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1. Introduction 
 
This report has been prepared as part of the evidence base for the Thorpe Neighbourhood 
Plan (‘TNP’). The report summarises the site assessment process to inform the selection 
process for site allocations. The Thorp Neighbourhood Forum (the “Forum”) has been 
advised throughout this process by Runnymede Borough Council and latterly by the 
planning consultancy, O’Neill Homer.  
 
Thorpe village lies immediately to the east of the M25 motorway with its interchange with 
the M3 and is located between the main towns of Egham, Staines upon Thames and 
Chertsey, the latter being the closest neighbour.  
 
The village is historically important, with its origins dating back to AD 672, a Conservation 
Area designated in 1970 and large number of listed buildings. Lakes and watercourses are a 
key characteristic of the neighbourhood area resulting from gravel and minerals extraction. 
Recreationally, there are a number of water-based activities available in the area with 
Thorpe Park Resort being a significant tourist attraction.  Many of the water bodies are form 
an integral unit of the South West London Water Bodies SPA .  
 
Notably, the village is currently ‘washed over’ by the Green Belt by Policy GB2 of the saved 
policy of the 2001 Local Plan. Upon adoption of the new Local Plan the village will be ‘Inset’ 
from the Green Belt which will release land on the edge of the village from the Green Belt as 
illustrated on Plan A overleaf. 
 

 
 

Plan A: Thorpe Village Green Belt ‘Inset’ boundary (as proposed to be adopted)  
 
The Forum formed a core group to oversee the site assessment work on its behalf. It  
reviewed the latest housing land availability data of the Borough Council, engaged with 
landowners and invited them to outline their aspirations for making land available for future 
development.  
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The information received in response has informed the work of the group in considering 
new site allocation prospects. During the process of investigating the information and 
reviewing the emerging spatial strategy for Thorpe, the National Planning Policy Framework 
was revised and the provisions of paragraph 136 enable Neighbourhood Plans to make 
“detailed amendments” to Green Belt boundaries. This has enabled the Forum to explore 
further potential opportunities to deliver Thorpe’s needs.  
 
For those sites selected for proposed allocation, this assessment has been informed by the 
separate Sustainability Appraisal incorporating a Strategic Environmental Assessment, and 
as summary of the assessment of site options is included in section 4 of this report. The 
assessment has also been informed by the Habitats Regulations Assessment. It has also 
benefited from technical evidence and submissions requested from landowners.   
 
2. Spatial Strategy and Housing Requirement  
 
The Runnymede 2030 Local Plan is at an advanced stage and the Borough Council propose 
to adopt the Local Plan in July 2020, at which point it will replace all of the policies of the 
saved 2001 Local Plan. In line with Planning Practice Guidance, the ‘reasoning and evidence’ 
underpinning the 2030 Local Plan has informed the preparation of the TNP.  
 
Policy SD11 (Main Modification 7) establishes the Spatial Development Strategy for the 
Thorpe in the period to 2030. As confirmed by the Borough Council this establishes the 
housing requirement for the designated area consistent with NPPF paragraph 65 of “89 net 
additional dwellings (including 11 completions and 28 dwellings deriving from the provision 
of C2 older people’s accommodation”. 
 
Paragraph 5.30 of Policy SD1 proposes to inset Thorpe village from the Green Belt, and in so 
doing define a village boundary which will release land for development on the edge of the 
village which currently lies within the Green Belt: 
 
“Thorpe Village will be removed from the Green Belt through this Local Plan, however given 
its position in the centre hierarchy, the village is only considered to present limited 
opportunities for growth over the period of the Local Plan which will be dealt with in a 
Neighbourhood Plan for the Thorpe Area. The Council acknowledges that the neighbourhood 
plan being prepared for Thorpe will be assessed against the 2019 NPPF. Under paragraph 
136 of the 2019 NPPF neighbourhood plans can make detailed non-strategic amendments to 
green belt boundaries where strategic local plan policies have established the need for 
strategic changes to the green belt boundaries. The Local Plan has justified the need for 
changes to the green belt boundaries in Runnymede given the existence of exceptional 
circumstances. As such, further non-strategic changes to the Green Belt boundaries in 
Thorpe may occur as a result of the Thorpe Neighbourhood Plan…” 
 
As the Local Plan has signalled a strategic need to release land from the Green Belt, and 
whilst it does not propose the release of Green Belt land in Thorpe to assist in meeting such 

 
1 Note: All references to SD1 relate to Policy SD2 in the Submission Local Plan as now modified. 
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strategic need, it does recognise that the TNP may identify a need for release of land at 
Thorpe to meet locally identified needs. It is therefore open to the Neighbourhood Plan, 
pursuant to NPPF paragraph 136, to review the Green Belt boundary at Thorpe, if in 
response to the identified needs for development in the village, there is a need to do so in 
order to pursue sustainable development. In reviewing the Green Belt boundary in order to 
accommodate the needs it had identified, the Forum should have regard to the sensible 
criteria set out at paragraph 137 as well as the criteria in paragraph 139. These matters are 
addressed separately in the TNP Exceptional Circumstances Note. 
 
The Borough Council updated the housing trajectory for Thorpe to reflect the position at 
April 2020 following the approval of the Eden Retirement Living scheme (C2 use) at CEMEX 
House and other completions and commitments. This scheme delivers in excess of the C2 
policy requirement for Thorpe and if unchecked could distort the delivery of C3 housing to 
meet the villages’ own housing needs to ensure any additional housing helps to deliver a 
balanced community.  Further sites to accommodate specialist housing have not, therefore 
been sought within the Neighbourhood Area. This Assessment focusses on the C3 dwellings 
and identification of suitable sites to accommodate projected housing need having regard to 
relevant constraints. In discussion with the Borough Council however, the minimum housing 
requirement has been increasing by a further 16 C3 dwellings. This in turn raises the 
minimum housing requirement to 105 dwellings and results in a residual requirement in the 
Plan Period of at least 47 C3 dwellings  
 

 
Table A – Thorpe Housing Trajectory 2015 – 2030 
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3. Site Selection Process 
 
In the early stages of the project, the Forum undertook a number of consultation activities 
to help it define its objectives and determine the wider needs of the community. In addition 
to housing needs, the following community infrastructure needs were identified: 
 

• Improved access to greenspace 
• Improved sports and recreational facilities 
• A new public car park in proximity to historic Village core to relieve parking 

pressure at the Church and Village Hall 
• A Cemetery Extension 

 
In advance of the publication of the Submission Local Plan, the Forum also commissioned 
their own Housing Needs Assessment which projected an unconstrained housing need 
almost double that subsequently determined in Runnymede 2030 Local Plan as the housing 
requirement for Thorpe in line with NPPF paragraph 65. Throughout the site assessment 
process it was clear that the one constant was the Borough Council’s intentions to ‘Inset’ 
Thorpe Village from the Green Belt.  
 
Site selection has been  informed by the emerging Local Plan evidence base including the 
Strategic Land Availability Assessment (SLAA), the Green Belt Review. It has also been 
informed by the SA/SEA and community opinion.  
 
The SLAA identified 12 sites within the designated area (Table B). These formed an initial list 
of site options identified by the Forum. Of these, sites ID56, ID123, ID220, ID286, ID308 and 
ID309 were ruled out of further consideration.  
 
 

SLAA Ref Site Location Take forward to 
assessment stage 

ID2 Woodcock Hall Farm, Green Road Yes 
ID32 Coltscroft Farm, Rosemary Lane Yes 
ID38 Thorpe Park Farm, Staines Road Yes  
ID42 CEMEX Thorpe 1, Ten Acre Lane known as 

Land West of Ten Acre Lane and East of 
Muckhatch Lane 

Yes 

ID44(S) CEMEX Thorpe 3, Ten Acre Lane known as 
Land East of Ten Acre Lane and North of 
Coldharbour Lane (southern part only) 

No – remote from 
settlement boundary, 
FZ2 and sequentially 
preferable sites 

ID44(N) CEMEX Thorpe 3, Ten Acre Lane known as 
Land East of Ten Acre Lane and North of 
Coldharbour Lane (northern part only) 

Yes 

ID56 Land at Green Lane/Norlands Lane/Chertsey 
Lane 

No – safeguarded for 
River Thames Scheme 

ID123 CEMEX House, Coldharbour Lane No - consented 
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ID220 Norlands Lane Landfill Site, Norlands Lane, No – remote from 
settlement boundary 

ID286 Thynne Lodge, Green Lane No – safeguarded for 
River Thames Scheme 

ID308 Land at the Former Mushroom Farm and The 
Willow, Rosemary Lane 

No - consented 

ID309 Anners, Village Road No – now part of TASIS 
School 

 
Table B: Preliminary assessment of sites 

 
As consideration of suitable sites proceeded it became clear that sites within the ‘Inset’ 
boundary were unlikely to have the capacity to deliver Thorpe’s needs. However, with the 
publication of the new NPPF in July 2018, paragraph 136 offered the potential for the TNP to 
explore further options for addressing local needs through a ‘detailed  amendment’ to the 
Green Belt boundary.  
 
In December 2018 the Forum met the Borough Council to discuss various allocation options, 
which included options in the Green Belt. It then submitted a representation to the Local 
Plan Examination to provide certainty that consideration of land in the Green Belt would be 
in ‘general conformity’ with the strategic policies of the emerging Local Plan. This resulted in 
the modification to paragraph 5.30 (see page 3) should there be ‘exceptional circumstances’ 
to release land from the Green Belt.  
 
Having obtained this certainty, the Forum considered the shortlisted sites and identified 
three options which it tested through an initial SA/SEA and through an informal community 
consultation in June 2019.  
 
The options tested were as follows: 
 

• Option A – Sites ID2, ID32a, ID38 (all within the proposed Inset Boundary) 
• Option B – Sites ID2, ID32a,  ID38, ID44(N)  
• Option C – Sites ID2, ID32a, ID38, ID42 

 
The community’s clear preference was to allocate land identified in option B which in 
addition to meeting additional housing needs would also facilitate the delivery of 
community infrastructure to meet the wider objectives of the Plan.  
 
This option was taken forward into the allocations consulted upon in the Pre-Submission 
Plan and the Forum invited the promoters of land at Coltscroft Farm, Woodcock Hall Farm, 
Thorpe Park Farm and CEMEX Thorpe 3 to outline their aspirations for their land and to 
confirm their land was available and that policy compliant proposals would be viable and 
deliverable.  
 
Following the Regulation 14 Consultation the options were further refined due to changes 
to the flood risk boundaries and the uncertainty surrounding the availability of Thorpe Park 



7 
 

Farm (ID38). It was decided that no further consideration should be given to this site until 
the present owners decide on the nature of the availability of this site and their desired use. 
 
 
With regard to Coltscroft Farm (ID32) at Regulation 14 stage the landowner submitted a 
further proposal to the Forum for 33 C3 dwellings and a 72 bedroom care facility at 
Coltscroft Farm. While there has been some speculation with regard to the deliverability of 
this proposal, the Group considered it prudent to assess the newly submitted scheme 
(ID32b) through a further iteration of the SA/SEA. In addition, a local resident suggested a 
scheme of circa 45 dwellings on the site (ID32c) but as this was not promoted by the land 
interest it was not considered a ‘reasonable alternative’.  
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4. The Site Assessments 
 
ID2 – Woodcock Hall Farm; Green Road, Thorpe 
 
Site Area – 0.6 Ha 
 
Current Use: 
Agricultural/Residential 
Partially PDL 
 
Suitability: 
Located outside Conservation Area 
The ‘Moat’ SNCI skirts the southern boundary 
Flood Zone 1 
Ford Cottage to the north is locally listed 
The site will be released from the Green Belt upon 
adoption of the Runnymede 2030 Local Plan. 
 
Availability: 
Landowner has confirmed the site is available for 
residential use but Woodcock Hall Farm house In the south west of the site would be 
retained. 
 
Achievability: 
No data to indicate not viable. 
 
Summary Assessment: 
The site is considered suitable for between 5 to 10 'downsizer’ dwellings with the potential 
to reuse the existing agricultural buildings.  
 
Proposals should retain the buffer zone to the Moat, the design response has regard to 
Forge Cottage and the scheme causes no detrimental impact to The Moat SNCI and the 
South West London Waterbodies SPA.   
 
Assess as option in SA/SEA 
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ID32 – Coltscroft, Rosemary Lane, Thorpe 
 
Site Area – 1.75 Ha 
 
Current Use: 
Builders Yard/Residential/Amenity Green Space 
Partially PDL 
 
Suitability: 
Located outside Conservation Area 
West End Farm house to the north is Grade II listed  
Adjacent to the Egham Bypass and elevated section of 
the M25 and AQMA 
Flood Zone 1 
To the south lies an Area of High Archaeological 
Importance 
The site will be released from the Green Belt upon 
adoption of the Runnymede 2030 Local Plan. 
 
Availability: 
The site has extensive planning history including:  
RU.02/0736 – 43 dwellings refused 
RU.18/1838 – 83 dwellings refused but subject to Appeal (APP/Q3630/W/20/3253944) 
The landowner has confirmed the site is available for residential use and residential/care 
home uses (33 C3 and 72 C2) and submitted a proposal for the latter with their Regulation 
14 representation. This further proposal has been assessed through the SA/SEA.   
The site is therefore considered to be available 
 
Achievability: 
The landowner confirmed a proposal compliant with the Pre-Submission policy would be  
viable 
 
Summary Assessment: 
Based on a developable area which retains the existing ‘Amenity Green Space’, the RBC 
SLAA indicates a site capacity of 24 dwellings to reflect the character and density of the 
adjacent residential area. 
 
The site is considered suitable for 24 dwellings of a size appropriate for first time 
buyers/renters provided the Amenity Green Space is retained to provide a buffer to the 
M25, the layout and design of buildings has regard to the setting of West End Farm to the 
north and the existing RoW across the site are maintained and opportunities to improve 
pedestrian/cycle connectivity to Thorpe School and village services are taken.   
 
Assess both options in SA/SEA   
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ID38 – Thorpe Park Farm, Coldharbour Lane, Thorpe 
 
 
Site Area – 1.05 Ha 
 
Current Use: 
Agricultural/Commercial 
Partially PDL 
 
Suitability: 
Located within Conservation Area 
The South West London Waterbodies SPA lies to the 
south of the site 
Grade II Manorhouse Farm house, Manorhouse Farm 
Barn and Shire Barn lie within the site 
Curtilage 
The site will be released from the Green Belt upon 
adoption of the Runnymede 2030 Local Plan. 
 
Availability: 
Availability remains uncertain and it was decided that no further consideration should be 
given to this site until the present owners decide on the nature of its availability and their 
desired use. 
 
Achievability: 
N/A. 
 
Summary Assessment: 
Remove from further consideration. 
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ID42 – CEMEX 1, Land West of Ten Acre Lane and East of Muckhatch Lane, Thorpe 
 
 
Site Area – 13.1 ha 
 
Current Use: 
Agricultural/Greenfield 
 
Suitability: 
Located outside Conservation Area 
Flood Zone 1 
Located within a mineral safeguarding area 
The site will be retained in the Green Belt upon 
adoption of the Runnymede 2030 Local Plan. 
 
Availability: 
Landowner originally confirmed the site is available for 
a comprehensive scheme of approx. 250 dwellings.    
 
Achievability: 
No data to indicate not viable. 
 
Summary Assessment: 
In addition to residential uses this site is of a scale that could deliver the infrastructure to 
meet the wider needs of the community.  
 
To be allocated in the neighbourhood plan through the provisions of paragraph 136 a more 
modest residential scheme would be necessary to meet the criteria established by RBC for a 
‘detailed amendment’ to the Green Belt to facilitate the delivery of community uses. 
‘Exceptional circumstances’ for such an amendment would need to be demonstrated.  
 
On balance, assess as option in SA/SEA 
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ID44(N) – CEMEX 3, Land East of Ten Acre Lane and North of Coldharbour Lane, Thorpe 
 
 
Site Area – 13.6 Ha 
 
Current Use: 
Greenfield 
Subject to previous mineral extraction and now 
in aftercare. (RU.12/0872) 
 
Suitability: 
Located within Conservation Area 
Flood Zone 1 
Located within a mineral safeguarding area 
The site will be retained in the Green Belt upon 
adoption of the Runnymede 2030 Local Plan. 
 
Availability: 
Landowner has confirmed the site is available for 
a scheme of approx. 40 dwellings to facilitate a parkland scheme comprising a mix of  
recreational, sport, car park and cemetery uses extending to about 12 Ha.    
 
Achievability: 
The landowner has confirmed the proposal is viable and deliverable. 
 
Summary Assessment: 
In addition to residential uses this site is of a scale that could deliver the wider needs of the 
community. The submitted proposal would meet the provisions of paragraph 136 and the 
criteria the criteria established by RBC for a ‘detailed amendment’ to the Green Belt. 
‘Exceptional circumstances’ would need to be demonstrated.   
 
On balance, assess as option in SA/SEA 
. 
 
  



Sites in Thorpe not taken forward (see Table B for reasons) 
 
ID56, ID123, ID220, ID286, ID308 and ID309 
 



4. Sustainability Appraisal  
 
The SA was undertaken for the Forum by AECOM as part of the technical support package 
under the Neighbourhood Plan Support Programme. It appraised each option using the 
framework of sustainability objectives agreed with the statutory consultees. The final 
iteration of the sustainability appraisal assessed the following refined options to determine 
the likely positive, negative or uncertain effects. The SA Report does not itself give weight to 
the objectives and does not seek to rank the sites, as this is not the purpose of the appraisal.  
 

 
 

Significant positive effect Significant negative effect 
Minor or uncertain negative effect Minor or uncertain positive effect 

No colour = no significant effect 
? = uncertainty of effects whether positive or negative 

 
Table C – Final SA/SEA Appraisal Findings 

 
The outcome of the SA indicates that, without taking account of mitigation measures, the 
option that combines sites within the Inset boundary (ID2 & ID32a) along with land adjacent 
to the settlement boundary but within the Green Belt (ID44N) performs more  positively 
against the biodiversity and population and community objectives.  
 
  



15 
 

5. Recommendations for Site Allocations 
 
Having considered  all the representations made on the Pre-Submission Plan, the Final 
SA/SEA and the various evidence base studies undertaken in the preparation of the Plan, the 
Forum recommend that the following three sites should remain in the Submission Plan, 
subject to some minor policy modifications. 
 

• Coltscroft Farm (ID32a); 
• Woodcock Hall Farm (ID2); and 
• Land East of Ten Acre Lane and North of Coldharbour Lane (ID44N) 

 
While Coltscroft Farm and Woodcock Hall Farm lie within the proposed Green Belt Inset 
Boundary, the Land East of Ten Acre Lane and North of Coldharbour Lane will be allocated 
as a result of a ‘detailed amendment’ to the Green Belt through the provisions of NPPF 
paragraph 136.  
 
The ‘exceptional circumstances’ to justify the release of land from the Green Belt are: 
 

1) The heavily constrained nature of the designated neighbourhood plan area; 
2) The limited capacity on previously developed land within the existing village inset 

boundary for housing and community infrastructure generally;  
3) The need for housing to meet identified local needs particularly for younger people 

and downsizers and to increase the availability of affordable and ‘First Homes’ which 
cannot be wholly met from available sites within the built up area of the village (i.e. 
the existing village inset boundary); 

4) The need to balance the efficient use of previously developed land with the need to 
ensure that overdevelopment of available sites doesn’t damage the distinctive local 
and historic character of the village;  

5) Addressing the current identified deficit in sport and recreation provision and 
facilities for children and teenagers which cannot be met within the village inset 
boundary. 

6) The opportunity to improve public access and connectivity to the countryside 
7) The need for additional car parking to service St Mary’s Church and the Cemetery to 

avoid the parking pressure on the historic village core 
8) The overall sustainability of the proposals and the limited alternatives to 

accommodate the identified needs for sustainable development at Thorpe other 
than through Green Belt release 

 
 

 
 
 

 


