LOCAL PLAN CONSULTATION 2018 

GUIDELINES FOR CONSULTATION RESPONSES 

The following guidelines for residents responding to Tandridge Draft Local Plan (TDLP) Regulation 19 Consultation, have been compiled by planning experts, local residents, Lingfield Parish councillors & members of the Neighbourhood Plan Steering Group. 

 How to submit your responses is at the at the end of this guide. 
Comments must be received no later than 5pm on 10th September 2018. 

General Information

It is important to understand that at this stage ONLY comments relating to two aspects of the TDLP will be considered by the Planning Inspector examining the plan: ‘Legal Compliance’ and ‘Soundness’.  

Any comments you may have made to the previous consultations will need to be resubmitted if you think they are relevant.

*Has Tandridge District Council (TDC) followed planning legislation in putting this plan together (legally compliant)? 

*Can the plan deliver sustainable development and the required infrastructure within the plan period? Are the choices it makes based on facts? Is the plan realistic or appropriate (sound)? 
Comments on infrastructure, the surgery, school places, access and traffic, etc. will not be taken into consideration unless the information about them shows they are undeliverable or is not based on facts.

The following points are reasonably detailed to let you see how the comments can be made for the Star Fields site. Use as much of it or as little as you feel confident to use. 

THE STAR FIELDS (HSG12) SITE ALLOCATION
The site which has been allocated in Lingfield will be referred to as 'The Star Fields HSG12.' It is shown in “Our Local Plan 2033 on page 119 as HSG12 and was previously called LIN030 and Land Behind Old Cottage in other documents. 

1. Failure to consult at a formative stage and lack of transparency (legal compliance)
Lack of consultation with the residents of Lingfield, the Parish Council, district councillors and the Neighbourhood Plan Steering Group when the decision to include the site was made. In the three previous consultations, this site was described as “unsuitable”. 
Woolbro Homes are the developers putting the site forward and in their submission in December 2016, they showed the whole site as available and deliverable. 
The Council had nearly 18 months in which to consult specifically on this site or at least make it known to the key stakeholders. The Council have been aware of the work of the Lingfield Neighbourhood Plan in looking at sites around the village and of their view that the Star Fields were unsuitable. The Neighbourhood Plan group have provided evidence that there is less opposition in the village to the broad locations for development around the western and southern sides of the village, subject to appropriate designs.
The inclusion of the Star Fields site was kept secret until the first publication of the draft documents in Mid-June 2018 meaning the Council have clearly failed to engage with any of the stakeholders or provided us with an opportunity to submit our views on it.

2. Lack of flexibility and reasonable alternatives not considered (legal compliance)
There were other sites put forward in the green belt around Lingfield and these were presented as possibilities in the Sites Consultation (Nov-Dec 2016). The land behind Saxby’s Lane (LIN027) and the field by Wallis’ (LIN005) generated considerable opposition but Lingfield House (LIN031) and land off Newchapel Road (LIN020) could have been investigated further, especially when the Neighbourhood Plan group asked for these 2 alternatives to be considered instead of the Star Fields when they met the planning officers in June this year, before the final version of the draft plan was approved by the Council in July. 
3. Inaccurate, contradictory and misleading evidence (soundness)
When the site was ruled out for the Sites Consultation in Nov/Dec 2016, its position in relation to the setting of the Conservation Area was given considerable weight. It was described in these documents as “unsuitable”.
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A more detailed investigation of the site’s position in the green belt parcel assessments, confirmed the importance of the setting: 
“The Green Belt forms part the setting of the Lingfield Conservation Area and so it is considered to make a strong contribution to preserving its setting and special 

character and as such has been identified as an Area for Further Investigation.”  
“The Area for Further Investigation provides a rural setting and approach to the church. It is considered that the siting and scale of the Green Belt in this location serves to prevent sprawl, the merging of built-up areas and encroachment upon the countryside and that this is essential in preserving the setting of this part of the Conservation Area.” (Green Belt Assessment (Part 2) Areas for further investigation 2016, Appendix A, pages 147 & 149) 

The description of the site’s position in “Our Local Plan 2033” omits the previous documents’ findings. It states: 

"The site is an agricultural field, adjacent to the south east boundary of Lingfield. The site has residential properties to the south and west, and a graveyard to the north. The site is predominantly within a Conservation Area and a Grade II* listed building sits to the east." (TDLP page 119)
This description is misleading. The Star Fields links the 17th century Grade II* New Place with Lingfield Old Town, in which there are 11 listed buildings; most notable of which are the Grade I Church of St Peter & St Paul and the Grade I Pollard House and Cottage. Both are very unusually, located close to the original Medieval fields that provide the views into and out of the Conservation Area and of the spire of the church. Most of the rest of the listed houses are Grade II*, which makes this cluster of heritage assets significant. The site is no ordinary agricultural field but an important setting for this medieval heritage area providing open views across to New Place and the value this affords to this unique setting explains why Star Fields form a large portion of the Lingfield Conservation Area which protect this setting. 
To justify removing the Star Fields site from the Green Belt, the TDLP states that it "is physically and visually well contained by built form on 3 sides".  This is to meet their own statement in the plan that releasing Green Belt in semi-rural settlements like Lingfield will be permitted only where it comprises: "Infilling within an existing substantially developed frontage."

This is manifestly inaccurate and untrue. The site is in fact surrounded by mature back gardens, the lower church graveyard, hedges and mature trees, agricultural land not in the site, a small orchard and the Listed Grade II* wall to the garden of New Place.

The Conservation Area is not consistently shown in maps of Lingfield or this site. On the summary sheet for Lingfield and in the TDLP, the conservation area is not shown at all, despite it covering a considerable portion of the village. In the Urban Capacity Study maps, the Conservation Area is shown as only inside the village boundary. 60% of the Star Fields site is inside the Conservation Area which is open green belt and this is not shown as being inside the Conservation Area. 

4.  Insufficient weight has been given to the importance of the Heritage Assets (legal compliance and soundness). 

The Sustainability Appraisal for the sites in Lingfield shows the Racecourse site (LIN012) rejected for reasons including the “close proximity to Conservation Area and may affect setting of Listed buildings”, yet the Star Fields site is stated as having “west half within a Conservation Area and a Grade II* Listed building sits to the east”. The close proximity of two Grade I Listed buildings and all the other Listed Heritage Assets are not mentioned at all. This is deliberately down-playing the importance of the Heritage Assets, especially the Grade I and Grade II* buildings which are of National Importance.
The public footpath running north of a new site to the rear of Knight’s Mead, off Crowhurst Road (LIN034) and the access is through a Biodiversity Opportunity Area counts towards its rejection, yet the Star Fields is bisected by a well-used public footpath. It includes a Nationally recognised Biodiversity Opportunity Area in the southern portion (not acknowledged in the documents) and the site-based ecology report (2017) identifies 15% of the site as ecologically unsuitable for development. The land to the rear of Knight’s Mead (LIN034) is rejected on lesser ecology grounds than for the Star Fields, which is further evidence of unreasonable bias.
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Sustainability Appraisal (2018) Volume 2: Options Assessments (page 198)





The assessment does not give the Heritage Assets for which the Star Fields is the important setting, sufficient weight. The NPPF (2012, para 132)
  states that “great weight should be given to the asset’s conservation. The more important the asset, the greater the weight should be” and includes as significant harm, “development within its setting”. Grade I Listed buildings are assets of national importance and in the case of Pollard House and Cottage, which as a modest domestic building, is of sufficient historic value to be classed in the same group as stately houses and palaces, its proximity of the open fields adds to the setting of the Lingfield Old Town. 
5. Exceptional Circumstances to release green belt are not met (legal compliance and soundness). 

Having found that the area serves the purposes of the green belt in previous assessments, especially as it is one of the few locations within the green belt of Tandridge which meets one of the 5 purposes of the green belt: to preserve the setting and special character of historic towns (NPPF, 2012 and 2018
), very little weight is given to this purpose in the green belt exception test. 
The assessment is flawed as it repeats the assertion that the Star Fields are “physically and visually well contained by built form on three sides” which as has been already stated, is not true. 

The exception test assessment goes on to say the site would have limited impact on the “openness (of the green belt) because it would infill a gap…….it would ‘complete’ the settlement form”. 
This is illogical. The ‘openness’ of the green belt is not specific to a location. Its ‘openness’ is measured on its openness and permanence. This green belt site has not been encroached upon and the boundaries have been maintained intact, mainly because they are already partly ‘open’ as gardens, graveyard, fields and wooded areas. Joining the gaps on a map to ‘complete’ the boundary is not a sound planning reason to release the green belt.  Indeed, the site as developed, will join the already developed areas between Lingfield and Dormansland. The Racecourse, Franklin Gardens and Lingfield College have built form up to the railway line to the east. That the railway line is a physical barrier to prevent Lingfield and Dormansland merging is not sufficient reason to allow this green belt to be encroached upon. Its value to separate the settlements has been reduced by the Council because of the physical barrier of the railway line but the Council fails to assign importance of inclusion of the Star Fields in restricting the sprawl of Lingfield towards Dormansland and also towards the setting of New Place and New Place Farm, with its Oast House, recognised by Tandridge as locally listed Heritage Assets,  ‘Buildings of Character’. 
Infrastructure & flood issues

Flooding is an issue to local residents but is not something we are currently qualified to advise on at this stage. 
With regards infrastructure, there is an Infrastructure Delivery Plan which proposes to provide Lingfield with a new surgery building, a new station car park on the corner of Town Hill and Station Road and a 'mobility impaired persons bridge at Lingfield Station'. You may want to mention that the 60 houses proposed for the Star Fields site is unlikely to provide sufficient contributing revenue to make any impact on the cost of these items and they are therefore undeliverable. 

In reality, the negligible contribution to the multi-million £ cost of the disabled crossing is meaningless as Network Rail have already designated the funding to take this project forward as a priority.   

Lingfield Gardens 

The Lingfield Neighbourhood Plan looked at all the sites put forward to Tandridge for development and in the Public Meeting held in Lingfield on the 26th November 2016, they asked for opinions about the sites in the Tandridge Sites Consultation around Lingfield. The comments from residents who came, expressed a preference for the sites in the broad area from East Grinstead Road, round the west of the village to the Godstone Road to be more acceptable than the Star Fields and the area between Lingfield Common Road and the village. 

Lingfield House (site LIN031) could provide a much more acceptable development as it has many advantages over the Star Fields. You may like to see what the Lingfield Gardens scheme can offer the village and their website has additional points you could add to your comments. The Planning Inspector considers responses with alternative suggestions more favourably, than the purely negative ones.  It is helpful that the Neighbourhood Plan has found out this location has already some support from residents. 

Please have a look at the Lingfield Gardens website for more information.

www.lingfieldgardens.co.uk
How to submit your response
There are several ways to submit your response by the 10th September (5pm) 

E-mail your comments directly to  localplan@tandridge.gov.uk.
Post to: Local Plan Tandridge District Council, 8 Station Road East, Oxted RH8 0BT.

Visiting the consultation portal, to submit your comments online   http://consult.tandridge.gov.uk/portal.
 Click here for the guidance note  issued by Tandridge on commenting.

 If you want to obtain more detailed help to comment on the whole Local Plan or on how it affects Lingfield in other ways, please email:  hello@lingfield.info 
There are paper copies of the documents at the Council Offices in Oxted and Lingfield Library.

Please do submit comments in whatever detail you can

By 5pm on Monday 10th September 2018
It’s the last opportunity for making any comments about the Local Plan
� National Planning Policy Framework 2012. 


� National Planning Policy Framework 2018





