
 
 

Thames Basin Heath Special Protection Area Avoidance Strategy (SPD) Consultation Statement in accordance with Regulation 12 of the Town 
and Country Planning (Local Planning) (England) Regulations 2012  

 

The Thames Basin Heath Special Protection Area Avoidance Strategy Supplementary Planning Document (SPD) sets out an approach whereby new 
residential development between 400m and 5km of the Special Protection Area (SPA), an important habitat for rare species of birds, can avoid 
adverse effects on it. The SPD provides detail on achieving this by providing Suitable Alternative Natural Greenspace (SANG) as an alternative site for 
recreation, and by funding access management and monitoring measures on the SPA itself. 

 Before a Local Planning Authority adopts an SPD, Regulation 12 of the Town and Country Planning (Local Planning) (England) Regulations 2012 
requires it to publish a statement setting out:  

i. The persons the local planning authority consulted when preparing the Supplementary Planning Document;  
ii. A summary of the main issues raised by those persons;  
iii. How those issues have been addressed in the Supplementary Planning Document.  

This statement reflects these requirements. The Council carried out public consultation on the SPD for a period of six weeks between 5 September 
to 17 October 2025. A list of persons consulted during that consultation can be found in Appendix 1. In addition, the consultation was publicised 
through notices in local newspapers and on the Council’s website. Representations made have been considered and the main issues are 
summarised in Appendix 2. This also includes reference to how the issues raised have been considered and addressed.  

The following modifications have been made as a result of the representations received and are incorporated in the SPD. They enhance the quality of 
and/or provide updated information to the SPD:  

• An amendment has been made to p18, paragraph 6.4 and p24 paragraph 10.10 ‘This will come into effect for all planning applications 

received once there is sufficient SANG capacity to do so.  Therefore, the Council will continue to allocate on commencement (as per 

Building Control notification).’ 

• An amendment has been made based on Natural England comments page 23, management plans must contain in-perpetuity 
(minimum of 80 years) maintenance and management costings, as well as a named-management company, and step-in 
rights where applicable*. 
*For bespoke/on-site SANGs, a management company must be elected at the planning application stage and agreed in 
writing for the management of the SANG in perpetuity. If it is not the Local Planning Authority/Land Trust or equivalent, then 



step-in rights also need to be agreed in writing with the Local Planning Authority. Natural England need to see a named 
management company, and step in-rights secured if applicable. 
 

•  An amendment has been made to in response to Environment Agency comments, on page 23, ‘Future SANG sites which have ecological 
value should have an ecological survey to ensure it contributes to the protection, enhancement and management of local 

biodiversity, nature conservation, and areas of hydrological importance.’ 

• On page 24, under 10.8 the word ‘SANG’ has been added for clarity 

 

The Council is satisfied that the Thames Basin Heath Special Protection Area Avoidance Strategy SPD has been prepared in accordance with the 
Regulations and other relevant statutory procedures. 

Appendix 1: Persons and organisations consulted during consultation 
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Runnymede 
Borough Council 

West End Parish 
Council 

Bishopgate 
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Gerald Eve McLaren 
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Malyan 

Gloster Road And 
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Bruton Knowles Grant 
Consultancy 

Montagu Evans Shrimplin Brown 
Planning And 
Development 

Woking Scouts 
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Mott Macdonald Southern Star 
Property 
Investments 

Wokingham Council 

Burhill Group 
Limited 

Gurney 
Consulting 
Engineers 
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Woodland Trust 

Byfleet Village 
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Management 

Mr Robert 
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Association 

Hart District 
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HTA Design LLP 
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Management On 
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Planning Ltd 
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Stewart Ross 
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Residents Association 
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Council 

 

Conceptual 
Design 

Hunterhill Estates 
Ltd 

PC Dalton 
Planning 

Tanner And Tilley 
Town Planning 
Consultants 

 

Convery 
Developments 
Ltd 

Hyde Housing 
Association 
(Hyde Martlet) 

Peacock And 
Smith 

Tantalus Homes 
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Appendix 2. Summary of the main issues raised in consultation, and how they have been considered and addressed 

 

 Name of 
respondent 

Summary of representation Officer’s response and modification 

1 Martin Grant 
Homes 

• Existing and proposed SANGs only meet 
housing needs to 2027; no recognition of 
increased housing need. 

• Current CIL Charging Schedule may not support 
future housing delivery. 

• Developments over 100 units may be required 
to provide bespoke SANGs. Council should 
adopt a flexible approach to avoid hindering 
housing supply. 

• Priority given to Site Allocations DPD 
developments may limit support for other 
proposals. Support all suitable developments 
with available SANG capacity. 

• SANG allocation occurs at planning permission 
stage. Identify SANG capacity earlier to support 
timely housing delivery. 

• Latest AMR is outdated. Publish SANG capacity 
updates more regularly (at least annually). 
 

 

• Yes, this document focusses on the current local plan. The 
Council acknowledges the increased housing number and 
additional SANG capacity will be allocated in the updated 
Local Plan, which the council is currently working on. The 
Council has held a call for sites and is actively seeking 
additional SANG sites and working with developers to 
produce their own bespoke SANG.  

• The Council will review the CIL Charging Schedule as part of 
the Local Plan update and will consult accordingly. 

• The Council has a finite supply of SANG and must therefore 
prioritise strategic SANG, requesting developers to provide 
bespoke SANG where necessary. Each development will be 
assessed on a case-by-case basis to ensure sufficient 
SANG is available. Other policy compliant developments 
that are not included in the Site Allocation DPD are also 
prioritised.  

• The council does discuss SANG at early stages such as at 
pre-app stage to ensure there is sufficient SANG to mitigate 
the development and at application stage where the SANG 
is named on the Appropriate Assessment. The Council will 
continue to allocate at commencement (as per Building 
Control notification) until there is sufficient SANG capacity 
to allocate at planning permission stage. A sentence has 
been added to the SPD to reflect this.  

• Noted- The Council will ensure annual updates to SANG 
capacity are published in the AMR. 
 



2 Environment 
Agency 

• 5km–7km zone omitted from protection. 
• Zone A developments lack robust mitigation 

strategy. 
• Suggests improvements to mapping,  
• Lack of formal cross-boundary cooperation. 
• Ecological sensitivity of proposed SANG sites. 
• Council staff should prioritise CIL funded 

projects before being agreed by elected 
members. This will aid in local knowledge being 
utilised.  

• Cumulative impact of small developments not 
addressed. 

• Support BNG inclusion 
• SANGs not included in wardening scheme. 
• Further detail on mitigation measures 
• Site area is unclear and should be defined as 

SANG area 
 

• This is incorrect, on Page 4, it states, ‘Within a 5km to 7km 
zone around the SPA, the impact of major developments of 
more than 50 units is assessed on a case-by-case basis 
with Natural England’ 

• Policy CS8 is clear that no net new development in Zone A is 
permitted because it cannot be fully mitigated. The onus is 
on the applicant to demonstrate if they have any 
exceptional circumstances which need to be considered by 
the LPA and Natural England.  

• The maps are separate as the proposed SANGs have not yet 
come forward. Once they are operational a new map will be 
formed to combine all the catchment areas with a clearer 
legend.  

• This is incorrect. The council is part of the Joint Strategic 
Partnership Board which are a board comprising of the 
Eleven Thames Basin Heath local authorities and other 
relevant partners including Natural England and Surrey 
Wildlife Trust, established to plan for the long term 
protection of the SPA. This ensures formal cross-boundary 
cooperation with neighbouring authorities.  

• The Council is aware some of the proposed SANGs are 
ecological sensitive and need to be designed carefully. The 
site Allocation DPD acknowledges this and for example in 
terms of Gresham mill SANG, due to ‘it’s proximity to the 
River Wey - detailed design should be sensitive to this 
biodiversity and ecological corridor, with any proposed 
physical ancillary development or infrastructure set back to 
create a 10m undeveloped buffer’ . A sentence will be 
added to reflect any future SANG sites will ensure it is 
accompanied by an ecological survey. 

• All the elected members live in the borough and have 
excellent knowledge of the needs of their area. 



• Cumulative impacts of smaller developments are 
addressed as thy are also mitigated against and are part of 
the Appropriate assessment process.  

• Support for BNG noted 
• Wardens are not a requirement for SANG as per Natural 

England SANG guidance.  
• Mitigation measures will vary depending on the type of 

development coming forward and where it is situated, this 
will be looked at on a case by case basis. 

• Noted and will change to SANG area. An amendment has 
been made to reflect this. 
 

3 Forestry 
Commission 

• supports the use of Suitable Alternative Natural 
Green Space (SANGS) to protect the integrity of 
the Thames Basin Heath SPA. 

• Opportunity to enhance SANGs through 
connectivity. 

• Value of tree and woodland cover in SANGs. 
• Supports Biodiversity Net Gain (BNG) 

requirements and suggests using trees and 
woodlands to meet BNG objectives. 

• Use of locally sourced materials. 

• Support welcomed. 
•  The Council will explore opportunities to enhance 

connectivity between SANGs and integrate woodland and 
green infrastructure principles where feasible.  
 

4 Natural 
England 

• SANG applications and management plans 
often lack in-perpetuity (minimum 80 years) 
maintenance and management costings, a 
named management company, and step-in 
rights where applicable. This can lead to delays 
and further information requests from Natural 
England. 

• Recommends including wording in the strategy 
to address these requirements and reduce 
delays. 

• The strategy will be updated to include requirements for in-
perpetuity maintenance costings, identification of a named 
management company, and step-in rights where 
applicable. 

 



5 Surrey 
County 
Council 

No comments raised. Noted 

6 Rushmoor 
Borough 
Council 

No comments at this time. Requests to be notified of 
future consultations. 

Noted 

7 Historic 
England 

No comments. Notes that the strategy is unlikely to 
have significant effects on the historic environment. 

Noted 

8 National 
Highways 

Reviewed the strategy and has no comments. Notes 
interest in proposals that may affect the M3 and M25 
motorways. 

Noted 

 


