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Introduction
The Character Assessment has been carried out for CEMEX UK Operations Limited in respect of appraising the
context of its land to the East of Ten Acre Lane and North of Coldharbour Lane in Thorpe which will inform a
potential layout, details and palette of materials and therefore impact on the commercial viability.
The character appraisal has been carried out with reference to Runnymede Borough Council Urban Area
Character Appraisal, September 2009 and in particular to the recommended appraisal parameters and Thorpe
Study Area.

Character Appraisal Structure
This Character Appraisal is structured as follows:
Section 1 sets out a brief description of the Village and its history.
Section 2 summarises the relevant Planning Policy considerations and design guidance under local character
Section 3 sets out an assessment of the character of the local context, defining what is considered to be the
main character areas of the village.
Section 4 provides a summary of how proposals could respond successfully to the local character of Thorpe.
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Section 1
A brief description of the Village and its history
Context
This section of the report describes the location and context of Thorpe, which lies in the Borough of Runnymede,
and summarises current planning policies which are relevant to the study.
Location
Thorpe is located in the north of Surrey. It lies just within the M25 and to the north of the M3, with the major
interchange between the two at the south-west corner of the neighbourhood area, as shown on Figure 1.
Thorpe is located south of the towns of Egham and Staines-upon-Thames, east of Virginia Water, and northwest of Chertsey.

Figure 1 Context (Study Area)
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Parts of housing estates that are contiguous with the Staines-upon-Thames urban area extend into the Thorpe
Neighbourhood Area in its north-east corner.
The neighbourhood area covers an area of approximately 369 hectares and had a population of approximately
1,900 at the 2011 census. The M3 acts as a physical boundary to the neighbourhood area to the south, the
B388 Thorpe by-pass forms the boundary to the west, while the A320 Chertsey Lane and the A320 Staines
Road forms the boundary to the east.
The area includes a number of large reservoirs and Thorpe Park theme park, as shown on Figure 2.

Figure 2 : Street Plan (Study Area)
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Development Site Description
The 12.6 hectare Site lies to the north east of the historic Village core and within the Thorpe Conservation Area
boundary. It is bounded along its south west side by Ten Acre Lane and to its south west by Coldharbour Lane.
Its north eastern and western boundaries are defined by natural hedgerows of generally indigenous, deciduous
species.
Beyond the north western boundary is the large Thorpe Industrial Estate.
The site was originally held for mineral workings but has recently been restored and finished as open grassland.
It falls gently from north east to south west.

Figure 3 Site in 2010

Figure 4 Site in 2018

The Scheme
The scheme proposes to provide the following: 







New car park, to accommodate circa 40 spaces.
Multi Use Community Area with changing facilities.
Creation of a publicly accessible Country Park.
Circa 40 new homes – with 35% affordable ( 25% rented and 10% shared ownership).
Affordable homes to be targeted at local needs.
Residential to provide funding for delivery and long term maintenance of the Multi Use
Community Area and Country Park.
Design to reflect local character, with verges, brick walling and street furniture to contribute
to overall quality of townscape – to be secured through terms of permission (i.e. design code).
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Historic Context
The earliest documented activity within the area dates to the early medieval period when land was granted to
the Abbey of Chertsey. The Abbey was approximately 2.5km south-east of the present village. The place name
‘Thorpe’, recorded as Dorpe in 1035, means a secondary farm or hamlet dependent upon another settlement and
refers to the early relationship between Thorpe and the Abbey of Chertsey.
Medieval, AD 1066 - 1537
The village remained a small rural settlement throughout the medieval and post-medieval periods and saw little
impact from industrialisation. Thorpe had become established as an agricultural community, although it was still
subservient to Chertsey Abbey. A manor was established at the present day location of Manor Farmhouse.
The greatest changes within the village did not occur until the second half of the 20th century when gravel
extraction and concrete manufacture, as well as the construction of both the M3 and M25, removed the base of
Thorpe’s agricultural economy.
The character of Thorpe owes much to development during the 20th century. The railway never arrived at Thorpe,
and it was not until the construction of the M3 and M25 motorways that transport infrastructure improved.
Housing development surrounding the historic core of the village was facilitated by enhanced transport links, as
well as employment opportunities in Thorpe Industrial Estate and neighbouring settlements such as Virginia
Water.
Gravel extraction, and the filling of gravel pits with water, has resulted in significant areas of land being taken by
lakes. Although gravel extraction continues to play a large role in the economy of the wider area, extraction has
ceased within the Neighbourhood Plan Area. Leisure overtook industrial activity, with Thorpe Park theme park
being developed amongst the lakes.
Present
While the village of Thorpe experienced little growth up to the start of the 20th century, since larger development
limited to areas outside of the historic core has taken place during the second half of the 20th century. As the
economic base of the settlement has changed from agriculture to industry and subsequently to a commuter
settlement, with residents travelling outside of the area of employment, the impacts of modern development have
been relatively small upon the historic core.

Landmarks
The Church of St Mary’s dates from the 12th to 14th century and is a Grade II* listed building. The housing around
Church Approach combines with the church setting to define at key intersection and nodal point within the village
settlement pattern.
Thorpe has one Public House, The Red Lion, although dates from the 17th century it is only locally listed.
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Figure 5 : St Mary’s Church and Lynchgate
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Section 2
Planning policy considerations and design guidance under local character
National Planning Policy Framework
2. Achieving well-designed places. Paragraphs 124 to 132
The Government places great importance on the design of the built environment in the National
Planning Policy Framework (NPPF), with good design being identified as a key aspect of sustainable
development. However, it also recognises that design policies should avoid unnecessary prescription
or detail. Paragraph 127 states:-

Planning policies and decisions should ensure that developments:
(a) will function well and add to the overall quality of the area, not just for the short term but over
the lifetime of the development;
(b) are visually attractive as a result of good architecture, layout and appropriate and effective
landscaping;
(c) are sympathetic to local character and history, including the surrounding built environment and
landscape setting, while not preventing or discouraging appropriate innovation or change (such as
increased densities);
(d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, building
types and materials to create attractive, welcoming and distinctive places to live, work and visit;
(e) optimise the potential of the site to accommodate and sustain an appropriate amount and mix of
development (including green and other public space) and support local facilities and transport
networks; and
(f) create places that are safe, inclusive and accessible and which promote health and well-being,
with a high standard of amenity for existing and future users; and where crime and disorder, and
the fear of crime, do not undermine the quality of life or community cohesion and resilience.
Local Planning Policy
Future use and development of land and buildings is currently guided by the Runnymede Local Plan,
2001. This will eventually be replaced by the emerging Runnymede 2035 Local Plan. The 2001 Local
Plan was intended to serve up to the end of 2006, but from 28 September 2007 the majority of the
policies were saved and continue to be a part of the development plan.
Runnymede Borough Local Plan Second Alteration, 2001

The Local Plan sets out the Council’s planning policies and proposals for Runnymede. The policies and
proposals in the Local Plan area intended to guide development initiatives in the Borough. Policies
relevant to the heritage and character of the Thorpe Neighbourhood Area include:



Policy H09 New Housing Development – which requires new housing developments or
conversions and extensions to existing houses to “… not damage the character and amenity of
established residential streets”;
Policy BE2 Townscape Character – which requires development proposals to respect townscape
character;
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Policy BE5 Development within Conservation Areas – which requires all development to
preserve or enhance the character of conservation areas.

Runnymede Borough Council’s Urban Area Character Appraisal, 2009

The Character Appraisal has been prepared as part of the evidence base underpinning the Council's
emerging Local Development Framework Core Strategy. It is intended to aid urban design policy
formulation for the development and improvement of Runnymede Borough where the built
environment primarily consists of housing development.

Building for Life 12 Requirements
Question 5 Character

Does the scheme create a place with a locally inspired or otherwise distinctive character?
5a How can the development be designed to have a local or distinctive identity?
5b Are there any distinctive characteristics within the area, such as building shapes, styles, colours
and materials or the character of streets and spaces that the development should draw inspiration
from?

DETR
The DETR publication “By Design” highlights the importance of urban design in the development
process. It states that:

“Urban design is the art of making places for people. It includes the way places work and matters
such as community safety, as well as how they look. It concerns the connections between people and
places, movement and urban form, nature and the built fabric, and the processes of ensuring
successful villages, towns and cities.”
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Section 3
Assessment of the character of the local context
This section sets out an analysis of the village context with reference to design matters. It includes an analysis
of the local context in order to identify the attractive qualities and local distinctiveness of Thorpe. Reference
has been made to RBC Urban Character Appraisal, September 2009.
Character
The Site is located towards the north eastern edge of Thorpe village, and as illustrated on the Character Areas
Plan below development within the settlement has a mixed and varied character.
Thorpe has separate urban areas, set in a gently undulating river meadow rural landscape with mature trees and
hedging lining the roads and lanes. Those areas of housing off Chertsey Lane, although visually contiguous with
the Egham urban area, form part of Thorpe Neighbourhood Area and has been included in this assessment.
Equally, Thorpe Industrial Estate has been included due to its impact on the Thorpe settlement pattern even
though the it lies outside the neighbourhood area. the and Thorpe Lea Road are and are therefore included under
the Egham assessment. Thorpe divides into four broad character sub-areas as follows:
1.
2.
3.
4.

Thorpe village historic core -conservation area centred around Village Road and Coldharbour lane
Area of mid - late C20 housing to the west of the village around Green Road and Rosemary Lane
Thorpe Industrial Estate, Ten Acre Lane -building started pre-war but mostly post-war and later
Area to the left of Chertsey Lane, between Norlands Lane and Green Lane- a mix of post war and later

Much of the identified character derives from the period in which the areas were constructed, but other features
such as built form and layout, densities, local details and public realm all contribute. The Thorpe Industrial Estate
does have a negative impact on one of the village’s main approach road, Ten Acre Lane, however the impact is
reduced along its boundaries at the junction with the Thorpe by-pass with mature hedgerows.
As a result, the character of the settlement is generally suburban (comprising approximately 75% of what many
described as varied styled post war suburban housing and development). However, there is a core of historic
dwellings distributed largely to the centre of the village, and these buildings make the most positive contribution
to the overall character of the settlement. It is the focus of the study to assess what key features and materials
would be applicable to the proposed development site rather than the character areas with little or no local
distinctiveness.
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Figure 6 : Thorpe Neighbourhood Area Urban Character Areas

Character Areas
1 Historic Village centred around the Church. A richness in mix and variety but tied together to form a strong
character – some modern infill development which doesn’t detract from the overall setting.
2 West of Village Road and Green Lane- Varied mix of style and quality of circa Interwar years and late 20th century
suburban housing – sub character areas within.
3 Thorpe Industrial Estate
4 West of Chertsey Lane, Mix of Post war and late 20Th century sub-urban housing- sub character areas within.
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1. Historic Village Core
Urban Form
The historic core of Thorpe is centred around Village Road and the west of Coldharbour Lane. There is a strong
sense of enclosure resulting from mature trees, woodland and tree belts through and around the village of Thorpe,
and a tight grain settlement pattern with a public realm that includes tall brick walls and hedgerows. The roads
are narrow and winding. To the edge of the historic village centre there are a number of farms. These have now
been encroached by modern developments but still form part of the character of the Village.

Figure 7 Narrow Roads and Sense of Enclosure

Figure 8 Once Isolated Agricultural Farm Buildings

Built Form
Mainly two storey, there are some larger properties which are 2.5 storey. Building types include a mix of short
terraces fronting the street and lanes, small building clusters and detached houses on generous plots.
Predominantly the buildings are wide fronted, but also an interesting range of architectural features and building
materials on individual buildings creating variety in scale and massing. Historically there is a piecemeal
development of houses to individual designs along many roads creating interesting streets. There is also a large
number of surviving heritage assets that contribute to a distinctive character. Varying setbacks range from good
sized front gardens to development up to the pavement edge.

Figure 9 Back Edge of Street Built Form
Architectural Features and Materials

Figure 10 Small Set-Backs to Street

These buildings are predominantly red-brick, and occasionally include render, painted brick, timber-framing or
flint details with plain pitched tile roofs with the occasional slate and a little thatch. Some notable stone-built
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structures, such as the nave of the St Mary’s Church, add diversity to the built form of the village. Buildings
around the historic core are mostly two storeys with occasional 2 ½ and retain period features such as original
doors, windows, chimneys and porches.

Figure 11 Red Brick with Tiled Roof are Prevalent

Figure 12 Thatch and Render Provide Rich Diversity

Character Summary
The key design references which can be drawn on are listed below:













Medium densities with close urban grain of development across the village.
Narrow curvilinear streets with some linear alignments.
Predominantly 2 storey building heights with larger detached properties 2 ½.
Building frontages to edge of pavement or with small front landscaped gardens.
Parking hidden behind frontage in rear courts.
Predominantly wide fronted building typology.
A roofscape generally with ridge parallel to road, mostly gable with some hip. Mortared gable edge and
open eaves. Small pitched dormers with decorative bargeboards.
Use of clay tiles in red and use of slate occasionally.
Simple vernacular architecture represented by mainly red brick and some render. Horizontal black timber
boarding to utilitarian buildings.
Use of wide casement framing detail around openings with vertical emphasis.
Solid timber door styles with square fanlight and features such as flat lead or pitched gable canopies.
Chimneys of large stature in various positions within the roof.

Figure 13 Village Tythe Hall

Figure 14 Typical Character Area Building Features

2. West of Village Road and Green Lane
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Urban Form
Linear development with interwar housing and from about 1970 new development was focused on an area to the
west of Thorpe Village off Green Road, including a village shop and post office which creates a village 'hub' and
zone of activity. The 1970’s housing around Fleet Way and The Gower is typical of its time with ample open areas
to the front of properties and wide grass verged roads designed for the car rather than a sense of place. Further
development has been contained by the M25 and M3 junction.

Figure 15 Medway Avenue, Interwar Development

Figure 16 Fleet Way 1970’s Development

Built Form
Mainly two storey, with quite a few bungalow clusters around the interwar development. Building types include a
mix of semi-detached and terraces fronting wide streets. Fleetway and The Gower has wide streets with houses
in straight building lines at right angles behind gardens or driveways. There is also less tree cover within this
development which combined with its layout gives it a more open character than the rest of the village and is
less representative of the wider village characteristics.
Architectural Features and Materials
Apart from the interwar housing which still used the traditional materials, the later housing was built with an
increasing use of imported materials such as metal windows, cement bricks and concrete pantiles. In particular
the 1970’s architectural styling was in the form of emphasized horizontal lines using windows and materials to
reinforce this. This language was alien to the traditional village appearance.
Character Summary
The key design references which can be drawn on are listed below:









Medium densities with open urban grain of development.
Wide straight streets with strong linear alignments.
Predominantly 2 storey building heights with occasional detached interwar bungalows.
Deep front grassed gardens.
Parking integrated into house at front or on forecourt.
Predominantly wide fronted building typology.
A roofscape with ridge parallel to road, mostly gable and the 1970’s development has shallow pitch with
mortared gable edge and boxed eaves. Interwar developments have deep soffits with hipped roofs.
Use of brown clay tiles on the interwar years and concrete pantile in browns and greys on the 1970’s
development.
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Common design typology and generally a lack of individuality and attention to architectural detailing.
Walls represented by mainly by brown cement brick, render and some hung concrete tile.
Use of horizontal large openings generally, however the interwar developments had attractive simple
casement subdivided in some cases two and three panels
Variety of door styles changed by the homeowner.
Chimneys not installed on the 1970’s developments and not a major feature on the interwar housing.

Recent Infill Developments
Small sites have come up for redevelopment around this area of Thorpe. Rosemary Lane, currently under
construction, is well-detailed and incorporates locally characteristic materials including varied brick, timber framing
and the use of flint. The roofs are simple tile and hung tiles have been used on facades to add detail. The less
uniform layout of the buildings and the architectural differences between buildings is reflective of the buildings
within to the historic character of the village.

Figure 17 New development at Rosemary Lane
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3. Thorpe Industrial Estate
Urban Form
Thorpe Industrial Estate on Ten Acre Lane attracts heavier vehicles and traffic generation to the area. The recent
prominent development fronting the lane successfully hides parking and servicing and has generous planting
which softens its visual impact onto Ten Acre Lane. Other development on the lane is fronted by parking and
hard surfacing, lacking planting or screening. Entering the estate there is an unsightly proliferation of direction
signage and a lack of assistance to guide the visitor.

Figure 18 Recent Attractive Frontage Development

Figure 19 Earlier Development Frontage

Although this is considered a character area of Thorpe, it’s assessment is considered not applicable to the purpose
of this document.
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4. West of Chertsey Lane
Urban Form
Although this area had linear development along Chertsey Lane much of this has been redeveloped into large
detached modern housing bearing no particular character or style. The odd hipped bungalow remains which gives
an idea on what the street may once have been like. Developments off Chertsey Lane and Norlands Lane are a
mix of post war housing pre 1970 and late 20th century. Some areas of post war housing have a distinct attractive
design and examples can be seen on Holland Gardens. The majority of the housing development are late 20th
and are in the form of snaking cul-de-sacs off the two main network roads. An example of this can be seen on
Redwood which have the general characterises seen elsewhere in the area with linear development and regular
building line.

Figure 20 Holland Gardens, Post-war Development

17

Land east of Ten Acre Lane and North of Coldharbour Lane, Thorpe

Figure 21 West Side of Redland 1980’s Development

Figure 22 East Side of Redland 1980’s Development
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Built Form
Mainly two storey, with a few bungalow clusters. Building types include a mix of detached -linked, semi-detached
and detached fronting wide streets. Wide streets with houses set back into large front gardens with driveways.
With less tree cover and open front gardens the post 1970’s housing developments which combined with its
layout gives it a more open character than the rest of the village, and is a more open character than the older
post war housing which are well landscaped, enclosed with hedging, trees, railings and walls.
Architectural Features and Materials
The post war housing still used the traditional materials, red roof tiles, red brick, rendered panels with mock tudor
boarding, hung tiles to double height bay windows and feature gabled dormers. The pre 1970’s housing is simpler
in its use of materials and architectural detailing with plastic windows and panelling, cement bricks and concrete
roof tiles. Since being built, many of this housing has had changes made to them by their owners in their footprint
and materials. Subsequently, there is a mix of styles and form which would have originally been very monotonous.
Character Summary
The key design references which can be drawn on are listed below:















Medium densities with open urban grain of development.
Wide straight streets with strong linear alignments.
Large gaps between plots (where not recently extended)
Predominantly 2 storey building heights with occasional detached bungalow.
Predominantly semi-detached with some detached.
Deep front grassed gardens or landscaped for post war
Parking integrated into house at front, detached or on forecourt.
Mix of wide and narrow fronted building typology.
A varied roofscape with bargeboard gable edge and boxed eaves. Post war developments have shallow
soffits with hipped roofs.
Use of brown clay tiles on the interwar years and concrete pantile in browns and greys on the post 1970’s
development.
Common design typology and generally a lack of individuality and attention to architectural detailing.
Walls represented by mainly by brown cement brick, render and some hung concrete tile. This differs to
the post war developments which had additional architectural features
Use of large openings generally, however the post war developments had attractive simple casement
subdivided in some cases into two and three panels
Variety of door styles changed by the homeowner.
Chimneys sporadic and not a feature
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Section 4
Summary of how proposals could respond successfully to the local character
of Thorpe.
The Character Assessment has been carried out to inform a potential layout, details and palette of materials for
the proposed development. Both positive and negative features have been identified in the four character areas
and the proposed key features picks up on the most successful elements to assist in creating a development
which reinforces the local distinctiveness whilst creating a unique place to live.
Proposed Key Features
Detailing to ‘reflect’ those of the locally distinctive historic buildings in the village in the following ways:


Variety in the architectural design but a common design language reminiscent of the post-war
architectural form in the detailing between buildings. This appearance gives the most successful
amalgamation of the traditional architectural style and the pre-1970’s when considering current housing
space and environmental requirements.



Small enclosed front gardens and building lines either varied or strongly linear forming sub-character area
where appropriate.



Short runs of terraces close to street edge on private drives with parking courts not dominating front of
properties.



Regular frontage and building line semi-detached housing with 3-5m private front gardens finished with
either hedge or railings on low walls. Garages or car parking down the side of property so as not to
dominate the streetscene.



Detached housing set on larger plots with up to 5m varied frontage with detached or linked garages



Roofs finished mainly with red tiles with some in grey slates on key buildings. Dry clipped verge details
incorporated with roof pitches following the local vernacular. Open eaves or small soffits.



Walls finished predominately in red brick on key buildings. The occasional render and on subservient
sections of building wide horizontal black timber boarding.



Defining features such as window/door surrounds out with a contrasting material (reconstituted stone or
red brick).



Occasional window openings having straight heads detailed in brickwork with same colour brick banding.
Window proportions generally following the post war vertical casement windows in single, two and three
panel configurations. Colour, white or dark grey.



Incorporating distinctive features from the attractive buildings in the village including double height bay
windows and dormer windows.



Brick chimneys on key buildings



On key buildings doorways expressed with shouldered recon stone opening, panelled door with transomlight.



Majority of doorways to have cottage style panelled door in muted Farrow and Ball paint finish. Key
buildings to have square fanlights.
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Simple porch canopies varied in style to follow designs in the old village.



Black rainwater goods.



Boundary walls combining railing and red brick walling in a variety of bonds or hedges on key frontages
and boundary enclosures.

Figure 23 Thorpe Village Core

This summary shall inform the design principles for the proposed development of the Site and will provide

the bases for the Design Statement.
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