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Email: info@ottershawforum.com  Website: www.ottershawforum.com 

 

23rd May 2021 

Runnymede Borough Council 

Addlestone 

Surrey  KT15 2AH 

 

via e-mail 

 

Full Planning Permission Application RU.21/0673 - Change of Use - SANG 
 

Dear Sirs, 

 

I refer to the above Detailed Planning Application.   

1. The following represent the endorsed comments, observations and objections of the 

Ottershaw Neighbourhood Forum. 

 

2. Please note that two current members of the ONF Steering Committee, Malcolm Cressey 

and Carl Mann who are Runnymede Borough Councillors and are also involved with the 

RBC Planning Committee have abstained from comment or voting on this application 

due to their declared conflict of interest. 

 

SANG Access and Wider Benefits. 

3. Whilst it is appreciated that the SANG exists in order to mitigate impacts to the nearby 

SPA, it is stated in the application that the SANG is servicing a wider community.  This is 

currently very restricted as it is largely a closed environment serving only a limited 

additional Ottershaw community local to the development through the existing footpath 

network. Its true benefit could be to a wider community and catchment area. Resolving 

this does not appear to be either difficult or costly. 

 

4. To maximise the benefit of the SANG, pedestrian only access to it should be made 

possible for Rowtown residents approaching from the eastern end of Brox Lane. This 

would provide significant benefit to the wider community who currently already use 

Brox Lane and the intervening farm area to exercise. 

 

Defer or Refuse Until: Pedestrian only access to SANG from east end of Brox Lane is 

provided to increase benefit. 

 

Car Parking and the Less Able. 

5. No provision has been made for car parking specifically to allow people less able within 

the Ottershaw area to benefit from the newly available open space.  This appears very 

short-sighted and is in contravention of the RBC policy laid out (Reference A) for an area 
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in excess of 10ha1.  The full benefit of this unique space can only be realised if a suitable 

amount of parking provision including for the less able is included.  In order to avoid 

disruption outside of the development the parking provision must fall within the 

proposed new housing development, accessible from its Brox Road entrance and be 

suitably convenient to facilitate access to the SANG by the less able. This is supported by 

the extant policy1. 

 

Refuse or Defer Until:  Dedicated SANG Car/Vehicle Parking provision is included through 

the proposed housing development via Brox Road entrance and adjacent to the SANG to 

maximise benefit and meet policy requirements. 

 

Path Upgrades. 

6. Existing Path Upgrade (10 on Masterplan). Whilst it is agreed that upgrading the surface 

of the existing path is important it is unlikely that a simple upgrade will suffice as the 

surface becomes non trafficable in winter. It is recommended that: a. The path surface is 

raised in all areas where trafficability is an issue and a draining substrate is used. b. The 

path is widened throughout to provide better trafficability, currently it is very narrow. 

Care must be taken to ensure the path is properly integrated into the landscape.  It 

should be noted that there are similar examples of this within other SANGS in the area 

which have been successful.  Consideration should be given to upgrading this to a 

cyclepath standard which would further encourage local access to the area and provide 

some mitigation for the traffic issue on Brox Road.  The emerging ONF vision envisages a 

network of connected green infrastructure across and beyond our area of which this 

would be a part. 

 

Defer or Refuse until: The existing footpath (No10) is shown to be upgraded to surface, 

substrate, width and category to a joint footpath and cycle route and raised to a minimum 

surface level above winter standing water levels. 

 

Biodiversity Net Gain. 

7. The Biodiversity Net Gain calculations referred to as Appendix 1 for the residential 

development and Appendix 2 for the SANG in Tyler Granges BNG Assessment report 

have not been provided and should be acquired and published for comment before 

determining the application. 

 

Defer or Refuse until: Appendices are provided in full for comment and comments 

proffered and assessed. 

 

New Planting. 

8. Tyler Grange advised: New planting across the site, which will include locally appropriate 

species including oak, birch and Scots pine.  The location and quantity of these is not 

apparent from the design. Whilst these may be an example of local species, they may be 

inappropriate for a SANG of these proportions unless used very sparingly.  

 
1 Reference A: Runnymede LP 2030 Thames Basin Heaths SPA SPD April 2021 – Appendix 5.  
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The application should be deferred or refused until further details are provided of the 

optimal species number, and location of tree planting. This should be consulted upon. 

 

Ecology. 

9. Tyler Grange have stated "Overall, the site is of low ecological importance".  No evidence 

has been provided to support this assertion. In addition, the EIA has no evidence to 

support the absence of the Great Crested Newt at this location, it having been identified 

7 years previously in a GCN Survey. The Ecological details provided are incomplete 

and/or inaccurate. 

 

Defer or refuse the application until up-to-date comprehensive surveys are conducted to 

ensure the full ecology of the area is comprehended. 

 

     Provisions for Larger Mammal Species. 

10. RBC Policy SL25 states improved environment for wildlife and this is welcomed. To 

protect and enhance biodiversity and geodiversity, plans should: a) Identify, map and 

safeguard components of local wildlife-rich habitats and wider ecological networks, 

including the hierarchy of international, national and locally designated sites of 

importance for biodiversity; wildlife corridors and stepping stones that connect them; 

and areas identified by national and local partnerships for habitat management, 

enhancement, restoration or creation; and b) promote the conservation, restoration and 

enhancement of priority habitats, ecological networks and the protection and recovery 

of priority species; and identify and pursue opportunities for securing measurable net 

gains for biodiversity. Design standard 4 states: Natural environment: "Protecting and 

connecting habitats".  

 

11. There have been no provisions made for the larger mammal species that forage across 

the site and moving along the boundary of the site. A badger sett is present in a 

residential garden that borders the site (specific details can be provided). A mitigation 

strategy should therefore be devised, and a licence obtained from Natural England.  An 

ecology corridor similar to another Richborough site located in Aylesbury has already 

been suggested and we believe would suit this site.  

 

12. Biodiversity net gain involves not only avoiding or mitigating harm to natural areas, but 

also seeking to improve them through the creation or enhancement of habitats over and 

above what is there already. Therefore, maintaining these wildlife corridors is 

paramount but currently lacking from the masterplan design.  

 

13. A third of Surrey’s biodiversity is either locally extinct or heading that way. The cause of 
this habitat fragmentation is past and present land management as well as decisions 
about land-use and development, which must all be addressed. Greater consideration 
needs to be given to providing wildlife corridors and steppingstones that connect them. 

 
Defer or refuse until suitable proposals for the implementation of wildlife corridors are 
provided. 
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SANG Management. 
14. The ongoing management of a SANG is critical to its success as a community asset and 

an ecological success.  This must be clearly defined during the design process with a 
funded plan and declared ownership/custodianship.  There is no clear ownership or 
management plan in the current proposal. 

 

Defer or Refuse until: A comprehensive management plan is provided.  This must cover 

details, methods, ownership, responsibilities for the implementation, insurance cover and 

liability and maintenance frequency, along with how this is to be funded and sustained. 

 

Design.   

15. Similar to para 14 above, the quality of the resultant SANG and its appropriateness must 

have a direct correlation with the community that it serves.  We emphasise the 

significance of community engagement throughout to ensure the outcome is optimal 

and provides the best fit for them. 

Noise.  

16. It should be noted that the applicable policy (Reference A)1 for the SANG stipulates that 

it “must be free from unpleasant intrusions (e.g. sewage treatment works smells etc)”.  

Whilst not specifically referenced, this implies that excessive noise pollution would also 

constitute an issue at this location which is directly overflown by all aircraft and 

helicopters on final approach to and ascent from Fairoaks Airport. 

 

Defer or refuse the Application until the noise impact of overflying is measured and if 

required seek adjustment to terminal departure and landing to move overflying west of 

development (Brox Road/Guildford Road junction), and/or ensure other suitable 

mitigation measures are proposed. 

 

 

Signed electronically 

 

ROliver 

 

Bob Oliver 

Treasurer/Project Manager – ONF 

On behalf of the Ottershaw Neighbourhood Forum 

 


