of the SHLAA there is an identified supply of developable sites of 
2,159 units and in year’s 11-15 893 units. This gives a SHLAA total of 3,793 from 
2011 to 2026.  

4.6 As such, in terms of housing land supply alone, evidence suggests that the 
housing need and demand figure taken from the SHMA (based on viability) could 
not be achieved. However, the housing land supply figures suggest that the 
residual South East Plan target could be met.  

4.7 However, in considering whether the SEP or higher housing targets could be met, 
regard has to be had to the availability of shared SANGS solutions or sites which 
have the potential to deliver there own solution.  
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5 SANGS Supply 

5.1 To date, SANGS have been introduced within Surrey Heath either through large 
housing sites providing their own on-site SANGS such as Notcutts in Bagshot or 
through shared SANGS provided by the Borough Council in partnership with 
other land owners and local authorities (off-site SANGS). The shared SANGS 
solution relies on developers making a financial contribution toward avoidance 
measures, irrespective of whether a dwelling is market or affordable, housing or 
flats. 

5.2 The issues surrounding SANGS have been two fold. Firstly, acquiring and 
implementing SANGS has been a lengthy process and this has had a dramatic 
effect on numbers of new dwellings permitted and subsequently the number of 
new dwellings completed in recent years. Secondly, the size and location of 
SANGS determines the size and location of development within the Borough i.e. 
a particular development is assigned to the most appropriate SANGS. This leads 
to issues surrounding how the Borough Council can distribute its housing 
requirement across the Borough in the most sustainable manner and in 
accordance with the Spatial Strategy as set out in the Core Strategy in Policy 
CP1. Until recently there were no SANGS solutions to allow developments of 
sites accommodating 10 or more units in the most sustainable locations of the 
Borough. 

5.3 A SANGS which allows developments of 10 or more residential units to come 
forward in the Camberley, Frimley, Frimley Green and Mytchett areas of the 
Borough has now been implemented in the form of the Hawley Meadows and 
Blackwater Valley Park SANGS. This is a shared SANGS with Rushmoor 
Borough and Hart District Council’s and Surrey Heaths’ proportion equates to 475 
dwellings. There is the possibility of increasing the Surrey Heath capacity of this 
SANGS if Hart District Council does not use all of its allotted capacity. Currently 
this additional capacity is unknown. 

5.4 Further work is being undertaken to deliver a SANGS in the east of the Borough 
at Heather Farm in Chobham/Mimbridge with capacity shared between Surrey 
Heath and Woking Borough Council’s. The Heather Farm SANGS is expected to 
be implemented in 2011 with capacity in Surrey Heath for 466 residential units. 
This would allow small sites of 9 or less dwellings to come forward across the 
Borough or larger sites of 10 or more units in parts of the east of the Borough. 

5.5 As at 31st March 2011 (date of SHLAA review in terms of completions & 
commitments) there was capacity remaining at the Chobham Place Woods 
SANGS for 59 units. This SANGS provides for sites of 9 or less dwellings across 
the Borough or sites of 10 or more dwellings within 2km of that SANGS. 

5.6 The Borough Council are also exploring additional capacity from a SANGS in 
Sandhurst within the neighbouring local authority area of Bracknell Forest. The 
SANGS at Shepherds Meadow would allow sites of 10 or more units to come 
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forward in the Camberley area however this additional capacity is currently 
unknown. 

5.7 Even if additional capacity is attained through Hawley Meadows from Hart or 
Shepherds Meadow from Bracknell Forest and with Heather Farm, there are still 
areas of the Borough with no shared SANGS provision for sites of 10 or more 
units. These areas are Bagshot, Windlesham and Lightwater. However, SANGS 
provision for these areas could become available over the lifetime of the Core 
Strategy and should not be discounted, although any solutions are likely to be in 
the latter plan period. 

5.8 The Core Strategy & Development Management Policies DPD also allocates the 
Princess Royal Barracks site, Deepcut for residential led development of 1200 
dwellings. This has the ability to provide its own on-site SANGS solution and as 
such this SANGS has capacity for 1200 units. However Defence Estates 
confirmed at the Core Strategy Examination that there is the possibility of 
providing an additional 10-11ha of SANGS at the Princess Royal Barracks, which 
does not have to be tied into higher dwelling numbers on that particular site.  

5.9 Undertaking a crude assessment of additional SANGS capacity which could be 
delivered through the Princess Royal Barracks based on 10ha additional SANGS 
becoming available and SANGS at 8ha per 1,000 population amounts to potential 
capacity for 521 dwellings within a 5km catchment (assuming dwelling occupation 
rate of 2.4). This would cover the majority of Camberley and all of Frimley, 
Frimley Green, Mytchett and Deepcut. This does not take into account any 
discounting of SANGS or any capacity which Guildford Borough may wish to 
share. Further, this level of SANGS cannot be relied on as Natural England are 
seeking to achieve higher standards for SANGS at the PRB site given its 
proximity to the SPA. 

5.10 The Core Strategy also sets out an intention to acquire a site for SANGS at Lake 
Road/St Catherine’s Road in Frimley Green. This is a 30ha site, part of which is 
covered by an SNCI which already has public access. Again, undertaking a crude 
assessment a site of this size would deliver capacity for 1,562 dwellings in the 
Camberley, Frimley, Frimley Green, Mytchett and Deepcut areas of the Borough. 
However, as part of the site is already publicly accessible, discounting would 
apply, which if applied at 50% yields a capacity of 781. Further, acquisition of the 
site is not a straightforward process under Compulsory Purchase (CPO) as the 
Borough Council would have to demonstrate that the SANGS is required i.e. 
there are no other SANGS solutions available.  

5.11 Assuming that the Lake Road/St Catherine’s Road SANGS does not come 
forward, SANGS capacity in the Borough could be as set out in the Table 1 
(assuming that PRB is available, but see para 5.9). If the Lake Road/St 
Catherine’s Road SANGS does come forward (discounted by 50%), then SANGS 
capacity in the Borough is as set out in Table 2. 
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 Table 1: Estimated SANGS Capacity 2011-2028 

SANGS Capacity 

Chobham Place Woods 59 

Hawley Meadows 475 

Heather Farm 466 

Princess Royal Barracks 1200 

Additional at PRB* 521 

Total 2,721 

  *This additional SANGS is not guaranteed. SANGS capacity may reduce to 2,200 

 Table 2: Estimated SANGS Capacity 2011-2028 

SANGS Capacity 

Chobham Place Woods 59 

Hawley Meadows 475 

Heather Farm 466 

Princess Royal Barracks 1200 

Additional at PRB 521 

Lake Road/St Catherine’s Road 781 

Total 3,502 

 

5.12 The above table does not take into account dwellings already granted permission 
which have already been assigned to SANGS or those sites granted permission 
with their own SANGS solution. Neither does it include an allowance for sites 
within the SHLAA which have the potential to provide their own on-site SANGS. 
This will be explored in the following section. 
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6 Housing Land & SANGS Supply 

6.1 The previous sections have shown a potential housing land supply of 3,793. No 
windfall allowance was provided for in the SHLAA and PPS3 states that windfalls 
should not be counted toward housing supply in the first 10 years of the Core 
Strategy. 

6.2 Over the past 10 years windfalls have averaged 29 units per annum. Applying 
this to years 11-17 of the Core Strategy could realise 203 windfall dwellings.  

6.3 Therefore total housing land supply including windfalls would be 3,996, 2011-
2028. 

6.4 Total SANGS supply 2011-2028 could deliver 2,721 units if additional SANGS at 
PRB come forward or 3,502 if Lake Road/St Catherine’s SANGS is secured. Both 
SANGS capacity figures are less than total housing supply. However, as stated 
previously the SANGS supply does not take into account dwellings with 
permission already assigned to SANGS whether shared or not, or sites with the 
potential to provide their own SANGS (aside from the PRB). 

6.5 Analysis of the SHLAA shows that of the 741 deliverable sites in years 1-5, 467 
have been assigned SANGS or have their own SANGS solution. Adding this to 
potential SANGS supply of 2,721 totals 3,188 dwellings or 3,969 if the Lake Road 
SANGS is secured. This is less than the residual South East Plan target of 3,239 
by some 51 dwellings or more than the residual South East Plan target by 730 if 
Lake Road/St Catherine’s Road SANGS can be secured. In terms of a target 
derived from the SHMA on what is considered to be viable this would be a 
shortfall of SANGS between 8,862 and 9,643 dwellings. This SHMA based 
shortfall would require an additional 170ha to 185ha of SANGS over the LDF 
period. 

6.6 There are a number of sites within the 741 deliverables without planning 
permission which are unlikely to come forward, as SANGS cannot be provided in 
the first 5 years either through a shared or on-site SANGS solution. Of the 274 
identified dwellings without permission 30 cannot be assigned to SANGS or 
provide their own solution and a further 9 units are on small sites within the 
Countryside beyond the Green Belt or Green Belt and are unlikely to be 
acceptable in the short term. This leaves 235 units requiring SANGS in the first 5 
years of which 136 are on sites of 9 or less and 99 on sites of 10 or more. As 
such there is sufficient SANGS provision to enable deliverable sites to come 
forward in the first 5 years for 702 dwellings. These sites could be assigned to 
SANGS as set out in Table 3. 
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 Table 3: SANGS Assigned in years 1-5 

Settlement Already Assigned Assign to CPW or 
HF 

Assign to HM Own 
SANGS 

Bagshot 164 10 0 15 

Bisley 22 9 0 0 

Camberley 176 96 69 0 

Chobham 2 0 0 0 

Deepcut 8 0 0 0 

Frimley 76 18 0 0 

Frimley Green 0 1 0 0 

Lightwater 8 0 0 0 

Mytchett 5 1 15 0 

West End 1 1 0 0 

Windlesham 5 0 0 0 

Total 467 136 84 15 

 

6.7 The above would leave capacity on SANGS within the Borough as set out in 
Tables 4 and 5. 

 Table 4: SANGS Remaining for years 6-17 (without Lake Road) 

SANGS Capacity Capacity Remaining 

Chobham Place Woods 59 0 

Hawley Meadows 475 392 

Heather Farm 466 389 

Princess Royal Barracks 1200 1200 

Additional at PRB 521 521 

Total  2,502 

 

Table 5: SANGS Remaining for years 6-17 (with Lake Road) 

SANGS Capacity Capacity Remaining 

Chobham Place Woods 35 0 

Hawley Meadows 475 392 

Heather Farm 466 389 

Princess Royal Barracks 1200 1200 

Additional at PRB 521 521 

Lake Road 781 781 

Total  3,283 

 

6.8 In years 6-10 the SHLAA shows housing land supply for 2,159 dwellings. This is 
set out in Table 6. 
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 Table 6: Sites Years 6-10 

Site Capacity 

Sites of 9 or less (with shared 
SANGS) 

91 (assign to HF) (20 Bagshot, 42 
Camberley, 8 Frimley, 4 Frimley 
Green, 17 Lightwater) 

Sites 10 + (with shared 
SANGS) 

375 in Camberley (assign to HM) 

138 in Chobham (assign to HF) 

105 in West End (assign to HF) 

Sites 10+ (with on-site or 
potential on-site SANGS) 

198 in Bagshot 

40 in Chobham 

700 in Deepcut 

200 in Frimley Green 

170 in West End 

Sites of 10+ with no shared or 
on-site SANGS 

11 in Bagshot 

131 in Windlesham 

Total 2,159 

 

6.9 As with years 1-5 a consideration has to be given as to whether all of the sites 
within years 6-10 identified by the SHLAA can be delivered against the ability to 
provide SANGS. 

6.10 In terms of sites of 9 or less, all of these lie within settlement areas and can be 
assigned to the SANGS at Heather Farm. For sites of 10+ units which could be 
assigned to SANGS, 375 units would come from settlement areas in Camberley 
and would be assigned to Hawley Meadows. The other sites of 10+ units without 
SANGS would be within the Green Belt and could be assigned to Heather Farm. 

6.11 Although the housing land supply figure in years 6-10 is 2,159, 142 of these units 
are in areas of the Borough with no current shared SANGS solution and with no 
on-site SANGS of their own. Even if additional capacity were attained at the 
Princess Royal Barracks in the 6-10 year period and Lake Road SANGS came 
forward, this would not release the 142 units in Bagshot & Windlesham as the two 
SANGS would not cover these areas of the Borough. In reality this means a 
housing land supply of 2,017 in years 6-10.  
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6.12 The sites which have the potential to supply their own on-site SANGS are an 
additional 198 units at Notcutts in Bagshot, 40 at Little Heath Nursery in 
Chobham as a rural exception, 700 in Deepcut comprising 500 at the Princess 
Royal Barracks allocation and 200 at Pine Ridge Golf Centre, 200 at Lake Road 
in Frimley Green and 170 at the Reserve Site in West End. 

6.13 Of the above sites, only 48 units at the Notcutts site in Bagshot would provide 
additional dwellings within a settlement area. All other sites are either 
Countryside beyond the Green Belt or Green Belt. Further, the 200 dwellings at 
Lake Road are on the same site as the potential Lake Road/St Catherine’s Road 
SANGS. As such, if Lake Road were to be developed for housing then this would 
preclude a SANGS coming forward and additional capacity for 781 dwellings in 
the west of the Borough could be lost. If the Lake Road SANGS did come forward 
then this reduces land supply by 200 to 1,817 dwellings in the 6-10 period. 

6.14  The breakdown of sites in years 6-10 against remaining SANGS capacity from 
years 1-5 is shown in Tables 7 & 8.  

 Table 7: SANGS Capacity Remaining for Years 11-18 (without Lake Road) 

SANGS Capacity from 1-5 Capacity Remaining 

Chobham Place Woods 0 0 

Hawley Meadows 392 17 

Heather Farm 389 55 

Princess Royal Barracks 1200 700 

Additional at PRB 521 521 

Total  1,293 

 

Table 8: SANGS Capacity Remaining for Years 11-18 (with Lake Road) 

SANGS Capacity from 1-5 Capacity Remaining 

Chobham Place Woods 0 0 

Hawley Meadows 392 17 

Heather Farm 389 55 

Princess Royal Barracks 1200 700 

Additional at PRB 521 521 

Lake Road 781 781 

Total  2,074 

 

6.15 In years 11-15 the SHLAA shows a housing land supply of 893 dwellings. This is 
set out in Table 9. 
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Table 9: Sites Years 11-15 

Site Capacity 

Sites of 9 or less (with SANGS) 30 (assign to HF) (5 Camberley, 
4 Chobham, 12 Deepcut, 9 
Mytchett) 

Sites 10 + (with shared 
SANGS) 

88 in Camberley (assign 71 to 
PRB & 17 to HM) 

18 in Mytchett (assign to PRB) 

Sites 10+ (with on-site or 
potential on-site SANGS) 

700 in Deepcut 

Sites of 10+ with no shared or 
on-site SANGS 

57 in Bagshot 

Total 893 

 

6.16 The above total of 893 includes 57 dwellings in Bagshot which would have no 
shared or on-site SANGS and in reality total SHLAA supply is 836. Further, the 
above total does not make an allowance for windfall provision which can be 
counted after year 10 of the Core Strategy. A five year allowance for windfalls 
would total some 145 dwellings, which would have to be assigned to SANGS. 
This gives a total in years 11-15 of 981 dwellings. Assuming all windfalls would 
occur on sites of 9 or less dwellings (and assigned to HF & PRB), this gives 
remaining SANGS capacity within the Borough for years 16-17 as set out in 
Tables 10 &11. 

 Table 10: SANGS Capacity Remaining for Years 16-17 (without Lake Road)  
 

SANGS Capacity from 1-5 Capacity Remaining 

Chobham Place Woods 0 0 

Hawley Meadows 17 0 

Heather Farm 55 0 

Princess Royal Barracks 700 0 

Additional at PRB 521 312 

Total  312 
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 Table 11: SANGS Capacity Remaining for Years 16-17 (with Lake Road) 
 

SANGS Capacity from 1-5 Capacity Remaining 

Chobham Place Woods 0 0 

Hawley Meadows 17 0 

Heather Farm 55 0 

Princess Royal Barracks 700 0 

Additional at PRB 521 312 

Lake Road 781 781 

Total  1,093 

 

6.17 The SHLAA does not identify housing land supply beyond a 15 year period. The 
SHLAA does contain sites in a post 15 year period however, as these are 
currently unavailable they are treated as neither deliverable nor developable for 
the purposes of the CLG SHLAA methodology guidance or PPS3. As such in 
years 16-17 of the Core Strategy (2027-2028) potential supply will be considered 
to come from windfalls. At 29 windfalls per annum this equates to 58 units in the 
period 16-17. 
 
Table 12: Sites Years 16-17 

 

Site Capacity 

Sites of 9 or less (with SANGS) 58 windfalls (assign to PRB) 

 
6.18 Windfalls in years 16-17 would then leave capacity at the PRB SANGS at 253 

units and capacity at Lake Road (if secured) at 781.  
 

6.19 As such, when considering total housing land supply a figure between 3,558 and 
3,758 dwellings could theoretically be achieved 2011-2028. This is an over supply 
against the SEP residual target of 316 to 516 dwellings. If no allowance for 
windfalls were made this would be 3,355 to 3,555 dwellings 2011-2028 or an 
oversupply of between 116 and 316 dwellings. Against a viable SHMA based 
target this would be a shortfall of 9,073 to 9,273 units. 
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7. Options for Housing Targets, Phasing & Distribution 

 
 Housing Targets 

 
7.1 The options for housing targets are either to continue with the residual South East 

Plan target of 3,240 (rounded up from 3,239) dwellings 2011-2028; to make 
provision for a higher target based on the SHLAA of up to 3,755 or to provide the 
SHMA shortfall of 12,830. 

 
Option 1 – Residual SEP Target – 3,240 dwellings 2011-2028 

 
7.2 This option is considered to have a reasonable prospect of delivery given the 

surplus of housing land supply and SANGS provision over the LDF period. This 
may be reliant on the release of sites within the Countryside beyond the Green 
Belt. It is not reliant on a review of Green Belt boundaries or the release of sites 
in Core Employment Areas. 
 
Option 2 – SHLAA Based Target – 3,755 dwellings 2011-2028 

 
7.3 This option would be reliant on the additional SANGS capacity coming forward at 

the Princess Royal Barracks and the release of sites in the Countryside beyond 
the Green Belt and a review of Green Belt boundaries.  
 
Option 3 – SHMA Shortfall Target – 12,830 dwellings 2011-2028 
 

7.4 This option is reliant on the additional SANGS becoming available at the PRB 
and Lake Road as well as additional SANGS provision across the Borough of 
some 158ha. This option is also reliant on the release of sites within the 
Countryside beyond the Green Belt, a review of Green Belt Boundaries and the 
release of sites from Core Employment Areas. 
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 Phasing  
 
7.5 If all three options for housing targets were phased evenly over the LDF period 

this would equate to phasing as: - 
 
Option 1: 950 dwellings in each 5 year phase with 390 dwellings in years 16-17 
Option 2: 1,105 dwellings in each 5 year phase with 440 in years 16-17 
Option 3: 3,775 dwellings in each 5 year phase with 1,506 in years 16-17 

 
7.6 The analysis of housing land supply undertaken in section 6 shows potential 

delivery of housing in each 5 year period as set out in Table 12.  
 
 Tale 13: Supply of Housing Land in Each Phase Period with Deficit/Surplus 

 
Phase Housing 

Supply 
Option 1 
Shortfall/Surplus 
(With shortfalls or 
surplus carried 
forward) 

Option 2 
Shortfall/Surplus 
(With shortfalls or 
surplus carried 
forward) 

Option 3 
Shortfall/Surplus 
(with shortfalls or 
surplus carried 
forward) 
 

1-5 702 - 248 - 403 -3,073 

6-10 2,017 + 819 + 509 -4,831 

11-15 981 + 850 + 385 -7,625 

16-18 58 + 518 0 -9,072 

Total 3,758  
(rounded) 

   

 
7.7 Table 13 shows a shortfall of housing land supply in the first five years of the 

Core Strategy irrespective of which housing target option is pursued. However, 
for the rest of the Core Strategy period, aside from option 3, there is a surplus of 
supply, even when factoring in the shortfall from years 1-5. As such there is 
potential to phase back the release of sites within years 6-10 and possibly years 
11-15 to give a more even phasing of housing delivery for options 1 and 2. This 
allows for the consideration of releasing sites outside of settlements later in the 
Core Strategy period. This delivers the Spatial Strategy set out in Policy CP1 in 
the first 10-15 years, with the release of less sequentially preferable sites moved 
back later in the plan period if required. This has the advantage of allowing further 
potential sites to come forward within settlement areas in the first 10-15 years 
and to explore further opportunities for SANGS for these areas. In terms of 
Option 3, sites in the Countryside beyond the Green Belt and sites in the Green 
Belt would need to be released in the first 5 years. 

 
7.8 If only those sites within settlements are considered in the first ten years of the 

Core Strategy (plus 500 units at Princess Royal Barracks and 40 units at a rural 
exception) this amounts to 1,756 dwellings. This is a shortfall against the Option 1 
target of 144 dwellings, 444 against the option 2 target and 5,794 against option 
3. Further, if only those sites within settlements (plus 700 units at Princess Royal 
Barracks) and an allowance for 5 years of windfalls are considered in years 11-15 
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this amounts to 981 units. Rolling forward the shortfall from years 6-10 would 
result in a deficit against the option 1 target after years 11-15 of 113 dwellings, a 
shortfall against the option 2 target of 563 dwellings and a shortfall against the 
option 3 target of 8,587 dwellings.   

 
Option 1 Housing Target: Phasing 
 

7.9 If the option 1 target is preferred then the shortfall of 144 dwellings from years 1-
10 would be rolled into years 11-15 and the shortfall of 108 dwellings from years 
11-15 rolled into years 16-17 This gives an indicative phasing with a breakdown 
of sites and SANGS capacity as set out in Table 14. 

 
 Table 14: Phasing of Housing Target for Option 1 

 
Phase 
(years) 

Target (net additional dwellings) SANGS Assigned SANGS 
Remaining 

1-5 700 comprising: - 
700 from identified sites 
 

467 already assigned 
135 to CPW & HF 
84 to HM 
15 on-site at Notcutts 

0 at CPW 
391 at HM 
390 at HF 
1721 at PRB 
(781 at LR) 

6-10 1055 comprising: - 
92 units on sites <10 
375 units (Camberley) on sites 10+ 
500 units (Deepcut) 
40 units (Chobham) 
48 units (Bagshot) 
 

 
92 to HF 
375 to HM 
500 to PRB 
40 with own SANGS 
48 on-site at Notcutts 

0 at CPW 
16 at HM 
298 at HF 
1,221 at PRB 
(781 at LR) 
 

11-15 975 comprising 
25 units on sites <10 
700 units (Deepcut) 
88 units (Camberley) on sites 10+ 
18 units (Mytchett) on sites 10+ 
144 Windfalls 

 
25 to HF 
700 to PRB 
17 to HM & 71 to PRB 
18 to PRB 
149 to HF 

0 at CPW 
0 at HM 
129 at HF 
432 at PRB 
(781 at LR) 

16-17 510 comprising 
58 windfalls 
452 from release of CBGB 

 
58 to HF 
Sites could provide own 
SANGS 

0 at CPW 
0 at HM 
71 at HF 
432 at PRB 
(781 at LR) 

Total 3,240    

 
 
Option 2 Housing Target: Phasing 
 

7.10 If the option 2 target is preferred this would be reliant on the release of sites 
within the Countryside beyond the Green Belt in years 6-10 of the Core Strategy, 
as there would have to be sufficient supply to make up some of the deficit of 403 
units in the first five years. However, some of this could be phased back into 
years 11-15 to allow a more even phasing of development.  The release of any 
sites in the Green Belt (aside from rural exceptions) could come forward in years 
16-17. Green Belt release is not required to deliver dwellings in years 6-15 even 
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when making up the shortfall from years 1-5 or 6-10 but would be required to 
deliver dwellings in years 16-17. Indicative phasing for option 2 could be as set 
out in Table 15. 
 

 Table 15: Phasing of Housing Target Option 2  
 

Phase 
(years) 

Target (net additional dwellings) SANGS Assigned SANGS 
Remaining 

1-5 700 comprising: - 
700 from identified sites 
 

467 already assigned 
135 to CPW & HF 
84 to HM 
15 on-site at Notcutts 

0 at CPW 
391 at HM 
390 at HF 
1721 at PRB 
(781 at LR) 

6-10 1,310 comprising: - 
94 units on sites <10 
375 units (Camberley) on sites 10+ 
500 units (Deepcut) 
40 units (Chobham) 
48 units (Bagshot) 
253 from release of CBGB 

 
94 to HF 
375 to HM 
500 to PRB 
40 with own SANGS 
48 on-site at Notcutts 
Sites provide their own 
SANGS 

0 at CPW 
16 at HM 
296 at HF 
1,221 at PRB 
(781 at LR) 
 

11-15 1,305 comprising 
15 units on sites <10 
700 units (Deepcut) 
88 units (Camberley) on sites 10+ 
18 units (Mytchett) on sites 10+ 
145 Windfalls 
339 from release of CBGB 

 
15 to HF 
700 to PRB 
17 to HM & 71 to PRB 
18 to PRB 
145 to HF 
Sites provide their own 
SANGS 

0 at CPW 
0 at HM 
126 at HF 
432 at PRB 
(781 at LR) 

16-18 440 comprising 
 
58 Windfalls 
382 from CBGB & GB 
 

 
 
58 to HF 
Sites provide their own 
SANGS 

0 at CPW 
0 at HM 
68 at HF 
432 at PRB 
(781 at LR) 

Total 3,755 (rounded)   

 
  
 Option 3 Housing Target: Phasing 
 
7.11 If option 3 is preferred this would be reliant on sites coming forward within the 

Countryside beyond the Green Belt and Green Belt within years 1-5. In fact the 
target for the first 5 years would be higher than the residual South East Plan 
target and higher than Housing Land Supply over a 15 year period as set out in 
the SHLAA. As such the release of sites in employment areas is also likely to be 
required. Factoring in that the PRB is unlikely to come forward until 2016 (first 
completions) and continues over into phase 11-15, this in effect means that a 
shortfall against the first 5 and 10 years is inevitable. Any shortfalls will continue 
into years 11-15 given that time for land assembly of sites in Countryside, Green 
Belt and employment sites will be required as well as procurement of further 
SANGS. This in effect means an end loaded delivery of housing. Phasing could 
be as set out in Table 16. 
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Table 16: Phasing of Housing Target Option 3 
 
Phase 
(years) 

Target (net additional dwellings) SANGS Assigned SANGS 
Remaining 

1-5 1, 700 comprising: - 
700 from identified sites 
1,000 from CBGB & GB 
 

467 already assigned 
135 to CPW & HF 
84 to HM 
15 on-site at Notcutts 
1,000 with own SANGS 

0 at CPW 
391 at HM 
390 at HF 
1721 at PRB 
(781 at LR) 

6-10 4,500 comprising: - 
94 units on sites <10 
375 units (Camberley) on sites 10+ 
500 units (Deepcut) 
48 units (Bagshot) 
3,483 from release of CBGB, GB 
and Employment 

 
94 to HF 
375 to HM 
500 to PRB 
48 on-site at Notcutts 
Sites provide their own 
SANGS or use residual 
at PRB or LR if 
available 

0 at CPW 
16 at HM 
296 at HF 
1,221 at PRB 
(781 at LR) 
 

11-15 4,500 comprising 
15 units on sites <10 
700 units (Deepcut) 
88 units (Camberley) on sites 10+ 
18 units (Mytchett) on sites 10+ 
145 Windfalls 
3,534 from release of CBGB, GB 
and Employment 

 
15 to HF 
700 to PRB 
88 to PRB 
18 to PRB 
145 to HF 
Sites provide their own 
SANGS or any 
additional SANGS 
procured by SHBC 

0 at CPW 
0 at HM 
126 at HF 
388 at PRB 
(781 at LR) 

16-18 2,130 comprising 
 
58 Windfalls 
2,072 from CBGB & GB and 
Employment 
 

 
 
58 to HF 
Sites provide their own 
SANGS or any 
additional SANGS 
procured by SHBC 

0 at CPW 
0 at HM 
68 at HF 
388 at PRB 
(781 at LR) 

Total 12,830 (rounded)   

 
 

 Option 1 Housing Target: Distribution 
 
7.12 If the option 1 housing target is preferred, housing can be distributed within the 

Borough over the first 15 years. In the post 15 year period it may not be 
appropriate or achievable to indicate the distribution of housing around the 
Borough given that the supply of housing in years 16-17 relies on the release of 
sites within the Countryside beyond the Green Belt. At this moment in time, it is 
not certain where in the Borough the release of Countryside sites would occur. 
 

7.13 As such in the first 15 years the phasing in Table 9 with some 2,730 units can be 
distributed. The allowance of 144 windfalls in the Borough post 2021 to 2026 is 
low and will be distributed evenly across all settlements, although in reality it is 
expected that the majority of windfalls will occur in the west of the Borough, 
especially given the removal of the low density policy area in Camberley. Table 
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17 sets out the potential 15 year distribution. 
 
Table 17: Option 1 Housing Target Distribution Years 1-15 
 

Location Distribution (rounded) % of Target 

Bagshot 257 + 13 Windfalls = 270  10% 

Bisley 31 + 13 Windfalls = 45 (rounded up) 2% 

Camberley 851 + 13 Windfall = 860 (rounded down) 31% 

Chobham 42 + 13 Windfalls = 55  2% 

Deepcut 1220 + 13 Windfalls = 1235 (rounded up) 45% 

Frimley 103 + 13 Windfalls = 120 (rounded up) 4% 

Frimley Green 5 + 13 windfalls = 20 (rounded up) 1% 

Lightwater 25 + 13 windfalls = 40 (rounded up)  1% 

Mytchett 39 + 13 Windfalls = 55 (rounded up) 2% 

West End 2 + 13 Windfalls = 20 (rounded up) 1% 

Windlesham 5 + 13 Windfalls = 20 (rounded up) 1% 

Total 2,730 (100%) 100% 

 
7.14 Therefore in the period 2027-2028, provision would have to be made for 510 

dwellings to meet option 1 housing targets, which could come from a variety of 
sources including settlements, windfalls and release of countryside.  
 
Option 2 Housing Target: Distribution 
 

7.15 In terms of distributing the option 2 housing target, it is difficult to distribute 
beyond years 1-5, primarily because, as with option 1, it is not possible to state at 
this time where release of sites within the Countryside beyond the Green Belt or 
Green Belt would occur.  Housing distribution could be based on sites within 
settlements with the assumption of releasing sites in countryside areas around 
large urban settlements in the west of the Borough first followed by release of 
settlement extensions in the east in later periods. However, as the distribution 
runs over a 15 year period this would not show up in the overall distribution 
figures but would be made explicit in the Policy wording or supporting text. The 
release of Green Belt in the period 2027-2028 would not be distributed, but 
treated the same as with option 1 not distributing sites in the Countryside in the 
first 15 years. The distribution of option 2 up to 2026 is shown in Table 18. 
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Table 18: Option 2 Housing Target Distribution Years 1-15 
 

Location Distribution (rounded) % of Target 

Bagshot 401 + 13 Windfalls = 415 (rounded up) 13% 

Bisley 31 + 13 Windfalls = 45 (rounded up) 1% 

Camberley 845 + 13 Windfalls = 860 (rounded up) 26% 

Chobham 42 + 13 Windfalls = 55 1% 

Deepcut 
 

1420 + 13 Windfalls = 1430 
  (rounded down) 

43% 

Frimley 
303 + 13 Windfalls = 315 (rounded 
down) 

10% 

Frimley Green 5 + 13 Windfalls = 20 (rounded up) 1% 

Lightwater 25 +13 Windfalls = 40 (rounded up) 1% 

Mytchett 
39 + 13 Windfalls = 50 (rounded 
down) 

1% 

West End 
53 + 13 Windfalls = 65 (rounded 
down) 

2% 

Windlesham 7 + 13 Windfalls = 20 1% 

Total 3,315  100% 

 
7.16 The total for Deepcut includes 200 units at Frimley Fuel Allotments and is not an 

increase in the allocation of 1,200 units to the PRB. The total for West End 
recognises the release of the Reserve Site toward the back end of the 11-15 
period with phasing continuing over into years 16-17. The above total shows that 
some 440 dwellings would have to be delivered in years 16-17 which would 
comprise the remaining 121 units at the West End Reserve Site, 58 units from 
windfalls and 261 from release of the Green Belt. 
 
 
Option 3 Housing Target: Distribution 
 

7.17 The only way to distribute option 3 would be to assume that all sites within the 
SHLAA would be distributed accordingly with the proviso that any residual 
requirement not contained within the distribution would have to come from further 
release of Green Belt and employment sites. Thus it is only possible to distribute 
3,755 units with the remainder (9,075) coming from further release of Green Belt 
as part of a Green Belt review in the first 5 years of the Core Strategy. Release of 
employment sites would depend upon their availability. A possible distribution is 
set out in Table 19. 
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Table 19: Option 3 Housing Target Distribution Years 1-17 
 

Location Distribution (rounded) % of Target 

Bagshot 
401 + 20 Windfalls = 420 (rounded 
down) 

11% 

Bisley 
31 + 20 Windfalls = 50 (rounded 
down) 

1% 

Camberley 845 + 20 Windfalls = 865 23% 

Chobham 178 + 20 Windfalls = 200 (rounded up) 5% 

Deepcut 
 

1420 + 20 Windfalls = 1440 38% 

Frimley 303 + 20 Windfalls = 325 (rounded up) 9% 

Frimley Green 5 + 20 Windfalls = 25 1% 

Lightwater 25 +20 Windfalls = 45 1% 

Mytchett 39 + 20 Windfalls = 60 (rounded up) 2% 

West End 279 + 20 Windfalls = 300 (rounded up) 8% 

Windlesham 7 + 19 Windfalls = 25 (rounded down) 1% 

Total 3,755  100% 
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8. Preferred Approach & Policy Development 
 

Reality Check – Option 1 
 
8.1 The option 1 housing target is considered to have a reasonable prospect of 

delivery, both from the point of view of housing land supply and SANGS supply. 
Furthermore, as land and SANGS supply are greater than the option 1 target 
there is some head room to phase the release of sites in Countryside areas back 
to the last two years of the plan. This also gives a greater choice of sites to 
allocate in a Site Allocations DPD should sites in the SHLAA become unavailable.  

 
8.2 Further, should additional SANGS capacity not come forward at the Princess 

Royal Barracks and Lake Road or should the additional SANGS not yield as 
much capacity as stated in this paper, then there is still the opportunity of 
providing the target. However this would mean taking a shortfall from years 1-10 
over into years 11-17, with release of sites in the Countryside occurring earlier in 
the LDF period.  
 

8.3 Without the additional SANGS at the Princess Royal Barracks or Lake Road 
delivery would have to change to account for the reduction in SANGS capacity. 
As such the phasing in Table 14 would become 700 in years 1-5, 1,055 in years 
6-10 and 885 in years 11-15. This would total 2,640, which is a shortfall against 
15 years of the option 1 target of 145 dwellings at the end of years 6-10 and 210 
dwellings by the end of years 11-15. This is shown in Table 19. 
 
Table 19: Phasing of Housing Delivery without Additional SANGS at PRB 
 
Phase Housing Supply Option 1 Shortfall/Surplus (With 

shortfalls or surplus carried forward) 

1-5 700 - 150 

6-10 1,055 - 145 

11-15 885 - 210 

16-18 600 0 

Total 3,240  

 
8.4 Assuming the shortfall is rolled forward into the last two years of the plan period, 

this increases the phasing in years 16-17 from 510 to 600. This would require the 
release of sites in the Countryside beyond the Green Belt which can provide their 
own SANGS and provide for 532 dwellings (58 dwellings from windfalls). This is 
considered to be achievable. 
 

8.5 One of the concerns of the Inspector was that the submitted spatial distribution 
and hence overall spatial strategy could not be achieved given the lack of 
SANGS in the west of the Borough. As the distribution shows, Option 1 delivers 
the Spatial Strategy in Policy CP1 of the Core Strategy & Development 
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Management Policies DPD by concentrating development within the west of the 
Borough.  
 

8.6 Should the additional SANGS at the PRB not become available there would be a 
shortfall against the Camberley distribution of 67 dwellings and a shortfall against 
the Mytchett distribution of 18 dwellings (including the allowance for windfalls). 
Even should this occur the majority of development is still focussed within the 
west of the Borough and able to support the preferred spatial strategy. Further, 
the shortfall for Camberley and Mytchett would occur in years 11-15. Given this 
length of time, it is considered reasonable to assume that further SANGS in the 
west of the Borough could be secured to allow this shortfall to come forward. If a 
higher number of windfalls come forward in Camberley then expected, especially 
in light of the removal of the low density policy area, then this further reduces the 
shortfall as these are likely to be assigned to SANGS for sites of 9 or less units. 
 
 
Reality Check – Option 2 
 

8.7 Option 2 may not have a reasonable prospect of delivery.  
 

8.8 Delivery of the option 2 target would depend upon the release of Green Belt. The 
Government’s ‘Planning for Growth’ paper (2011) sets out that the Green Belt will 
continue to be protected. As such, and in advance of any National Planning 
Framework the exceptional circumstances test set out in PPG2: Green Belts still 
applies. Whilst the level of housing need and demand is recognised by the 
Borough Council, this is not considered to be an exceptional circumstance unique 
to Surrey Heath which warrants release of land from the Green Belt.  
 

8.9 In any event, sites identified in the Green Belt in the SHLAA (with the exception of 
one rural exceptions site) could not provide their own SANGS solutions and 
would have to rely on a shared SANGS. Assuming that a review of the Green Belt 
is phased to the latter end of the plan period, there may not be sufficient shared 
SANGS capacity remaining in the right areas of the Borough. As such there is no 
guarantee that releasing Green Belt ultimately releases additional SANGS 
capacity. Not releasing land in the Green Belt has the potential to reduce the 
option 2 target by 243 dwellings. Thus the Option 2 target reduces to 3,512. 
 

8.10 As with the option 1 target, if the additional SANGS capacity at the Princess 
Royal Barracks or Lake Road does not come forward, then this places an even 
greater burden on releasing sites in the Countryside beyond the Green Belt or 
Green Belt, particularly toward the east of the Borough. As stated above those 
sites identified within the SHLAA in the Green Belt cannot provide their own 
SANGS and cannot be guaranteed to come forward. If the additional SANGS 
capacity fails to come forward at the Princess Royal Barracks site and Lake Road 
then this reduces the option 2 target by a further 90 dwellings. 
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8.11 In effect, all of the above reduces the option 2 target to 3,422 dwellings. This is 
182 dwellings more than the option 1 target which amounts to almost one years 
additional housing. This target does not however take into account any sites 
within the SHLAA which may become unavailable over the Core Strategy period 
and allows for less headroom when considering a choice of sites in a Site 
Allocations DPD. As such delivering a Site Allocations DPD could be problematic. 

  
 Reality Check - Option 3 
 
8.12 Current land supply identified in the SHLAA does not support a SHMA based 

target. It is considered that this option does not have a reasonable prospect of 
delivery. 

 
8.13 The Borough Council has no evidence before it to suggest that the SHMA based 

shortfall is achievable, due to both insufficient housing land supply and/or 
insufficient SANGS supply. Further, the SHMA target would represent a level of 
housing which is not historically supported given the rate of past permissions and 
completions even prior to the designation of the SPA. 
 

8.14 Housing land supply as given by the SHLAA, including 203 windfalls is between 
3,558 and 3,755 units (option 2 target). Even including those sites in a post 15 
year period in the SHLAA (589 units) which are currently considered unavailable 
(and which do not form part of housing land supply as defined by PPS3) gives a 
total between 4,141 and 4,341, some 8,490 to 8,690 short of the SHMA based 
target. There is no evidence to suggest therefore that the level of supply would 
increase to levels needed to achieve SHMA targets, especially as sites within the 
SHLAA includes sites within the Countryside beyond the Green Belt and Green 
Belt. There is also no guarantee that sites in a post 15 year period would come 
forward. 
 

8.15 As with option 2, exceptional circumstances would need to be demonstrated to 
allow a release of Green Belt given the Government’s support for its continued 
protection. Further, option 3 would require the release of sites in employment 
use. The Government’s growth agenda, seeks to ensure that development which 
creates jobs and economic growth should be supported.  
 

8.16 It is recognised that additional housing creates jobs and growth in the 
construction and associated industries. However, it is considered that this is 
unlikely to off-set the loss of economic productivity through loss of employment 
land which is currently in use for higher end economic uses, especially given the 
scale of employment land that would need to be released for housing to meet 
option 3 targets. Policy CP8 seeks to create 7,500 jobs over this period and sees 
the Borough’s Core Employment Areas and Camberley Town Centre as the key 
areas of the Borough for inward investment. The Option 3 target is likely to 
conflict with this approach and is not supported by evidence in the Borough 
Council’s Employment Land Review. 
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8.17 Further if, having lost land from employment use to housing, economic 
performance in the local and national economies is greater than forecast, this 
would place pressure to release land for employment to replace that which was 
lost. This is likely to require the release of land in the Countryside or Green Belt, 
which are not the most sustainable locations for employment growth and would 
not be in accordance with the preferred spatial strategy. 

 
8.18 PPS12: Local Spatial Planning states in paragraph 4.10 with respect to 

infrastructure (which includes SANGS) that the Core Strategy should not place 
undue reliance on critical elements of infrastructure whose funding is unknown 
with the test that there should be a reasonable prospect of provision. Further, 
paragraph 4.45 of PPS12 sets out that to be deliverable, it should be ensured that 
there are no regulatory or national policy barriers to the delivery of the strategy 
such as threats to protected wildlife sites. This means that to be deliverable the 
Core Strategy must make provision for SANGS and this provision should have a 
reasonable prospect of delivery.  

 
8.19 There is no evidence before the Council to suggest sufficient SANGS capacity is 

likely to be delivered over the LDF period which could achieve the SHMA 
shortfall. This is shown in the Issues and Options for provision of SANGS which 
underwent public consultation in December 2009. Based on occupancy of 2.4 
persons per dwelling, the shortfall of 9,590 dwellings over the option 1 target or 
9,075 over the option 2 target would require an additional 174 to 184ha of 
SANGS. Even if sites were released in Core Employment Areas or the Green 
Belt, there is no guarantee that they could provide their own SANGS. As such, to 
base housing targets on the SHMA target renders the Core Strategy 
undeliverable. 
 

8.20 To put the option 3 target into perspective, this would deliver approximately the 
same number of dwellings as currently exists in Camberley. This level of housing 
growth within 3km of the SPA could render the SANGS avoidance strategy 
ineffective. If this were the case than the option 3 target would fail an Habitats 
Regulations Assessment.  
 
Preferred Approach 

 
8.21 Option 1 is the preferred approach to housing targets, namely to plan for the 

residual South East Plan housing target of 3,240 (net) dwellings 2011-2028. It is 
considered that this option has a reasonable prospect of delivery and is justified 
by the evidence of housing land and SANGS supply. This option also allows for a 
range of sites to be considered through a Site Allocations DPD and has sufficient 
headroom, should sites in the SHLAA become unavailable or SANGS do not 
come forward as expected. 
 

8.22 Option 2 is not preferred. Option 2 would allow less headroom for choice of sites 
within a Site Allocations DPD and does not take into account sites which may 
become unavailable over the Core Strategy period. Option 2 also relies on all 
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SANGS provision coming forward and this is not guaranteed. This could render 
implementation of the Core Strategy and a subsequent Site Allocations DPD 
undeliverable. 
 

8.23 Option 3 is not preferred. Option 3 would rely on extensive release of Green Belt 
and sites currently in employment use. It would also require the provision of 
additional SANGS of between 174ha and 184ha. It would also rely on an 
unprecedented rate of housing completions and permissions and is not supported 
by housing land supply. Option 3 is considered to be undeliverable. 
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 Policy Development 
 
8.24 In order to deliver Option 1, amendments to Policy CP3 of the Core Strategy & 

Development Management Policies and its supporting text are required. This is to 
take account of the revised housing target, revised distribution and phasing of 
development and to include the release of sites in the Countryside beyond the 
Green Belt. It will also be necessary to include contingencies within the 
supporting text should housing delivery not come forward as expected. The 
Policy wording of CP3 would therefore be amended to: - 
  
‘Within the period 2011-2028 the Borough Council will make provision for 
3,240 (net) additional dwellings. This will be provided by: 
 
(i)  Promoting the use of previously developed land in settlement areas 

and ensuring the most effective use of that land; 
 

(ii)  Allocating the Princess Royal Barracks, Deepcut for redevelopment 
for some 1200 new homes; 
 

(iii)  After 2025 if insufficient sites have come forward within settlement 
areas release of sustainable sites in the Countryside beyond the 
Green Belt 
 

(iv) Small scale affordable housing schemes as rural exception sites 
outside of settlement boundaries of the rural villages; 
 

(v) Resisting any development that involves a net loss of housing unless 
it can be demonstrated that the benefits outweigh the harm. 
 

Within the period 2011-2026 the provision of 2,730 (net) additional dwellings 
will generally be distributed as follows: 
 

Bagshot 270 (10%) Frimley Green 20 (1%) 

Bisley 45 (2%) Lightwater 40 (1%)  

Camberley 860 (31%) Mytchett 55 (2%) 

Chobham* 55 (2%) West End 20 (1%) 

Deepcut† 1235 (45%) Windlesham 20 (1%) 

Frimley 120 (4%) Total 2,730 (100%) 

* The figure for Chobham includes allowance for rural exceptions 
† The figure for Deepcut includes 1,200 units allocated to Princess Royal Barracks 

   
 Within the period 2026-2028 the Borough Council will make provision for 

510 dwellings within settlement areas or if insufficient sites come forward 
then through the release of sustainable sites within the Countryside beyond 
the Green Belt. 
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The Council will not permit development which, either alone or in-
combination with other development, has an adverse effect upon the 
integrity of the European Sites’ 
 

8.25 The amended policy as written above requires changes to the supporting text at 
paragraphs 5.11, 5.13, 5.14 and 5.16, as well as the table at the top of page 27. 
Changes to the supporting text are attached at Appendix C with text added 
shown in bold and underlined and deleted text struck through. 
 
Other Changes to the Core Strategy Resulting from Amended Policy CP3 
 

8.26 Other changes will also be required to the Core Strategy to ensure consistency 
within the document.  
 

8.27 Minor textual changes may be necessary to Policy CP1 and its supporting text, 
however these are not considered to alter the general thrust of the spatial 
strategy which seeks to concentrate development in the west of the Borough. 
 

8.28 Amended Policy CP3 has a knock on effect with respect to the housing reserve 
sites in Windlesham and West End. The Core Strategy as submitted sought to 
delete the existing reserve site policy and place the sites into Green Belt. It is 
considered that the approach to delete the reserve sites policy is still justified, but 
not the intention of placing the sites into the Green Belt.  
 

8.29 The reserve sites are located within land which is designated as Countryside 
beyond the Green Belt. Policy CP3 as amended makes provision for the release 
of sites within the Countryside beyond the Green Belt where required to meet 
housing targets. As such by deleting the reserve site policy, but retaining their 
designation as Countryside beyond the Green Belt this does not preclude them 
from coming forward. Rather, it means that the reserve sites can be considered 
against other sites in the Countryside beyond the Green Belt if required. This 
adds a degree of flexibility to housing land supply and ultimately housing delivery. 
 

8.30 The target for the 1st indicator under objective 2 in the monitoring framework will 
also have to be amended to reflect amended housing targets. As such the target 
should be 3,240 (net) dwellings 2011-2028. It will also be useful to place the 
phasing requirements of Policy CP3 into the target. 
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Appendix A 
Inspectors Interim Conclusions  
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Appendix B 
Housing Permissions 2000-2010 
 

Monitoring Period 
No. New Units 

Permitted (gross) 
No. New Units 
Permitted (net) 

1st April 2000 - 31st March 2001 500 465 

1st April 2001 - 31st March 2002 179 137 

1st April 2002 - 31st March 2003 196 143 

1st April 2003 - 31st March 2004 614 512 

1st April 2004 - 31st March 2005 437 394 

1st April 2005 - 31st March 2006 397 367 

1st April 2006 - 31st March 2007 47 34 

1st April 2007 - 31st March 2008 36 22 

1st April 2008 - 31st March 2009 75 44 

1st April 2009 - 31st March 2010 373 325 

Total 2,854 1,982 

Average per annum 285 198 

 
Housing Completions 2000-2010 
 

Monitoring Period 
No. New Units 

Completed (gross) 
No. New Units 

Completed (net) 

1st April 2000 - 31st March 2001 147 118 

1st April 2001 - 31st March 2002 170 128 

1st April 2002 - 31st March 2003 380 349 

1st April 2003 - 31st March 2004 226 199 

1st April 2004 - 31st March 2005 185 140 

1st April 2005 - 31st March 2006 470 399 

1st April 2006 - 31st March 2007 378 339 

1st April 2007 - 31st March 2008 142 119 

1st April 2008 - 31st March 2009 376 341 

1st April 2009 - 31st March 2010 46 34 

1
st
 April 2010 – 31

st
 March 2011 45 31 

Total 2,565 2,197 

Average per annum 233 200 
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Appendix C 
Amendments to Supporting Text of Policy CP3 
 
Paragraph 5.11 
 
Amend 1st sentence only 
 
‘For the purposes of this policy housing land supply is calculated up to 2028 2027 to 
ensure a 15 year supply of land after adoption. 
 
Paragraph 5.13 
 
Amend 2nd sentence 
 
‘The Council is working toward providing sufficient SANGS to enable the Council to 
deliver its housing allocation up to 2028 and will continue to explore further 
opportunities to provide SANGS beyond that date 2027 and allow for some provision 
beyond that date and. The Council has adopted an Interim Avoidance Strategy to 
address this issue which will be updated into SPD in 2011. 
 
Amend 5th sentence and delete final sentence 
 
‘The need for and use of this site as a SANGS will be explored further as part of the 
work on the Site Allocations Development Plan Document which will address in detail 
the distribution of housing arising from the approach in Policy CP3. A housing trajectory 
for this approach is included in Appendix 1.’ 
 
Paragraph 5.14  
 
Move paragraph after paragraph 5.16 and amend  
 
‘If after the first 10 years of the plan it is clear that insufficient housing sites are 
coming forward in line with the housing trajectory in Appendix 1by 2013 it is clear 
that insufficient housing sites are coming forward or that the release of Princess Royal 
Barracks Deepcut for development will be significantly delayed, then the Council will 
seek to release sites in the Countryside beyond the Green Belt prior to 2027 
identify sufficient alternative sites as part of the work on the Site Allocations 
Development Plan Document. The trigger for such a release will be a 10% shortfall 
of the estimated housing delivery in years 1-10. In considering the release of sites 
in the Countryside beyond the Green Belt how much housing can be delivered the 
overriding concern will be the need to avoid significant effect upon the European Sites. 
The phasing of sites in the Countryside beyond the Green Belt will be considered 
in a Site Allocations Development Plan Document. 
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Paragraph 5.16 
 
Delete 5th sentence  
 
‘This will only happen when sufficient SANGS are available to enable larger sites to 
come forward.’ 
 
Add additional sentence to end of paragraph 
 
‘As such the Borough Council anticipates the phasing of housing development 
over the plan period as set out in the table below. A housing trajectory for this 
anticipated phasing is set out in Appendix 1. 
 
Insert table after paragraph 5.16 
 

Phase Period Number of Anticipated Dwellings (net) 

1st April 2011 - 31st March 2016 700 

1st April 2016 - 31st March 2021 1,055 

1st April 2021 - 31st March 2026 975 

1st April 2027 - 31st March 2028 510 

Total 3,240 

 
 
Table on Page 27 
 
Amend table as follows:- 
 

 Number of Units (net) 

Dwelling Requirement from South 
East Plan 2006-2026 

3,740 

Additional Years Annual SEP 
Requirement to 2028 

374 

Completions between 1st April 2006 
and 31st March 2011 

875 

Remaining Requirement for period 1st 
April 2011 to 31st March 2028 

3,240 (rounded from 3,239) 

 


