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Sustainability Appraisal Indicators 
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Medium 
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0 + + 0 0 0 0 0 0 0 + + 

Long 
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0 + ++ 0 0 + 0 + 0 + + + 

Monitoring Indicators 

Indicator Target Data Source 

Number of planning 
decisions, including appeals, 
granting permission not in 
accordance with Policy E2 

No planning permissions 
that are not in accordance 
with Policy E2 

In house monitoring 

Key Evidence 

• Local Flood Risk Management Strategy (Surrey County Council, 2014) 

• Draft Strategic Flood Risk Assessment (Spelthorne Borough Council, 2018) 

• Spelthorne Water Cycle Study (Spelthorne Borough Council, 2019) 
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E4: Environmental Protection 

Air Quality 

1) The Council will seek to protect and improve the Borough’s air quality and work 
towards meeting the World Health Organisation Air Quality Guidelines by ensuring all 
development proposals prevent further deterioration of existing poor air quality and are 
“air quality neutral” as far as reasonably practicable. 

2) An applicant will be required to submit an air quality assessment for development 
proposals where development: 

(a) is in an Air Quality Management Area (AQMA), or is predicted to impact 
pollutant levels within an AQMA and 

(b) generates significant levels of pollution, or 

(c) increases traffic volumes or congestion, or 

(d) is for non-residential uses of 1000 sqm or greater, or 

(e) is for 10 or more dwellings, or 

(f) involves development sensitive to poor air quality or 

(g) introduces a potentially significant point source of air pollutant emissions or 
alters the emissions of an existing point source. Applicants are strongly 
encouraged to avoid the introduction of a point source by utilising technology 
such as Air Source Heat Pumps (ASHP). Where a development proposal 
introduces a point source, for example a Combined Heat and Power (CHP) 
unit, the Air Quality Assessment should demonstrate the necessity of the 
proposed equipment. 

3) For development proposals that could potentially cause, exacerbate or introduce new 
exposure to poor air quality, mitigation and compensation measures should be 
incorporated. Mitigation is required to ensure that all major developments are 
sustainable from an air quality perspective and for the protection of public health. 
Where on site measures alone are not possible or are insufficient to reduce the impact 
on air quality, applicants should consider the scope for mitigating the impact by 
contributing to funding of other initiatives that improve air quality. 

4) Planning permission will not be granted for proposals where adverse effects on air 
quality for existing receptors and/or future occupiers are of a significant scale, either 
individually or in combination with other proposals and/or the effects cannot be 
appropriately and effectively mitigated. 

Water Quality 

5) The Council will ensure all development located near ground and surface water have 
the appropriate measures in place to mitigate any adverse impact on water quality and 
water features. Planning permission will not be granted for developments which do 
not demonstrate the incorporation of water efficiency measures such as water 
recycling and collection features. Wherever practical, Sustainable Drainage System 
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(SuDS) should be incorporated to minimise the discharge of surface water to the 
sewer system. 

Noise 

6) The Council will seek to protect and improve local noise conditions as far as 
reasonably practicable. The Council will ensure that development proposals that may 
generate unacceptable noise or be unreasonably impacted by noise sources 
incorporate appropriate attenuation measures to minimise the effects on new and 
existing residents. The adverse impacts of noise are to be reduced to acceptable 
levels through good design, layout and orientation of sites and buildings, and 
adequate noise insulation. In residential areas close to the airport, only one-for-one 
replacement of existing housing will be allowed within the 66Leq and above noise 
contour. The Council will require an acoustic report to accompany an application for 
development proposals that may be sensitive to noise sources, or might cause 
unacceptable noise for residents, businesses or the environment. Planning permission 
will be refused where the impact of noise cannot be mitigated to an acceptable level. 

Light 

7) This policy seeks to minimise the adverse impact from light pollution on the 
environment. It promotes the use of measures to minimise the adverse impact of 
lighting on surrounding areas. Applicants developing proposals for lighting will be 
required to assess the impact of the lighting scheme and demonstrate there are no 
unacceptable adverse impacts. The Council will require developments that may result 
in light pollution to incorporate appropriate design and energy saving measures in 
order to minimise the potential for light pollution. Planning permission will not be 
granted for light generating development proposals that may have an adverse impact 
on residential developments, amenity, wildlife, biodiversity and highway safety. The 
Council will require a lighting impact assessment to accompany an application for 
development proposals that may cause unacceptable light pollution for residents, 
businesses or the environment. 

Development of Land Affected by Contamination 

8) The Council will ensure that where development is proposed on land that may be 
affected by contamination, the applicant must undertake appropriate risk assessment 
and if necessary, remediation to ensure the development is safe or will be made safe 
for its intended use. Through the incorporation of mitigation measures, treatment to 
reduce contamination or remove pollutant pathways and soil/ground gas/groundwater 
remediation initiatives, receptors exposure to land contamination will be minimised. 

9) The Council will: 

i) Require development proposals to be accompanied by an assessment of risk 
from contamination where the development is on or adjacent to previous 
industrial uses or other land known to be affected by contamination, or in all 
cases where the proposal is for new housing or other forms of development 
which are particularly sensitive to contamination. 

ii) Impose conditions on planning permissions requiring appropriate investigation 
and remediation of contamination before development can proceed. 
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iii) Require applicants to demonstrate the investigation and remediation of 
contamination has been carried out appropriately to a standard sufficient to 
enable the development to be safely occupied. 

10) Planning permission will not be granted for proposals where the risk to existing 
receptors and/or future occupiers from land contamination is unacceptable and cannot 
be appropriately and effectively mitigated 

Definitions 

7.32 Air Quality Management Area (AQMA): The area within the Borough where the 

national air quality objectives56 are not likely to be achieved, as declared to 

Defra. Spelthorne currently has a Borough wide AQMA for nitrogen dioxide. 

7.33 Point sources of air pollutant emissions: Point sources of air pollutant emissions are 

stationary locations from which pollutants are discharged such as a chimney or flue. 

Examples include centralised boilers and Combined Heat and Power units. 

7.34 Land affected by contamination: The terminology within policy E3 refers to land 

affected by contamination which is reflected in Government guidance57 . “Land 
affected by contamination” or “land contamination”, are used to describe the much 
broader categories of land where contaminants are present but usually not at a 

sufficient level of risk to be contaminated land58 . As such, the Council/planning 

regime will require development of land affected contamination to follow a higher 

standard of remediation which is in line with best practice guidance from government. 

Government guidance states that organisations must use other regimes above Part 

2A where contaminants are present to resolve land contamination. After carrying out 

the development and commencement of its use, the land should at a minimum not be 

capable of being determined as contaminated land under Part 2A of the EPA 1990 

(NPPF 2021, paragraph 183b), and must be deemed suitable for use in line with best 

practice guidance. 

7.35 The other term “contaminated land” has a specific legal definition under Part 2A 

Section 78A (2) of the Environmental Protection Act (EPA)1990. The thresholds for 

contamination are less stringent under Part 2A standards than under best practice 

guidance that is applied through planning regime. 

56 https://uk-air.defra.gov.uk/assets/documents/National_air_quality_objectives.pdf 
57 DLUHC (2014). Land affected by contamination guidance. Available from: 
https://www.gov.uk/guidance/land-affected-by-contamination 
58 Defra (2012) Environmental Protection Act 1990: Part 2A - Contaminated Land Statutory 
Guidance. Available from 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/22 
3705/pb13735cont-land-
guidance.pdf#:~:text=The%20Part%202A%20regime%20is%20one%20of%20several,or%20where% 
20action%20is%20taken%20independently%20by%20landowners. 
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Reasoned Justification 

7.36 National policy states that planning policies and decisions should contribute to and 

enhance the natural and local environment by preventing new and existing 

development from contributing to, being put at unacceptable risk from, or being 

adversely affected by, unacceptable levels of soil, air, water or noise pollution or land 

instability. Development should, wherever possible, help to improve local 

environmental conditions such as air and water quality, taking into account relevant 

information such as river basin management plans; and remediating and mitigating 

despoiled, degraded, derelict, contaminated and unstable land, where appropriate 

(NPPF 2021, paragraph 174). 

7.37 Whilst some polluting activities are controlled through legislation, the planning system 

has a complementary role in directing the location of development that may give rise 

to pollution where a separate pollution control regime does not apply, both pollution 

directly generated from the development or indirectly, for example through the traffic 

a development generates. The NPPF 2021 is clear that the impact of pollution is a 

material planning consideration. 

7.38 National policy requires planning policies and decisions to take into account the likely 

cumulative effects of pollution on health, living conditions and the natural 

environment, as well as the potential sensitivity of the site or the wider area to 

impacts that could arise from the development (NPPF 2021, paragraph 185 and 186). 

Air Quality 

7.39 Air Quality is an important environmental issue for Spelthorne. The Council’s Air 
Quality Action Plan designates the whole Borough as an Air Quality Management 

Area (AQMA). This reflects that the whole Borough has a particular need to improve 

air quality therefore the Council will ensure that any new development in the Borough 

is consistent with the local Air Quality Action Plan and the requirements of national 

policy for planning decisions to sustain and contribute towards compliance with 

relevant limit values or national objectives for pollutants, taking into account the 

AQMA and cumulative impacts (NPPF 2021, paragraph 186). 

7.40 Road traffic has been identified as the biggest single contributor to poor air quality in 

Spelthorne and results in other adverse environmental and health effects. Transport 

modelling and highways data suggest that the main road corridors are the worst 

affected areas. Some areas in the Borough with poor air quality where nitrogen 

dioxide (NO2) concentrations are in excess of national standards remain notably 

alongside the A308 at Sunbury Cross and the A30 at the Crooked Billet roundabout. 

The level of particulates (known as PM10 and PM2.5) is also a concern adjoining the 

M25 and Heathrow Airport. 

7.41 Like every other authority, the Council has a statutory duty to work towards the 

Government’s air quality standards. What is worthy of note is that, though the 

Council has little or no influence over traffic, there is scope to reduce reliance on cars 

and trips that have origins or destinations within Spelthorne to ensure that air quality 

impacts are kept to a minimum. The Council with other stakeholders, will develop 

and implement a strategy to decrease the reliance on cars, promote sustainable 

modes of transport and reduce congestion and environmental impacts. The Council 

will ensure that there are mechanisms such as additional Air Quality monitoring 
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stations in the Borough to capture current levels and to assist in managing air quality 

improvements. Also, the Council will require an ‘air quality assessment’ to be 
undertaken where the development proposed meets the criteria given in Policy E3. 

National policy requires that the Council to take into account the impacts of 

particulate levels with regard to public health, developments meeting the criteria for 

an air quality assessment should ensure that the impacts of particulate emissions 

(both PM10 and PM2.5) are considered within the assessment alongside the impacts of 

NO2. Where an air quality assessment is required the impacts of the construction, 

demolition and earthworks process and the impacts of construction traffic upon local 

air quality should also be assessed in line with best practice guidance to ensure that 

any significant effects are appropriately mitigated against, for the prevention of 

pollution. 

7.42 Individual developments are often shown to have a very small air quality impact. The 

cumulative impact of many individual schemes, deemed insignificant in themselves, 

can contribute to a ‘creeping baseline’. Therefore, good practice to reduce emissions 

and exposure should be incorporated into all developments* at the outset, at a scale 

commensurate with the emissions. Consideration of air quality neutrality should focus 

on both NOx, and PM10 emissions, the energy sources used within buildings and 

emissions from the vehicles associated with use of the development. Mitigation 

measures to reduce emissions may be applied on-site or off-site however the 

exposure of residents to poor air quality my still result in refusal without sufficient 

mitigation in order to protect public health. 

7.43 In many cases, the impact of the development being assessed will have a cumulative 

effect with other planned developments, which may or may not have planning 

permission. Where these developments have been granted planning permission and 

are therefore ‘committed’ developments, their impacts should be assessed 
cumulatively with those of the application site and incorporating traffic growth 

predictions on the highway network. The contribution of these committed 

developments should be accounted for in the ‘future baseline’, provided that their 
contributions can be quantified. It is difficult to include other planning applications yet 

to be determined, as the outcome is not certain – the number and type of traffic 

movements may not be quantifiable, and the site layout and end users may be 

unknown. Circumstances with scenario assessment for proposed development 

without planning permission will be rare. 

7.44 In some circumstances, there will be an existing permission for development on the 

site that has not yet been exercised. In the planning system, the estimated emissions 

from the existing permission could be considered as part of the future baseline and 

thus a revised application for the site would give rise to an incremental change 

emission from that associated with the extant permission. The Council’s approach, in 

line with best practice guidance, is that impacts be assessed for the new permission 

sought against the current baseline for the site, disregarding the extant permission; 

this will reflect the ‘real world’ increase experienced by receptors. 

Water quality 

7.45 The Borough’s surface and ground water resources are extremely important for a 

range of uses and consumers including domestic, commercial, industrial and 

agricultural. The water industry is a major user of land in the Borough with four large 
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reservoirs: the Queen Mary, Wraysbury, King George VI, Staines North and Staines, 

and treatment works at Ashford. 

7.46 Due to the Borough’s proximity to the River Thames, a significant area is at risk from 

flooding, with Staines and Shepperton being the worst affected areas. Also, the 

Borough’s ground water is particularly susceptible to pollution from contaminated run-

off, storm sewerage and misconnections of sewerage to surface water drains. As 

such, there is the need for practical measures to be taken to protect, restore and 

enhance the quality of the Borough water resources and its water features without 

compromising sustainable development. 

7.47 Therefore, the Council in conjunction with the Environment Agency will seek to resist 

any development proposal that threatens water quality but will support initiatives that 

result in improving water quality and the capacity of surface water to support wildlife. 

As stipulated in the European Water Framework Directive, the Council will also 

ensure that the Borough’s waterbodies achieve good ecological status and protection 

for drinking water sources and protected sites such as Sites of Specific Scientific 

Interest. 

7.48 The possibility of adverse impacts on water quality and the impact of any possible 

discharge of effluent or leachates which may pose a threat to surface or underground 

water resources directly or indirectly through surrounding soils depends on the nature 

and scale of the development proposed as well as the local topography, the size and 

sensitivity of the water body. Therefore, risks to water quality will need to be 

considered on a case-by-case basis and in consultation with the Environment Agency 

where a development could impact upon groundwater sources and water quality. 

Noise 

7.49 Some parts of the Borough suffer from high levels of noise, particularly due to 

Heathrow Airport and road traffic. There are also high noise levels close to the 

motorways, trunk roads and other major roads such as the A308. Where noise 

sensitive development, including housing and schools, are proposed in these areas 

sound attenuation measures will be required to ensure an acceptable environment is 

created for residents of the development. Applicants should seek advice from the 

Council’s Environmental Health team to ensure that the need for assessments and 
the appropriate level of detail is established at an early stage. The extent of aircraft 

noise from Heathrow is indicated by noise contours which are shown on the Policies 

Map. 

7.50 Noise sensitive uses proposed in areas that are exposed to noise from existing or 

planned industrial or commercial sources, will only be permitted where future users 

will not be exposed to an unacceptable noise impact that would result in creation of a 

statutory nuisance. Noise generating development will be permitted where it can be 

demonstrated that any nearby noise sensitive uses (as existing or with planning 

permission), will not be exposed to noise impact that will adversely affect the amenity 

of users of surrounding noise sensitive premises. In urban areas the density of 

industrial plant and air handling units (including kitchen extracts, air-conditioning units 

and refrigeration plant) has a cumulative effect of increasing the overall background 

noise level. To prevent this level continually increasing to the detriment of the local 

residential amenity in those locations there will be an expectation that all new noise 
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sources would operate at a Rating Level (BS4142) of 10dB below the background 

noise level measured as a LA90. 

7.51 Noise pollution from Heathrow Airport is of particular concern to the Council as the 

airport is close to major built up areas which means a large number of people in the 

Borough suffer noise disturbance from aircraft using the airport. Approximately, 

300,000 people are affected by aircraft noise from Heathrow as defined by the 57Leq 

noise contour. In Spelthorne the worst affected areas are in the north of the Borough 

in Stanwell and Stanwell Moor. 

7.52 The phasing out of noisier aircraft has led to some reduction in noise disturbance but 

the potential gains have not been fully realised because of a continuing upward trend 

in the total number of aircraft movements. Night flights are also a potential source of 

great disturbance to communities. The Council will continue to support controls on 

night flying that achieve a progressive improvement in the night noise climate, 

including a limit on the total number of night flights. The Council also supports the 

retention of noise preferential routes, aimed at ensuring flights are concentrated over 

more sparsely populated areas, and the maintenance of controls that limit ground 

noise at the airport. 

Light Pollution 

7.53 National policy requires planning policies and decisions should limit the impact of light 

pollution from artificial light on local amenity, intrinsically dark landscapes and nature 

conservation (NPPF, paragraph 185, c). 

Development of Land Affected by Contamination 

7.54 This policy seeks to ensure land which is likely to be affected by contamination is 

safely developed and is suitable for the proposed use. 

7.55 Less stringent pollution control and less careful site management in the past has led 

to a substantial legacy of sites that may be subject to contamination by former land 

uses. In particular, large areas of the Borough have been worked for minerals and 

the land subsequently filled. Although much of this activity has been on land within 

the Green Belt, many old sites are now occupied by, or are close to housing and 

commercial developments. These pits were filled long before any controls existed on 

waste disposal and, together with former industrial sites, now present a range of 

unknown contamination issues which need to be addressed. Contaminants may also 

be present on land where there are no specific records of contaminating uses, such 

as in made ground where unsuitable fill has been used. The Council’s principal 
mechanism for dealing with land affected by contamination is to ensure that land is fit 

for purpose when being redeveloped through the planning system. This is the most 

cost effective and sustainable way forward. 

7.56 A fundamental principle of sustainable development is that the condition of land, its 

use and its development should be protected from potential hazards. Failing to deal 

adequately with contamination could cause harm to human health, property and the 

wider environment. Where development is proposed, the developer is responsible for 

ensuring that development is safe and suitable for use for the purpose for which it is 

intended. A potential developer will need to satisfy the Council that unacceptable risk 

from contamination will be successfully addressed through remediation without undue 
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environmental impact during and following the development. The developer is also 

responsible for ensuring submission of adequate site investigation information and 

comprehensive risk assessment, prepared by a competent and Suitably Qualified 

Person (SQP) (whom holds a recognised and relevant qualification) with 

demonstrable experience in the assessment and remediation of contaminated land). 

7.57 Failure to provide sufficient information, according with best practice guidance, may 

result in permission being refused and/or is likely to result in delays in clearance of 

planning conditions and unnecessary cost implications. Prior to implementation of 

remediation, a remediation method statement will be required to be agreed with the 

Council. Following any remediation evidence must be provided demonstrating that 

7.58 

best practice guidance. 

Sustainability Appraisal Indicators 

remediation has been carried out in accordance with the agreed remediation strategy 

(with full justification if any deviations from the strategy (that have not been agreed) 

have been made and that the site is suitable for the proposed use. 

As a minimum, after carrying out the development and commencement of its use, the 

land should not be capable of being determined as contaminated land under Part IIA 

of the EPA 1990 (NPPF, para 183b), and must be deemed suitable for use in line with 

Monitoring Indicators 

Indicator Target Data source 

Number of monitored sites 
exceeding the annual air 
quality objective for nitrogen 
dioxide (40ug/m3) 

Reduce annual mean 
nitrogen dioxide levels to 
below (40ug/m3) 
at monitored sites 

The Borough Council, 
Surrey County Council, 
National Highways 

Net additional dwellings 
permitted within 66 Leq and 
above noise contour. 

No new dwellings should be 
permitted within the 66Leq 
noise contour 

The Borough Council 

No applications should 
be allowed, contrary to 
Environment Agency 

Development not to have 
unacceptable risk to water 
quality 

The Borough Council 
Environment Agency 
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advice, development which 
would 
threaten water quality. 

Key Evidence 

• Air Quality Action Plan 2005 

• Air Quality Annual Status Report 2020 

• Contaminated Land Inspection Strategy 2017 
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E5: Open Space and Recreation 

Existing Open Space 

1) The Council will seek to protect, maintain and enhance existing open spaces and 
areas for recreation and encourage quality and accessibility improvements. Priority will 
be given to areas where specific deficiencies in access or quality have been identified. 

2) The Council will not permit the loss or displacement of existing open space to other 
uses unless it can be demonstrated, through up-to-date and robust evidence, that: 

(a) There is a proven surplus of provision and the site is no longer needed, or is 
unlikely to be required in the future; or 

(b) The benefit of the development to the community outweighs the harm caused 
by the loss of the facility; or 

(c) An alternative facility of an equal quantity and quality or higher standard will be 
provided in at least an equally convenient and accessible location to serve the 
same local community. 

Provision of new open space and financial contributions 

3) Proposals for new residential development will be expected to make on-site provision 
for open space, having regard to the standards as set out in the most up-to-date Open 
Space Assessment. The Council will negotiate on site-by-site basis the typology of 
any open space provision. 

(a) Proposals delivering on-site provision will ensure appropriate long-term 
stewardship arrangements are in place to secure the quality of the open space 
in perpetuity59. 

(b) The Council will consider an off-site financial contribution to improve the quality 
of existing Council owned open spaces within a reasonable proximity to that 
development site where: 
i) it is demonstrated that it is not feasible or viable to incorporate on-site 

provision of open space; or 
ii) where the evidence indicates a demonstrable need for improvements to the 

quality of existing provision, as highlighted by the most up to date Open 
Space Assessment and/or other relevant documents. 

4) Proposals for new open space delivered separately from development should be firstly 
directed to areas where there are deficiencies of such space as identified within the 
most up-to-date Open Space Assessment and Playing Pitch Strategy and/or other 
relevant documents. 

Local Green Space 

5) The Council will give protection to spaces designated as Local Green Space and 
development will only be permitted where very special circumstances can be 
demonstrated which outweigh the harm. 

59 As set out in Policy E1: Green and Blue Infrastructure 
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Definitions 

7.59 Open Space is defined as all types of spaces, including areas of water such as rivers, 

lakes and reservoirs, which provide areas for sport and recreation and can act as 

amenity value. This includes, but is not limited to, playing pitches and fields, 

recreation grounds, parks and gardens, allotments and natural spaces such as 

common land. 

7.60 The Open Space Assessment provides a qualitative and quantitative audit of publicly 

accessible open space in the Borough. This assessment (or any successor 

document) should be used as the starting point when considering open space 

requirements for new developments. The Playing Pitch Strategy will provide a robust 

and up-to-date assessment of the need for playing pitches in Spelthorne as well as 

identifying opportunities for new provision. 

Reasoned Justification 

7.61 Open Space is important due to the positive contribution it makes to the character of 

settlements and health and social well-being. 

7.62 Open Space forms the basis of the Borough’s green infrastructure network supporting 
residents and other users. Therefore, it is considered that cumulatively, these spaces 

form valued assets of strategic importance which should be protected as a priority. 

Open spaces within urban areas provide relief from the urban environment for 

residents. Urban open spaces also provide breaks in the built environment. Policy 

E5 identifies all open space within urban areas as open space for the purposes of this 

policy and the protection afforded to these. 

7.63 The NPPF in paragraph 98 states that access to a network of high-quality open 

spaces and opportunities for sport and physical activity is important for the health and 

well-being of communities and can deliver wider benefits for nature and support 

efforts to address climate change. Planning policies should be based on robust and 

up-to-date assessments of the need for open space, sport and recreation facilities 

and opportunities for new provision. 

7.64 Given the importance of these spaces, there is justifiable reason for the inclusion of a 

policy which seeks to protect existing provision as a minimum and ensure provision of 

spaces in which there are identified deficiencies over the plan period. 

7.65 The NPPF allows for the designation of land as Local Green Space (LGS) through 

the preparation of the Local Plan. The designation is suitable for spaces of particular 

local significance or have community value. The Council has undertaken an 

assessment to identify potential Local Green Space (LGS) in consultation with the 

local community. 

7.66 By designating as LGS spaces will be protected from development in a manner which 

is consistent with Green Belt policy. Open spaces which do not meet the 

requirements of the LGS designation will be protected through Policy E5. Those 

spaces designated as LGS are shown on the Policies Map and are listed within the 

Local Green Space – review of sites. 

103 



        

  

 
 

   

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 

 
 

 
 

 

 

 
 

 
            

 
 

            

 
 

            

 

 

   

  

 

 
 

 
 

   
 

 
 

 

  

    

    

      

         

 

 

Pre-submission Spelthorne Local Plan, 2022 – 2037: Environment 

Sustainability Appraisal Indicators 
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Monitoring Indicators 

Indicator Target Data Source 

Quantity of open space No loss of open space, 
identified deficiencies met 
by end of plan period 

Planning applications and 
appeals 
Open Space Assessment 
and Playing Pitch Strategy 

Quality of open space Identified deficiencies met 
by end of plan period 

Open Space Assessment 
and Playing Pitch Strategy 

Key Evidence 

• Open Space Assessment (2019) 

• Playing Pitch Strategy (2019) 

• Local Green Space Assessment Methodology (2019) 

• Local Green Space Assessment – Review of sites (2022) 
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Pre-submission Spelthorne Local Plan, 2022 – 2037: Economy 

8. Economy 

8.1 Economic performance is an important indicator of the ‘health’ of the Borough. 

Ensuring the vitality and viability of Spelthorne’s centres and shaping these to be 
appealing places for local residents and visitors to access for shopping, leisure and 

entertainment purposes remains a key strand of the Local Plan. The Borough’s 

location provides a strong basis for attracting visitors and new businesses. Providing 

a diverse mix of business and facilities enhances the attractiveness of these centres 

and provides for the needs of local people within their communities and employment 

opportunities for a wider population. 

8.2 The Borough provides a home to major companies such as Shepperton Studios and 

BP, which are valuable contributors to providing local employment opportunities and 

supporting the local economy. Retaining these and identifying suitable locations for 

other high-profile companies to locate in Spelthorne, are important parts of the 

Borough’s economic and employment performance. 

Meeting Employment Needs 

8.3 The Employment Land Needs Assessment60 is based on economic forecasts which 

estimate the growth in jobs in different sectors and translates this into an estimate for 

change in employment floorspace over the plan period. Changes in office, industrial 

and storage/warehousing floorspace are considered. 

Use Class 
Required change in floorspace 

2022-2037 (sqm) 

E (g) (i and ii) 18,372 

B2 -11,268 

B8 (general) 12,005 

Total B Class 19,109 

8.4 The study was published prior to the COVID-19 pandemic which has resulted in a 

change in the working patterns of many people and the extent to which these 

changes might become permanent is not yet clear. Some employers are likely to 

make more flexible or hybrid working practices permanent with smaller office spaces 

needed. Some occupiers are likely to be reviewing their space needs particularly in 

light of the financial difficulties and uncertainties businesses face around COVID-19 

and BREXIT. Whilst it is too soon to quantify the impact on future need, this highlights 

the need for flexibility to enable businesses to adapt to meeting changing market 

conditions and achieve innovations. For this reason, it has been decided flexibility 

and frequent review is required with the floorspace needs. 
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EC1: Meeting Employment Needs 

1. Economic growth in Spelthorne will be supported by maintaining and intensifying the 
use of the Borough’s employment floorspace offer. This will be done by; 

• safeguarding employment land, 

• provision of new land in line with needs identified through the most up to date 
evidence and 

• encouraging its innovative re-use in ways that better meet the needs of the 
market 

This will accommodate the predicted future growth in jobs in the Borough required to 
help to secure sustained growth of the local economy. 

2. To support the retention, creation and development of local businesses, promote 
business competitiveness and allow for flexibility to cater for the changing needs of the 
economy, the Council will support: 

(a) proposals to redevelop outmoded employment floorspace to cater for modern 
business needs; 

(b) proposals which will deliver high quality, well-designed, flexible and adaptable 
spaces of different unit sizes and types for a range of uses and occupants 

(c) proposals which will deliver smaller and incubator units, flexible workspaces for 
co-working, managed workspace and serviced office accommodation and 

(d) the provision of essential ancillary employment facilities close to places of 
employment. 

in the most sustainable locations, in particular in town and local centres. 

3. Proposals should seek to incorporate sustainability measures, including but not limited 
to sustainable design, construction and carbon/energy demand reduction measures to 
ensure that economic development is of a high standard. 
Strategic Employment Areas 

Strategic Employment Areas 

4. The five designated employment areas (as shown on the Policies Map that together 
make up the Borough’s current core supply of employment land will be protected as 
Strategic Employment Areas and changes of use of land and/or buildings from 
employment to non-employment use will be resisted. The refurbishment and 
redevelopment of sites in these areas for employment use, and proposals for the 
intensification of sites for employment use will be permitted. 

• Bedfont Road, Stanwell 

• BP, Chertsey Road, Sunbury 

• Hanworth Road 

• Shepperton Studios 

• Windmill Road, Sunbury 
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5. Redevelopment or change of use to a non-employment use will only be acceptable if 
evidence is provided of active and comprehensive marketing of the site for its current 
use for a continuous period of at least 24 months for a Strategic Employment Site prior 
to submission of a planning application. 
Office and Research & Development 

Office and Research & Development 

6. Proposals for new office and research & development (E (g) (i and ii)) floorspace will 
be directed sequentially to Staines-upon-Thames town centre and the Strategic 
Employment Areas. Only if sites cannot be found in these locations should the edge 
of centre sites and locations within 500m of a public transport interchange be 
considered. 

Industrial, warehousing and storage 

7. Proposals for new industrial, warehousing and storage (B2 and B8) floorspace will be 
directed to the industrial Strategic Employment Areas, to any of the existing industrial 
estates and to any sites where floor space of this use class is included in the site 
allocation in the Local Plan. 

Outside of the designated employment sites 

8. Outside of the designated employment sites, employment floorspace will be protected 
in line with the latest Employment Land Needs Assessment and the loss will be 
resisted unless the site is having significant negative impact on residential amenity. 

9. Redevelopment or change of use to a non-employment use will only be acceptable if 
evidence is provided of active and comprehensive marketing of the site for its current 
use for a continuous period of at least 24 months prior to submission of a planning 
application. If the site is allocated for an alternative use within the Local Plan, the 
marketing period will not be required. 

Heathrow 

10. The Council provides in-principle support for a future expansion of Heathrow Airport, 
(as set out in Policy SP7) if it is undertaken in a sustainable and integrated way. 

Definitions 

8.5 Active and comprehensive marketing requires demonstration of a marketing 

campaign for a continuous period of at least 24 months. Marketing must be 

undertaken through a recognised commercial agent at a price that genuinely reflects 

the market value of the current or most recent use of the site. It must be 

demonstrated to the Council’s satisfaction that marketing has been unsuccessful for 
all relevant floor space proposed to be lost through re-development or change of use. 

8.6 Transport interchanges are defined as rail stations and bus stations within the 

Borough and are shown on the Policies Map. The 500m catchment around each 

interchange are shown on maps. The transport interchanges are: 

• Ashford rail station 
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Pre-submission Spelthorne Local Plan, 2022 – 2037: Economy 

• Shepperton rail station 

• Staines bus station (rear of Elmsleigh Centre) 

• Staines rail station 

• Sunbury rail station 

• Upper Halliford rail station 

• Kempton Park rail station 

8.7 Transport interchanges do not include standalone bus stops. 

Reasoned justification 

8.8 The NPPF is clear that there are three dimensions to sustainable development, one 

of which is economic. One of the roles of the planning system is to contribute to 

building a strong, responsive and competitive economy, by ensuring that sufficient 

land of the right type is available in the right places and at the right time to support 

growth, innovation and improved productivity. 

8.9 Our Corporate Plan (2021-2023) has five priorities including the support and 

guidance to residents and businesses to help them to recover from the economic 

impact of the COVID-19 pandemic. The Council will support economic recovery by: 

• Minimising unemployment 

• Developing skills and getting people back in work 

• Assisting future business growth and adaptation 

• Placemaking, regeneration and developing infrastructure 

• Attracting visitors to the Borough 

8.10 The Employment Land Needs Assessment (ELNA), identified a need for a fairly small 

additional amount of floorspace over the plan period in order to meet the anticipated 

level of jobs which will be created. Meeting this will meet the identified local 

Spelthorne need. We are keen to gain from the economic benefits that our close 

proximity to Heathrow brings. 

8.11 Spelthorne has significant strengths with a large business base and a wide range of 

business sectors represented, including a significant presence of businesses of 

national and international renown. This is further strengthened by its proximity to 

Heathrow Airport and its good communication links to London and the rest of the UK. 

It has a significant retail sector which is focussed largely on meeting the needs of 

local residents. The Enterprise M3 Town Analysis (Dec 2019) highlighted Staines as: 

• A relatively high concentration of employment in Information & Communications, 

with a Location Quotient of more than 2.0 in this sector i.e. more than double the 

national average concentration of employment in this sector. 

• Strategic Economic Plan (SEP) identifying Staines as step-up town 

• Productivity Index of 1.02 
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8.12 In March 2021, the Government launched a Build Back Better Plan, it’s plan for 

growth focused on three pillars of investment to act as the foundation which to build 

economic recovery- high quality infrastructure, skills and innovation. The Spelthorne 

Economic Strategy was refreshed in February 2020. It builds upon the first 3 years of 

the 2017-2022 Economic Strategy and continues to focus on prioritising the key 

needs for businesses to settle, grow and thrive. Through the strategy the Borough 

aims to realise its ambitions and release its potential as a leading economy not just in 

8.13 

through or are in close proximity to Spelthorne. 

Sustainability Appraisal Indicators 

Surrey but the wider sub-region. The four new themes of the Economic Strategy are 

ideas, people, business environment and infrastructure and places. 

Spelthorne possesses the foundations envied by other locations, particularly given its 

proximity to London and Heathrow, forming part of a powerful functional economic 

area. The M3, M4 and M25, which help drive the prosperity of the south east, all run 
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• Employment ratio of 0.55 (value for the UK is 0.46) 
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Monitoring Indicators 

Indicator Target Data Source 

Net change in permitted and 
completed E (g) (i and ii)B2 
and B8 floorspace (sqm) in 
the Borough 

Net increase of 15,000 sqm 
E (g) (i and ii) use class 
floorspace by 2037. 
Net increase of 14,000 sqm 
completed B8 use class 
floorspace by 2037. 
Net reduction of around 
21,000 sqm of B2 floorspace 
by 2037. 

Planning applications and 
appeals and building 
completions data 
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Amount of employment floor 
space (sqm) lost to non-B 
class uses 

N/A Planning applications and 
appeals and building 
completions data 

Additional number of 
employee jobs (total and by 
industry) in the Borough 

900 additional B class jobs 
to 2037 

Published data e.g. ONS 
Business Register 
Employment Survey 
(BRES) 

Key Evidence 

• Employment Land Needs Assessment (Spelthorne Borough Council, 2018) 

• Employment Land Needs Assessment Update (2022) 

• Spelthorne Local Economic Assessment, 2016 

• Spelthorne Economic Strategy 2017-2022 – 2020 refresh 

• Spelthorne Corporate Plan 2021-2023 

• A Strategic Economic Plan for the Enterprise M3 Area 2018-2030 (enterprise M3) 

• Our Local Industrial Strategy – Defining Our Approach (2020) – Enterprise M3 
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EC2: Retail 

1) The Council will seek to meet identified retail needs within the Borough through 
maintaining and enhancing the vitality and viability of Staines-upon-Thames, as the 
main town centre and Ashford, Shepperton and Sunbury Cross as the Borough’s 
district centres. Staines -upon-Thames will be the primary location for main town 
centre uses. 

Locations for Development 

2) The Council will ensure that Staines-upon Thames will be the preferred location for the 
development of main town centre uses61 , including retail. 

3) Retail proposals in Ashford, Shepperton and Sunbury Cross will be supported where 
the scale and design of the proposal is considered appropriate to the existing 
character and supports their role as district centres. 

4) The Council will support development which improves the viability and vitality of 
shopping parades within the Borough which support their local communities and 
where the scale and design complements the existing character 

5) Proposals for main town centre uses that are located outside Staines-upon-Thames 
and Ashford, Shepperton and Sunbury Cross will be subject to the sequential test as 
set out in the NPPF. In this instance, the applicant will have to demonstrate that: 

(a) The proposal satisfies the sequential test and flexibility has been demonstrated 
on issues such as format and scale. 

(b) For retail proposals which exceed 500 sqm, a retail impact assessment is 
required to be undertaken to ensure that there are no adverse impacts on 
existing retail uses in the Borough’s centres as set out in the NPPF. 

(c) Edge-of-centre62 and out-of-centre sites, which satisfy the sequential test, should 
be accessible including by public transport, bicycle and foot and well-connected 
to the centre. 

Primary Shopping Areas  

6) Proposals for development within the Primary Shopping Areas will be permitted where 
they improve the quality and mix of within Use Class E to enhance the role of the 
centres and their vitality and viability and to a scale which complements the local 
character. 

61 Main town centre uses are defined in the NPPF as retail development (including warehouse clubs 
and factory outlet centres); leisure, entertainment and more intensive sport and recreation uses 
(including cinemas, restaurants, drive-through restaurants, bars, pubs, nightclubs, casinos, health and 
fitness centres, indoor bowling centres and bingo halls); offices; and arts, cultural and tourism 
development (including theatres, museums, galleries and concert halls, hotels and conference 
facilities).  
62 Edge-of-centre locations are defined for retail purposes, as a location that is well connected and 
within 300 metres of the PSA. For all other main town centres uses, it is a location within 300 metres 
of a town centre boundary, however for office development this includes locations outside of the town 
centre but within 500 metres of a public transport interchange. Local circumstances should be taken 
into account when determining whether a site falls within the definition of edge-of-centre 
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7) Appropriately designed and located proposals for residential development on upper 
floors will be encouraged, provided the scale complements the prevailing character 
and is acceptable against all other policy. 

Opportunities 

8) Improve connectivity for pedestrians by enhancing the public realm within the district 
centres. This can also support new cycling infrastructure and to enhance the local 
area. Improved connectivity and utilising sustainable and active travel modes can also 
assist in establishing 20-minute neighbourhoods, particularly within the district centres. 

9) Improve accessibility of existing parking for users of shopping areas to encourage 
footfall, where appropriate, and identify suitable locations for the implementation of EV 
charging points for electric vehicles 

Definitions 

8.14 Primary Shopping Areas: Defined area where retail is concentrated shown on the 

Policies Map. 

8.15 20-minute neighbourhoods: Compact and connected neighbourhood, where people 

can meet their everyday needs within a short walk or cycle which presents multiple 

benefits including boosting the local economy, improving people’s health and 
wellbeing, increasing social connections and tackling climate change. 

Reasoned Justification 

8.16 Spelthorne Borough Council have defined a hierarchy of centres as required by the 

NPPF and will seek to promote their long-term vitality and viability. Staines-upon-

Thames is the Borough’s main town centre, where main town centre uses should be 

directed principally. Ashford, Shepperton and Sunbury Cross are district centres 

which act as key providers for their respective catchments. As such, the Council will 

ensure that identified retail needs, as well as those of other main town centre uses, 

will be met using the centre hierarchy. 

8.17 Paragraph 86 of the NPPF (2021) states that LPAs should set out policies that allow 

centres to grow and diversify in a way that can respond to rapid changes in retail and 

leisure industries. LPAs should define the extent of the centres and primary shopping 

areas. Paragraph 86 also states that policies should retain and enhance existing 

markets and where appropriate, re-introduce or create new ones. 

8.18 Changes to the Use Classes Order means that approaches previously proposed in 

regard to ensuring sufficient numbers of shops under Use Class A1 are no longer 

practical. Shops, offices, restaurants and cafes are all now under Use Class E, along 

with many other different uses. This means that to move between these uses, 

planning permission is not required. This means that the market now effectively 

takes precedence over the planning system for the management of shopping areas 

and high streets. 

8.19 From 1 August 2021, the Government have introduced changes to the General 

Permitted Development Order (GDPO) through the use of extended permitted 

development rights (PDR). These changes make it possible for uses with Class E, to 
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Pre-submission Spelthorne Local Plan, 2022 – 2037: Economy 

be converted into residential use (Class MA) without planning permission. To do so, 

a prior approval is required from the Local Authority however these are limited in their 

scope for dealing with possible consequences of losing retail units and other 

commercial premises to residential use on the high street. 

8.20 As a result of increased competition from online retailers and increasing flexibility in 

respect of changes of use introduced through amendments to the General Permitted 

Development Order (GPDO), there is an increased risk of the reduction in numbers of 

retail units within all centres of different scales in the Borough. The Council will 

ensure the retention of as many retail units within the centres as possible, within the 

scope of the current GDPO. Retaining retail units will secure the centres as shopping 

destinations and to ensure, in the case of the local centres, that they continue to 

provide for the day-to-day needs of their populations and achieve high footfalls. 

Sustainability Appraisal Indicators 
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Short 
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+ + 0 + 0 0 + + + + + ? 

Medium 
Term 

+ + 0 + 0 0 + + + ++ + ? 

Long 
Term 

+ + 0 + 0 0 + + ++ ++ + ? 

Monitoring Indicators 

Indicator Target Data Source 

Number of ground floor retail 
(E) uses lost to other use 
classes within the Primary 
Shopping Area 

N/A Annual retail surveys 

Permissions granted for 
retail uses (E) 

None Annual retail surveys, 
planning applications and 
appeals 

Permissions granted for 
change of use from E to 
other uses that would result 
in a net loss of retail uses in 
a Primary Shopping Area 

None Planning applications and 
appeals. 
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https://www.spelthorne.gov.uk/article/17839/Air-quality-reports
https://www.heathrow.com/content/dam/heathrow/web/common/documents/company/local-community/being-a-better-neighbour/Community-Investment-infographic-Spelthorne-2018.pdf
https://www.heathrow.com/content/dam/heathrow/web/common/documents/company/local-community/being-a-better-neighbour/Community-Investment-infographic-Spelthorne-2018.pdf
https://www.gov.uk/government/organisations/department-for-levelling-up-housing-and-communities
https://www.gov.uk/government/statistical-data-sets/live-tables-on-dwelling-stock-including-vacants
https://www.gov.uk/government/statistical-data-sets/live-tables-on-dwelling-stock-including-vacants


https://www.spelthorne.gov.uk/AMR
https://www.surreyi.gov.uk/2011-census/ethnicity/
https://www.surreyi.gov.uk/2011-census/household-composition/
https://www.surreycc.gov.uk/__data/assets/pdf_file/0014/214115/AwCS-Commissioning-Statement-for-Spelthorne-BC-April-2019.pdf
https://www.surreycc.gov.uk/__data/assets/pdf_file/0014/214115/AwCS-Commissioning-Statement-for-Spelthorne-BC-April-2019.pdf
https://democracy.spelthorne.gov.uk/documents/s32894/Appendix%203%20Update%20Report%20to%20Audit%20Committee%20on%20the%20Impact%20of%20Covid%2019%20on%20the%20Spelthorne%20Economy.pdf
https://democracy.spelthorne.gov.uk/documents/s32894/Appendix%203%20Update%20Report%20to%20Audit%20Committee%20on%20the%20Impact%20of%20Covid%2019%20on%20the%20Spelthorne%20Economy.pdf


https://www.spelthorne.gov.uk/media/18156/Retail-and-Town-Centre-Study-Update-2018/pdf/Retail_and_Town_Centre_Study_Update_2018.pdf?m=637372326981470000
https://www.spelthorne.gov.uk/media/18156/Retail-and-Town-Centre-Study-Update-2018/pdf/Retail_and_Town_Centre_Study_Update_2018.pdf?m=637372326981470000
https://www.spelthorne.gov.uk/media/18156/Retail-and-Town-Centre-Study-Update-2018/pdf/Retail_and_Town_Centre_Study_Update_2018.pdf?m=637372326981470000
https://www.spelthorne.gov.uk/media/18156/Retail-and-Town-Centre-Study-Update-2018/pdf/Retail_and_Town_Centre_Study_Update_2018.pdf?m=637372326981470000
https://www.surreyi.gov.uk/dataset/v81k7/index-of-multiple-deprivation-2019


http://www.spelthorne.gov.uk/goinggreen






http://www.spelthorne.gov.uk/AMR


https://www.spelthorne.gov.uk/article/20185/Spelthorne-declares-climate-emergency7




          

 

 
 

         

        

     

     

         

          

       

          

        

              

           

        

       

  

       

           

  

            

    

         

         

       

        

      

      

          

       

        

    

        

          

            

    

         

        

       

      

 

           

             

          

     

 

Pre-submission Spelthorne Local Plan, 2022 – 2037: Appendix B – Glossary 

Article 4 direction: A direction made under Article 4 of the Town and Country Planning 

(General Permitted Development) (England) Order 2015 which withdraws permitted 

development rights granted by that Order. 

Brownfield land: See Previously developed land. 

Brownfield land registers: Registers of previously developed land that local planning 

authorities consider to be appropriate for residential development, having regard to criteria in 

the Town and Country Planning (Brownfield Land Registers) Regulations 2017. Local 

planning authorities will be able to trigger a grant of permission in principle for residential 

development on suitable sites in their registers where they follow the required procedures. 

Build to Rent: Purpose built housing that is typically 100% rented out. It can form part of a 

wider multi-tenure development comprising either flats or houses, but should be on the same 

site and/or contiguous with the main development. Schemes will usually offer longer tenancy 

agreements of three years or more, and will typically be professionally managed stock in 

single ownership and management control. 

Climate change adaptation: Adjustments made to natural or human systems in response 

to the actual or anticipated impacts of climate change, to mitigate harm or exploit 

beneficial opportunities. 

Climate change mitigation: Action to reduce the impact of human activity on the climate 

system, primarily through reducing greenhouse gas emissions. 

Competent person (to prepare site investigation information): A person with a 

recognised relevant qualification, sufficient experience in dealing with the type(s) of 

pollution or land instability, and membership of a relevant professional organisation. 

Conservation (for heritage policy): The process of maintaining and managing change to a 

heritage asset in a way that sustains and, where appropriate, enhances its significance. 

Decentralised energy: Local renewable and local low carbon energy sources. 

Deliverable: To be considered deliverable, sites for housing should be available now, offer a 

suitable location for development now, and be achievable with a realistic prospect that 

housing will be delivered on the site within five years. In particular: 

a) sites which do not involve major development and have planning permission, and all 

sites with detailed planning permission, should be considered deliverable until permission 

expires, unless there is clear evidence that homes will not be delivered within five years (for 

example because they are no longer viable, there is no longer a demand for the type of units 

or sites have long term phasing plans). 

b) where a site has outline planning permission for major development, has been 

allocated in a development plan, has a grant of permission in principle, or is identified on a 

brownfield register, it should only be considered deliverable where there is clear evidence 

that housing completions will begin on site within five years. 

Design code: A set of illustrated design requirements that provide specific, detailed 

parameters for the physical development of a site or area. The graphic and written 

components of the code should build upon a design vision, such as a masterplan or other 

design and development framework for a site or area. 
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https://gbr01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.legislation.gov.uk%2Fuksi%2F2015%2F596%2Farticle%2F4%2Fmade&data=04%7C01%7CSuzanne.Walpole%40communities.gov.uk%7C63078d569ac8446fe30508d916ebc841%7Cbf3468109c7d43dea87224a2ef3995a8%7C0%7C0%7C637566024189474411%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=A3KflhPI7scx13cUs9YNCZZEgqfeYZvcs8ic35SXmg8%3D&reserved=0
https://gbr01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.legislation.gov.uk%2Fuksi%2F2015%2F596%2Farticle%2F4%2Fmade&data=04%7C01%7CSuzanne.Walpole%40communities.gov.uk%7C63078d569ac8446fe30508d916ebc841%7Cbf3468109c7d43dea87224a2ef3995a8%7C0%7C0%7C637566024189474411%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=A3KflhPI7scx13cUs9YNCZZEgqfeYZvcs8ic35SXmg8%3D&reserved=0
https://gbr01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.legislation.gov.uk%2Fuksi%2F2015%2F596%2Farticle%2F4%2Fmade&data=04%7C01%7CSuzanne.Walpole%40communities.gov.uk%7C63078d569ac8446fe30508d916ebc841%7Cbf3468109c7d43dea87224a2ef3995a8%7C0%7C0%7C637566024189474411%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=A3KflhPI7scx13cUs9YNCZZEgqfeYZvcs8ic35SXmg8%3D&reserved=0

















