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Introduction

Background

The Localism Act (2011) introduced new powers to enable local communities to guide and
shape development through the production of Neighbourhood Plans, with further
accompanying detail on how to do this set out in The Neighbourhood Planning (General)
Regulations 2012 (as amended).

The purpose of the Westcott Neighbourhood Development Plan (NDP), which has been
prepared by Westcott Village Forum in accordance with the above regulations, is to provide
locally derived and agreed planning policy which will be used when making planning
decisions within the designated Westcott Neighbourhood Area.

Any land use plan or programme must be screened against a set of criteria in Article 3 of the
European Directive 2011/42/EC (the Directive) and Regulation 5 of the associated
Environmental Assessment of Plans and Programmes Regulations 2004 (the Regulations).

The National Planning Practice Guidance (Paragraph ID: 41-073-20190509) states that it is
the responsibility of the Local Planning Authority (LPA) to ensure that all the (neighbourhood
planning) regulations have been met in order for it to progress. The LPA must decide
whether the proposed plan is compatible with EU obligations (including those under the
Strategic Environmental Assessment (SEA) and Habitats Regulations Assessment (HRA)).

If an SEA is required, the environment report must accompany the submission documents
(Reg 15). If an SEA is not required, a statement detailing the screening process must be
submitted.

To ascertain if SEA is required for the Westcott NDP, the critical consideration is whether the
plan or order ‘is likely to have a significant effect on the environment’. The criteria for
determining likely significance of an effect in this regard are set out in Annex 2 of the SEA
Directive and in Schedule 1 of the SEA Regulations, which transpose the SEA Directive into
UK law. If the NDP is unlikely to have a significant effect on the environment, an SEA is not
required.

The Westcott NDP has also been subject to a HRA screening opinion in accordance with
European Directive 92/43/EEC on the conservation of natural habitats and of wild fauna and
flora (‘the Habitats Directive’) and the Conservation of Habitats and Species Regulations
2017 (‘the ‘Habitats Regulations’), which transpose the Habitats Directive into UK law.

The HRA screening of the Westcott NDP is in Section 6 of this report and the SEA screening is
in Section 4. These assessments were used to determine if there are likely to be any
significant environmental effects arising from the adoption of the Westcott NDP and,
potentially therefore, a requirement for a full SEA and/or Stage 2 HRA (Appropriate
Assessment).



The Aims of this Report
1.9 This report’s primary aims are to:

. Identify whether the Westcott NDP requires a Strategic Environmental Assessment
(SEA) by appraising the potential high-level environmental impacts that may arise
from the Neighbourhood Development Plan and concluding whether there is a need
to conduct a full SEA.

. As part of the HRA, identify, describe and assess the likely significant effects of
implementing the Plan on European designated sites (i.e. Special Areas of
Conservation (SACs) and Special Protection Areas (SPAs) and also Ramsar sites)
within and around the neighbourhood area of Westcott as part of a Habitats
Regulations Assessment (HRA).

1.10 Itis good practice for the Council to consult on all SEA screening opinions with Historic
England, the Environment Agency and Natural England, and with Natural England on all HRA
screening opinions, before formally determining whether a SEA and/or HRA Appropriate
Assessment is needed. Once the consultation period with these consultation bodies is over,
a formal determination will be made. A notice of this determination and accompanying
statement of reasons will be available for public access within 28 days of the date of the
determination (in line with SEA Regulation 11).

1.11  This report was sent to the three statutory consultees (Historic England, the Environment
Agency and Natural England) on 20/10/2025 to seek their views on its contents. Their
responses are included in Appendices 3, 4 and 5.
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Description of Neighbourhood Plan

The Westcott Neighbourhood Development Plan

The Westcott NDP is proposed to contain policies regarding the design of new development,
responding to the climate emergency, the setting of the natural environment including the
Surrey Hills National Landscape, habitats and biodiversity, as well as policies on local
business, heritage assets, transport/parking and community facilities. There is no intention
to allocate land for development or any other use, other than the one Development Site
(DS63) for housing which is contained within the Mole Valley District Council Local Plan.

The vision for the Westcott NDP as of October 2025 is as follows:

“In 2039 the Ward of Westcott will remain an attractive feature of the Surrey Hills
National Landscape, protecting and enhancing the two conservation areas and listed
buildings which sit within it. We expect that its resident population will have grown
marginally and the Ward will support a higher number who choose to work in and
visit Westcott to make use of its diverse facilities.

The village of Westcott will remain physically distinct and separate from Dorking and
surrounding parishes, using the Green Belt and National Landscape to resist the
merging of communities and encroachment into the unique character and setting of
the surrounding countryside. This is the most important issue emerging from the
survey of the villagers of Westcott.

The development needs of the village will be met by small-scale developments,
primarily restricted to within the village core (the Settlement Boundary) of Westcott.
Other development within the Green Belt will be restricted to agriculture, leisure, or
the other limited activities that comply with National Planning policy and the Mole
Valley Local Development Plan.

The Policies set out in this updated Westcott Neighbourhood Development Plan
(WNDP) have been designed following needs assessment from a variety of sources.
These include a comprehensive Community Survey of village residents and businesses
and a Housing Needs Survey undertaken by Surrey Community Action.”

The proposed Neighbourhood Area is called “Westcott” and is defined by the civil parish
(unparished) of Westcott which is within the Mickleham, Westcott and Okewood Ward.

Westcott lies to the west of Dorking and covers an area of 9.78 square kms most of which is
farm and woodland and the area extends approximately 4.5kms from north to south and
3.0kms from east to west at its longest points. Westcott village had a population of 2,251
people and 918 dwellings in 2011.

The Westcott neighbourhood area is bounded to the north and west by Wotton Parish, to
the south by Capel and Holmwood Parishes, and to the east by Dorking North and South



2.6

2.7

2.8

2.9

wards (unparished). The centre of Westcott village is a Conservation Area. There is also the
Milton Street Conservation Area to the east of the village core.

Beyond the settlement boundary of Westcott village core the entire neighbourhood area is
designated Green Belt and the majority of the neighbourhood is also designated an Area of
Great Landscape Value and Surrey Hills National Landscape (formerly the AONB).

Westcott Neighbourhood Area is approximately 2.4km of the Mole Gap to Reigate
Escarpment Special Area of Conservation (SAC) at its closest point. Running along part of the
northern boundary of the Westcott Neighbourhood Area, approximately 1.1km north of the
Westcott Village boundary, is the Hackhurst and White Downs Site of Special Scientific
Interest (SSSI), and south-west of the Neighbourhood Area are two parts of the Leith Hill
SSSI. Some of the neighbourhood plan area is affected by Flood Zones 2 and 3.

Statutory Consultees

The screening opinion was sent to Natural England, Environment Agency and Historic
England on 20 October 2025 and given four weeks (28 days) to respond.

The responses in full are attached as Appendices 3, 4, 5 and 6.



3. Figure 2 — SEA Directive Flow Diagram



4.  SEA: Screening Criteria

Table 1: Application of SEA Directive Screening Criteria to Westcott NDP:

Stage Y/N Explanation
Is the NDP/NDO subject to Y The preparation of and adoption of a NDP or
preparation and/or adoption by a NDO is allowed under the Town and Country
national, regional or local authority Planning Act 1990 as amended by the Localism
OR prepared by an authority for Act 2011 and subject to the following
adoption through a legislation regulations:
procedure by Parliament or ] The Neighbourhood Planning (General)
Government? Regulations 2012
] The Neighbourhood Planning
(Referendums) Regulations 2012
Ll The Neighbourhood Planning (General)
(Amendment) Regulation 2015.
The NDP has been prepared by the Westcott
Village Forum, a designated and relevant body
for neighbourhood planning, and will be ‘made’
by Mole Valley District Council as the local
authority, and be afforded significant weight in
planning decisions.
Is the NDP/NDO required by N Whilst the NDP/NDO is not a requirement and is
legislative, regulatory or optional under the provisions of the Town and
administrative provisions? Country Planning Act 1990 as amended by the
Localism Act 2011, it will, if ‘made’, form part of
the Development Plan for the District. As such it
will pass through the formal plan preparation
procedures within the Council.
Is the NDP/NDO prepared for town N The Westcott NDP is prepared for town and
and country planning/land use AND country planning and land use, and will set out
does it set a framework for future a framework for future development in
development consents of EIA Westcott. However, these projects are not of
Directive? the scale referred to in Annex 4(2) of the EIA
Directive — listed at Annex Il of the Directive.
Will the NDP/NDQO, in view of its N See Habitats Regulations Assessment (HRA)
likely effect on sites, requires an Screening Opinion for the Westcott NDP in
assessment under Article 6 or 7 of Section 6.
the Habitats Directive?
Does the NDP/NDO determine the N The Westcott NDP will not determine the use of

use of small areas at local level OR is
it a minor modification of an
NDP/NDO?

small areas at a local level as the NDP does not
propose to allocate any additional sites for
development over and above the one site
(DS63) in Westcott which is set out within the
Mole Valley District Council Local Plan. The NDP
will include a series of policies to guide
development within the settlement. These
policies will inform the determination of
planning applications.




Does the NDP/NDO set framework Y When made, the Westcott NDP will include a

for future development consent? series of policies to guide development within
the settlement. These policies will inform the
determination of planning applications
providing a framework for future development
consent of projects.

Stage Y/N Explanation

Is the NDP/NDOQ's sole purpose to N These conditions are not applicable to

serve national defence or civil neighbourhood planning.

emergency, OR is it a financial or

budget PP OR is it co-financed by

structural funds or EAGGF

programmes?

Is the NDP/NDO likely to have a N The Westcott NDP is not likely to have

significant effect
on the environment?

significant effects on the environment.
See the assessment in Table 2.




5. SEA: Assessment Criteria

5.1

To decide whether the NDP might have significant environmental effects, its potential scope

should be assessed against the criteria set out in Schedule 1 to the Environmental
Assessment of Plans and Programmes Regulations 2004. Using the information supplied by
Westcott Village Forum at the current stage of preparation, the assessment in Table 2 has

been made:

5.2
environment

Table 2: Assessment criteria for determining the likely significance of effects on the

Schedule 1 Criteria

Likely to have
significant
environmental
effects?

Comments

1. The characteristics of plans and programmes, having regard, in particular, to -
(Schedule 1 of the SEA Regulations (2017 (as amended))

(a) The degree to which the plan or No The Westcott NDP would, if adopted, form

programme sets a framework for part of the statutory Development Plan

projects and other activities, either and as such does contribute to the

with regard to the location, nature, framework for future development

size and operating conditions or by consent of projects. The Westcott NDP

allocating resources; will sit within the wider framework set by
the National Planning Policy Framework,
the strategic policies of the Mole Valley
Local Plan 2020-2039.

(b) The degree to which the plan or No The Westcott NDP will have regard to

programme influences other plans national policy and must be in general

and programmes including those in conformity with the strategic policies of

a hierarchy; the District’s Local Plan. It is unlikely to
influence other plans or programmes
within the Statutory Development Plan.

(c) the relevance of the plan or No The Westcott NDP will promote

programme for the integration of sustainable development; this is one of

environmental considerations in the basic conditions of neighbourhood

particular with a view to promoting planning. It contains policies relating to

sustainable development; design, heritage & landscape
conservation, local amenities,
transport/parking and promoting zero
carbon development and by being in
conformity with the Local Plan.

(d) environmental problems No The Neighbourhood Area contains the

relevant to the plan or programme;
and

following environmental designations: The
Surrey Hills National Landscape, Sites of
Special Scientific Interest, Ancient
Woodland, Sites of Nature Conservation
Importance, Area of Great Landscape
Value, Conservation Area, and Areas of
High Archaeological Potential. There are
also areas which are within Flood Zones 2

10




and 3. While the intention will be for
positive effects on the above, without due
consideration, unforeseen negative
impacts could occur. However, the NDP is
not planning to allocate any additional
land for development so the plan is likely
to have a minimal impact on the
environment.

(e) the relevance of the plan or
programme for the
implementation

of [retained EU law] on the
environment (for example, plans
and programmes linked to waste
management or water protection)

No

The Westcott NDP is unlikely to have an
impact on Community legislation
concerning waste management or water
protection.

2. Characteristics of the effects and of the area likely to be affected, having regard, in particular

to:

(a) the probability, duration, No The Westcott NDP is likely to have modest

frequency and reversibility of the but enduring environmental effects. The

effects; effects are not likely to be reversible as
they will emanate from physical
developments, however they will be of a
local scale. The plan seeks to ensure that
effects are positive in nature.

(b) the cumulative nature of the No The level of growth predicted in Westcott

effects; has been assessed by the SA/SEA of the
Local Plan and no significant effects have
been identified across the District.

(c) the transboundary nature of the No Transboundary effects are defined in the

effects; SEA Regulations (Reg. 14) as those
affecting another Member states. It is not
expected that any effects should arise in
other Member states from the Westcott
NDP.

(d) the risks to human health or the No There are no significant risks to human

environment (for example, due to health or the environment from the

accidents); Westcott NDP.

(e) the magnitude and spatial No The Westcott NDP relates to the

extent of the effects (geographical neighbourhood area of Westcott. The

area and size of the population magnitude and spatial extent of the

likely to be affected); effects are likely to be local in scale.

(f) the value and vulnerability of No The neighbourhood area contains the

the area likely to be affected due
to:

(i) special natural characteristics or
cultural heritage

(ii) exceeded environmental quality
standards or limit values; or

following environmental designations: The
Surrey Hills National Landscape, Sites of
Special Scientific Interest, Ancient
Woodland, Sites of Nature Conservation
Importance, Area of Great Landscape
Value, a Conservation Area and Areas of
High Archaeological Potential. There are
also areas which are within Flood Zones 2
and 3. While the intention will be for

11




(iii) intensive land-use positive effects on the above, without due
consideration, unforeseen negative
impacts could occur.

(g) the effects on areas or No Most of Westcott Neighbourhood Area is
landscapes which have a designated as The Surrey Hills National
recognised national, Community or Landscape and an Area of Great
international protection status. Landscape Value afforded protection by

Policy EN8 of the Local Plan.

Screening Outcomes

5.3 Having reviewed the criteria, the Council has concluded that the emerging Westcott NDP is
not likely to have a significant environmental effect and accordingly will not require a
Strategic Environmental Assessment. The main reasons for this conclusion are:

e  The Westcott NDP is not allocating land for development.

e  The policies within the Westcott NDP are intended to influence developments that
come forward (through planning applications or allocations within the Local Plan),
rather than proposing sites for development. The Westcott NDP policies would be
implemented alongside those within the local development plan and national
policies. These set out further measures relating to the natural environment,
cultural heritage and environmental quality standards.

. The Westcott NDP must be generally aligned with strategic policies within the local
development plan and national policies — the local policies have been subject to SEA
in their development.

12



6.1

6.2

6.3

6.4

6.5

6.6

6.7

HRA: Screening Opinion
Introduction

The local authority is the ‘competent authority’ under the Conservation of Habitats and
Species Regulations 2010, and as such, it needs to ensure that NDP/NDOs have been
assessed through the correct process. The process requires an assessment of the potential
for significant impacts on nature conservation sites that are of European importance, also
referred to as Natura 2000 sites.

This assessment relates to an NDP/NDO that will be in general conformity with the Mole
Valley Local Plan. Therefore, it is appropriate to use the HRA that has been undertaken for
that plan, the Mole Valley Local Plan 2020-2039. Using this as the basis for the HRA, the local
authority will determine whether the Westcott NDP is likely to result in significant impacts
on Natura 2000 sites either alone or in combination with other plans and policies.

However, in accordance with Schedule 2 of the Neighbourhood Planning Regulations, a
neighbourhood plan cannot be made if the likelihood of significant effects on any European
site, either alone (or in combination with other plans and projects) cannot be ruled out.
Therefore, measures may need to be incorporated into the neighbourhood plan to ensure
that any likely significant effects are avoided.

Legislative Basis

Article 6(3) of the EU Habitats Directive provides that: ‘Any plan or project not directly
connected with or necessary to the management of the site but likely to have a significant
effect thereon, either individually or in combination with other plans or projects, shall be
subject to appropriate assessment of its implications for the site in view of the site's
conservation objectives. In the light of the conclusions of the assessment of the implications
for the site and subject to the provisions of paragraph 4, the competent national authorities
shall agree to the plan or project only after having ascertained that it will not adversely
affect the integrity of the site concerned and, if appropriate, after having obtained the
opinion of the general public’.

Assessment

At approximately 2.4km from the border of the neighbourhood area, the Mole Gap to
Reigate Escarpment Special Area of Conservation (SAC) is considered to be potentially within
an influencing distance.

The Mole Valley Draft Local Plan HRA assessed one proposed housing allocation within
Westcott. It was concluded that there were no likely significant effects on the SAC from that
site.

The HRA concluded that the Local Plan 2020-2039 contains a sufficient policy framework to

avoid adverse effect on the integrity of any European sites, within or beyond the District
boundary, either alone or in combination with other plans and projects.

13



6.8

6.9

6.10

Westcott Village Forum has confirmed that the Westcott NDP does not allocate any
additional sites for development than the one in the Local Plan and does not anticipate
additional windfall development beyond that in the Local Plan. The NDP area is more than
1.5km from the SAC, and further than this by road, so is therefore unlikely to lead to an
increase in traffic movements near to the SAC (an increase in traffic movements could
increase air pollution leading to a likely significant effect on the SAC air pollution from
outside the SAC).

Screening Opinion

Therefore, as the Westcott NDP has to be in general conformity with the strategic policies of
the Local Plan, is not intended to contain policies which would lead to development and is
not allocating any additional housing sites, it is concluded that the Westcott NDP is unlikely
to have a significant effect on a European site; and furthermore, it is concluded that no
significant in-combination likely effects will occur due to its implementation because the
proposal does not undermine the conservation objectives of the Mole Gap to Reigate
Escarpment SAC.

As the ‘likely significance effects’ can be ruled out at this stage, it can be concluded that an
Appropriate Assessment is not required to be undertaken.

14



7. Conclusions

7.1 After having given consideration to the anticipated scope of the Westcott NDP, and the
relevant issues locally, the following determination has been reached:

e Based on the assessment presented in Tables 1 & 2, the Westcott NDP is not likely to
have a significant effect on the environment and so a SEA is not required; and,

o Asthe Westcott NDP is in conformity with the strategic policies of the Local Plan, it

is unlikely to have significant effects on Natura 2000 sites and so an HRA is not
required.
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Date: 17 November 2025
Our ref: 530850
Your ref: Westcott Neighbourhood Plan

APPENDIX 3

Mr David Webb

Mole Valley District Council Hornbeam House
Crewe Business Park
BY EMAIL ONLY E'reef;;a Way
Planning.Policy@molevalley.gov.uk Cheshire
CW1 6GJ

T 0300 060 3900

Dear Mr David Webb
Westcott Neighbourhood Plan - Updated Plan - SEA/HRA Reports Consultation

Thank you for your consultation on the above dated and received by Natural England on 20 October
2025.

Natural England is a non-departmental public body. Our statutory purpose is to ensure that the natural
environment is conserved, enhanced, and managed for the benefit of present and future generations,
thereby contributing to sustainable development.

Screening Request: Strategic Environmental Assessment (SEA) and Habitats Regulations
Assessment (HRA)

It is Natural England’s advice, on the basis of the material supplied with the consultation, that:
e significant effects on statutorily designated nature conservation sites or landscapes are
unlikely; and,
¢ significant effects on Habitats sites?, either alone or in combination, are unlikely.

The proposed neighbourhood plan is unlikely to significantly affect any Site of Special Scientific Interest
(SSSI), Marine Conservation Zone (MCZ), Special Areas of Conservation (SAC), Special Protection
areas (SPA), Ramsar wetland or sites in the process of becoming SACs or SPAs (‘candidate SACs’,
‘possible SACs’, ‘potential SPAs’) or a Ramsar wetland. The plan area is unlikely to have a significant
effect on a National Park, Area of Outstanding Natural Beauty or Heritage Coast, and is unlikely to
impact upon the purposes for which these areas are designated or defined.

Guidance on the assessment of Neighbourhood Plans, in line with the Environmental Assessment of
Plans and Programmes Regulations 2004 is contained within the Planning Practice Guidance. This
identifies three triggers that may require the production of an SEA:

* aneighbourhood plan allocates sites for development

* the neighbourhood area contains sensitive natural or heritage assets that may be affected by the
proposals in the plan

* the neighbourhood plan may have significant environmental effects that have not already been
considered and dealt with through a sustainability appraisal of the Local Plan.

Natural England does not hold information on the location of significant populations of protected

! Habitats sites are those referred to in the National Planning Policy Framework (Annex 2 - glossary) as “any site which would be included
within the definition at regulation 8 of the Conservation of Habitats and Species Regulations 2017 for the purpose of those regulations,
including candidate Special Areas of Conservation, Sites of Community Importance, Special Areas of Conservation, Special Protection Areas
and any relevant Marine Sites”.
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https://www.gov.uk/guidance/national-planning-policy-framework/annex-2-glossary

species, so is unable to advise whether this plan is likely to affect protected species to such an extent
as to require an SEA. Further information is included in Natural England’s standing advice on protected
species.

Furthermore, Natural England does not routinely maintain locally specific data on all environmental
assets. The plan may have environmental impacts on priority species and/or habitats, local wildlife
sites, soils and best and most versatile agricultural land, or on local landscape character that may be
sufficient to warrant an SEA. Information on ancient woodland, ancient and veteran trees is set out in
Natural England/Forestry Commission standing advice.

We therefore recommend that advice is sought from your ecological, landscape and soils advisers,
local record centre, recording society or wildlife body on the local soils, best and most versatile
agricultural land, landscape, geodiversity and biodiversity receptors that may be affected by the plan
before determining whether a SEA is necessary.

Natural England reserves the right to provide further advice on the environmental assessment of the
plan. This includes any third party appeal against any screening decision you may make. If a SEA is
required, Natural England must be consulted at the scoping and environmental report stages.

Please send any new consultations, or further information on this consultation to
consultations@naturalengland.org.uk

Yours sincerely

Consultations Team
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@ Outlook

RE: [EXTERNAL] RE: Mole Valley District Council - Strategic Environmental Assessment/HRA for
Westcott Neighbourhood Development Plan

From |
Date Mon 17/11/2025 14:22

To I
Cc N

You don't often get email from shea.bunyan@environment-agency.gov.uk. Learn why this is important

Hello David,

Thanks for your email.

Yes, please do accept the advice note as our formal response.

Kind regards,

Planning Advisor — South London Sustainable Places
Environment Agency | Seacole Building, 2 Marsham Street, London, SW1P 4DF

Working days: Monday - Friday

Creating a better place
for people and wildlife

From: [N

Sent: 17 November 2025 14:19
To: .
Cc:
Subject: Re: [EXTERNAL] RE: Mole Valley District Council - Strategic Environmental Assessment/HRA for
Westcott Neighbourhood Development Plan

Thank you for your advice note following our consultation on 20 October 2025 it is much appreciated
and has been forwarded to the Westcott Village Forum.

Could you please confirm whether the Environment Agency intends to submit a formal response, or
if the advice note should be considered as your response?

As a polite reminder, the consultation deadline for your response is today, 17 November 2025.

Kind regards,

David 24



Planning Officer, Planning Policy Team
Mole Valley District Council

Pippbrook, Dorking, Surrey, RH4 1SJ

molevalley.gov.uk
Twitter | Facebook | Instagram | LinkedIn | YouTube

From:
Sent: Thursday, October 23, 2025 12:15

To: I

Subject: [EXTERNAL] RE: Mole Valley District Council - Strategic Environmental Assessment/HRA for Westcott
Neighbourhood Development Plan

You don't often get email from _Learn why this is

important

CAUTION: This email originated from outside of the MVDC - if in any doubt do NOT open
links or attachments, or carry out requested actions.

Hi David,

Thank you for consulting us on the SEA/HRA update for the Westcott Neighbourhood Development
Plan.

Since this is related to a neighbourhood plan, please see attached our advice for how the plan and its
associated evidence base should consider environmental opportunities or issues to ensure
development for the area is delivered in a sustainable manner.

If you would like to discuss anything further, please do not hesitate to be in touch.

Kind regards,

Planning Advisor — South London Sustainable Places
Environment Agency | Seacole Building, 2 Marsham Street, London, SW1P 4DF

Working days: Hon!ay, Qe!nes!ay, |!urs!ay, Friday
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Creating a better place

for people and wildlife

Sent: 20 October :

To: KSLPlanning <KSLPLANNING @environment-agency.gov.uk>
Subject: Mole Valley District Council - Strategic Environmental Assessment/HRA for Westcott Neighbourhood
Development Plan

Dear Environment Agency,

Mole Valley District Council has been asked to carry out a Strategic Environmental Assessment screening
opinion and Habitat Regulations Assessment for Westcott Village Forum, which is preparing

a Neighbourhood Development Plan for their area. Please find attached The Council’s combined SEA screening
opinion and HRA report. The report concludes that the Westcott Neighbourhood Development Plan is unlikely
to have any significant effects on the environment and therefore does not require a full SEA.

Please note that this report has been worded as though consultees have already seen the document, however,
this is a draft and any consultee comments will be taken into account in the final version.

| would be grateful for comments from the Environment Agency by 17th November 2025 either to this email
address or to Planning.Policy@molevalley.gov.uk.

Kind regards,
David

Planning Officer, Planning Policy Team
Mole Valley District Council

Pippbrook, Dorking, Surrey, RH4 1SJ

molevalley.gov.uk

Twitter | Facebook | Instagram | LinkedIn | YouTube
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This MVDC email is only intended for the individual or organisation to whom or which it is
addressed and may contain, either in the body of the email or attachment/s, information that
is personal, confidential and/or subject to copyright. If you are not the intended recipient,
please note that copying or distributing this message, attachment/s or other files associated
within this email, is strictly prohibited. If you have received this email in error, please notify
the sender immediately and then delete it.

This message has been sent using TLS 1.2 Information in this message may be confidential
and may be legally privileged. If you have received this message by mistake, please notify
the sender immediately, delete it and do not copy it to anyone else. We have checked this
email and its attachments for viruses. But you should still check any attachment before
opening it. We may have to make this message and any reply to it public if asked to under
the Freedom of Information Act, Data Protection Act or for litigation. Email messages and
attachments sent to or from any Environment Agency address may also be accessed by
someone other than the sender or recipient, for business purposes.

This message has been sent using TLS 1.2 Information in this message may be confidential and
may be legally privileged. If you have received this message by mistake, please notify the sender
immediately, delete it and do not copy it to anyone else. We have checked this email and its
attachments for viruses. But you should still check any attachment before opening it. We may have
to make this message and any reply to it public if asked to under the Freedom of Information Act,
Data Protection Act or for litigation. Email messages and attachments sent to or from any
Environment Agency address may also be accessed by someone other than the sender or recipient,
for business purposes.
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APPENDIX 5

Kent, South London and East Sussex
Neighbourhood Plan Advice Note Updated: February 2021

Neighbourhood Plans provide an opportunity to deliver multi-functional benefits
through linking development with enhancements to the environment. This
document sets out the key environmental issues, within our remit, which should
be considered.

Together with Natural England, English Heritage and Forestry Commission we have published joint advice
on neighbourhood planning which sets out sources of environmental information and ideas on
incorporating the environment into plans. This is available at: https://neighbourhoodplanning.org/wp-
content/uploads/Environment-Toolkit-20181220.pdf

We also recommend your Plan takes account of relevant Local Planning Authority’s policies, plans and
strategies including Local Planning Authority’s Strategic Flood Risk Assessment, flood risk strategies
(https://www.gov.uk/government/collections/flood-risk-management-current-schemes-and-strateqgies), and
the South East River Basin Management Plan (https://www.gov.uk/government/publications/south-east-
river-basin-management-plan/ )Thames River Basin Management Plan
(https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment data/file/289937
/geth0910bswa-e-e.pdf) as appropriate.

The information below explains the key issues we would consider in reviewing your Plan. We aim to reduce
flood risk, while protecting and enhancing the water environment.

Flood risk

Development must be safe and should not increase the risk of flooding.
Neighbourhood Plans should conform to national and local policies on flood risk:

If a Neighbourhood Plan is proposing sites for development please check whether there are any areas of
Flood Zones 2 or 3 within the proposed site allocations.

You can view a site's flood zone on the Flood Map for Planning on our website: https://flood-map-for-
planning.service.gov.uk/

If the proposed allocation is located within Flood Zone 2 or 3 you should consult the Flood Risk and
Coastal Change pages of the National Planning Policy Guidance (NPPG):
http://planningguidance.communities.gov.uk/blog/guidance/flood-risk-and-coastal-change/

Here you can determine whether the flood risk vulnerability of the proposed development and the flood
zone are compatible. In accordance with national planning policy the Sequential Test should be undertaken
to ensure development is directed to the areas of lowest flood risk. This should be informed by the
Environment Agency’s floodmap for planning and the Local Planning Authority’s Strategic Flood Risk
Assessment (SFRA), if they have one. We recommend you contact the Local Planning Authority to discuss
this requirement further.

We would have concerns if development is allocated in this high risk flood zone without the Sequential Test
being undertaken.

It is important that your Plan also considers whether the flood risk issues associated with these sites can
be safely managed to ensure development can come forward.

www.gov.uk/environment-agency
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We can provide any flooding information which we have available — such as predicted flood levels and
historical flood data. Please note that there may be a charge for this information. Please contact our
Customers and Engagement Team at ksle@environment-agency.gov.uk for further details.

In addition to the above you should also check with the Local Planning Authority’s Neighbourhood Planning
team with regards to other sources of flooding (such as surface water, groundwater, sewers and historic
flooding) as detailed in their Strategic Flood Risk Assessment (SFRA). The Lead Local Flood Authority
(LLFA), now has responsibility for local flood risk management and may hold flooding information that is
not identified on our Flood Map.

Climate Change Allowances
The Local Authority's Strategic Flood Risk Assessment should indicate the extent of flood zones with likely
climate change.

On 19 February 2016, we published new guidance for planners and developers on how to use climate
change allowances: https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances .

Flood Defences

Areas of your Neighbourhood Plan area, or proposed sites, may be given protection by a flood
defencel/alleviation scheme. Where this is the case the Plan should acknowledge this and identify the level
of protection provided (including any climate change allowance). It should be noted that flood defences are
intended to protect existing properties and are not to facilitate new development in areas that would
otherwise be impacted by flooding. Any assessment of development behind flood defences should
consider the impacts of a breach or overtopping. Where it is determined that new development should be
behind a flood defence financial contributions may be sought to maintain or improve the structure.

Thames Estuary 2100 (Tidal Defences)

In line with requirements set out in the Thames Estuary 2100 (TE2100) plan, developments in this location
will need to demonstrate how the flood defence could be raised in the future to meet the demands of
climate change.

No activities on site should preclude access to the flood defence from maintenance or prevent the future
raising of flood defences. In some cases we hold technical drawings of flood defence structures which may
be of use. To request these you should contact our Customers and Engagement Team at
ksle@environment-agency.gov.uk

Ecology

Proximity to watercourse/ Ecology

Main rivers can be viewed on the Environment Agency’s map:
https://environment.maps.arcgis.com/apps/webappviewer/index.html?id=17cd53dfc524433980cc333726a5
6386

We normally require a buffer zone of 8 metres (fluvial) and 16 metres (tidal) between any new development
and the top of the bank of the main river. The permanent retention of a continuous unobstructed area is an
essential requirement for emergency access to the river for repairs to the bank and for future maintenance
and/or improvement works. A buffer between new development and the river wall is also required to ensure
no adverse loading which could impact the stability of the channel wall. This buffer zone will help provide
more space for flood waters, provide improved habitat for local biodiversity and allows access for any
maintenance requirements.

Where development is proposed next to the river we recommend that it includes a green buffer strip
alongside the watercourse. Where such a buffer strip does not currently exist, we normally seek that it is
established. This is a key way in which we carry out our legal duty to further and promote the ecological
and landscape value of rivers and land associated with them. In urban areas, in particular, rivers have

www.gov.uk/environment-agency

29 20f5


mailto:ksle@environment-agency.gov.uk
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
https://www.gov.uk/government/publications/thames-estuary-2100-te2100
mailto:ksle@environment-agency.gov.uk
https://environment.maps.arcgis.com/apps/webappviewer/index.html?id=17cd53dfc524433980cc333726a56386
https://environment.maps.arcgis.com/apps/webappviewer/index.html?id=17cd53dfc524433980cc333726a56386

often been degraded by past development, and we expect that any new development should go some way
to redress the balance.

The provision of green infrastructure, particularly along rivers, and the inclusion of sustainable drainage
techniques can help reduce the risk of flooding. This can also provide recreational and wildlife benefits.
Opportunities to incorporate biodiversity in the Plan will be encouraged. In accordance with national policy,
any development proposal should avoid significant harm to biodiversity and seek to protect and enhance it;
delivering biodiversity net gain. We would not support development proposals if there was shown to be a
likely detrimental impact on the water environment.

Water Management and Groundwater Protection

Local level actions and decision making can help secure improvements to the water environment. This is
widely known as the catchment-based approach and has been adopted to deliver requirements under the
Water Framework Directive (WFD). It seeks to:

« deliver positive and sustained outcomes for the water environment by promoting a better understanding
of the environment at a local level; and

* encourage local collaboration and more transparent decision-making when both planning and delivering
activities to improve the water environment.

Neighbourhood Plans provide an opportunity to deliver multi-functional benefits through linking
development with enhancements to the water environment. Local WFD catchment data can be obtained
from: http://environment.data.gov.uk/catchment-planning/RiverBasinDistrict/

Overall deterioration in water quality and promoting improvement in the ecological status of any water
body. Actions to achieve this are listed in the Thames River Basin Management Plan (RBMP) and the
South East River Basin Management Plan https://www.gov.uk/search?g=River+Basin+Management+Plans

Where appropriate, a WFD Assessment (http://planningguidance.communities.gov.uk/blog/quidance/water-
supply-wastewater-and-water-quality/water-supply-wastewater-and-water-quality-considerations-for-
planning-applications/ ) should assess any potential impacts on the watercourse and demonstrate that the
required enhancements will be delivered. Any development that has the potential to cause deterioration in
classification under WFD or that precludes the recommended actions from being delivered in the future is
likely to be considered unacceptable to us.

Groundwater Quality

Development must not cause pollution to the water environment.
Aquifers and Source Protection Zones

Some of your local area, and specific potential site allocations, may be located upon or within aquifers and
Source Protection Zones (link below). SPZ 1 is especially sensitive. You might consider these within your
Plan and when allocating sites. The relevance of the designation and the potential implication upon
development proposals should be seen with reference to our Groundwater Protection guidance:

https://www.gov.uk/government/collections/groundwater-protection

To see if a proposed development is located within a Source Protection Zone, please use our online map:
https://www.gov.uk/guidance/groundwater-source-protection-zones-spzs

Land Contamination
You must consider land contamination when preparing your plan. Managing it during development is
key to addressing past contamination and preventing further impacts during development.

www.gov.uk/environment-agency
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You can establish if a site may be contaminated in several ways. Your Local Authority may hold a
register of sites it knows to be contaminated. A list of potentially contaminated sites can be accessed
on the following link:
https://www.claire.co.uk/useful-government-legislation-and-guidance-by-country/76-key-documents/198-
doe-industry-profiles

We recommend you contact your Local Authority’s Environmental Health team who may hold records on
known/potential land contamination. Please note our primary concern is with regards to water quality. Your
Local Authority’s Environmental Health team will advise you on issues related to human health.

Further information can be accessed on the following links:

Guiding principles for the Land Contamination
https://www.claire.co.uk/useful-government-legislation-and-guidance-by-country/192-guiding-principles-for-
land-contamination-gplc

Model Procedures for the Management of Land Contamination:
https://webarchive.nationalarchives.gov.uk/20140328160926/http:/cdn.environment-
agency.gov.uk/scho0804bibr-e-e.pdf

Approach to Groundwater Protection:
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment data/file/692989/
Envirnment-Agency-approach-to-groundwater-protection.pdf

Water supply and foul drainage

When allocating sites in you Plan, you will need to consider if the water supply and foul drainage
infrastructure can accommodate the development. Your local water company can provide further
information about water supply and sewerage capacity.

Surface water drainage

The inclusion of Sustainable Drainage Systems (SUDS) should always be a consideration within any
development to reduce the risk of surface water flooding on and off site. The Lead Local Flood Authority, is
the main contact for SUDS issues. However, we have interest in SUDS from a groundwater protection
perspective and those area of critical drainage.

The collection and dispersal of clean surface water to ground to recharge aquifer units and prevent
localised drainage or surface systems flooding in heavy rainfall is encouraged. However, dispersal into the
ground through soakaways or other infiltration systems requires a site-specific investigation and risk
assessment. Generally, we would accept roof drainage going to soakaway (or other systems), but other
surface drainage may need to go through treatment systems or to foul main, for instance vehicle parking.
Infiltrating water has the potential to cause mobilisation of contaminants present in shallow soil/made
ground which could ultimately cause pollution of underlying groundwater resources. Where contamination
is known or suspected, remedial or other mitigating measures will likely be required so that it can be
demonstrated that there is no resultant unacceptable risk to Controlled Waters.

We advise applicants to follow our guidance — Groundwater Protection. This is a report that highlights the
importance of groundwater and encourages industry and other organisations to act responsibly and
improve their practices. This can be found at: https://www.gov.uk/government/collections/groundwater-

protection

The design of the drainage systems should be in line with G1, G9, G12 and G13 position statements:
https://www.gov.uk/government/publications/groundwater-protection-position-statements
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Infrastructure Delivery

We would recommend that environmental infrastructure, including habitat enhancements, water storage
areas, and green space, is taken into account if the Plan looks to fund local infrastructure.

Environmental Permitting Regulations

To see if a proposed development requires an Environmental Permit under the Environment Permitting
Regulations please refer to our website:
https://www.gov.uk/guidance/check-if-you-need-an-environmental-permit

Under the Environmental Permitting (England and Wales) Regulations 2016, a flood risk activity permit
(FRAP) may be required for work:

e in, over or under a main river,;

e within 8m of the bank of a main river, or 16m if it is a tidal main river;

e within 8m of any flood defence structure or culvert on a main river, or 16m on a tidal main river.

Flood risk activities can be classified as: exclusions, exemptions, standard rules or bespoke. These are
associated with the level of risk the proposed works may pose to people, property and the environment.
Local Authorities should advise developers to refer to the flood risk activity permit section of gov.uk for
further information.

Please note

This document is a response to a Neighbourhood Plan consultation and does not represent our final vie
in relation to any future planning application made in relation to any site.

You should seek your own expert advice in relation to technical matters relevant to any planning
application before submission.

If you have any questions please contact the Kent and South London Sustainable Places team:

kslplanning@environment-agency.gov.uk
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APPENDIX 6

The Council sought a screening opinion response from Historic England on two occasions but
received no reply.
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