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7-16 Flashing to polycarbonate roofing working loose 

 

 
7-17 Minor cracks in render to service tower 
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7-18 Damp damage to ceiling in Esher Hall bar 

 

 
7-19 Damp damage to wall in Esher Hall 
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7-20 Water damage to ceiling by side door to Esher Hall 

 

 
7-21 Water damage to ceiling in switch room lobby 
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7-22 Water damage to ceiling over reception ramp 

 

 
7-23 Water damage to high level ceiling over ramp 
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7-24 Cracks between escalator and wall below 

 

 
7-25 Damp damage to ceiling in Sports Bar 
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7-26 Infills between precast concrete units partly spalled 

 

 
7-27 Duct cover working loose in Totepool kiosk 
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7-28 Damp damage to ceiling in Chasers Bar 

 

 
7-29 Damp damage to ceiling in staff room 
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7-30 Cracks in ceiling in corridor 

 

 
7-31 Damp damage to ceiling in Royal Box 
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7-32 Damp damage to ceiling in press box 

 

 
7-33 Crack in steps to terrace from Brasserie 
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7-34 Gap between concrete steppings and asphalt 

 

 
7-35 Concrete spalling on front terrace 
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7-36 Concrete spalling on front terrace 

 

 
7-37 Concrete spalling on front terrace 
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7-38 Concrete spalling on front terrace 

 

 
7-39 Concrete spalling on front terrace 
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7-40 Concrete spalling on front terrace 

 

 
7-41 Concrete spalling at entrance to Owner & Trainers seating 
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7-42 Concrete spalling on Esher Hall 3 wall 

 

 
7-43 Minor areas of concrete spalled on wall to Surrey Hall 5 
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7-44 Concrete spalling on wall to disabled viewing 

 

 
7-45 Top surface of paving slabs spalling 
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7-46 Concrete spalling on vomitory wall 

 

 
7-47 Section of concrete step spalled 
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7-48 Concrete spalling on side wall to steps 

 

 
7-49 Plant growth on steps 
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7-50 Concrete repair failing 

 

 
7-51 Render spalled on side wall to stand 
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7-52 Leaching through concrete terrace 

 

 
7-53 Surface rust to barriers 
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7-54 Cracks in concrete wall to ramp 

 

 
7-55 Surface rust to barrier where finishes have failed 
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7-56 Crack in end wall of terrace adjacent ramp 

 

 
7-57 Cracks in render to end wall of stand 
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8-01 Minor area of render spalled new bin store 

 

 
8-02 Paint peeling from steel around feature windows 
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8-03 Surface rust to balcony support steelwork 

 

 
8-04 Moss growth in joints between steel members 
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8-05 Water damage to ceiling in gent’s toilet 

 

#  

8-06 Plant growth on private box balcony 
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8-07 Surface rust to balcony support steelwork 

 

 
8-08 Water damage to wall in corridor to kitchen 
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8-09 Water damage to ceiling in kitchen 

 

 
8-10 Minor surface rust to roof canopy support steelwork 
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8-11 Water damage to wall in corridor to kitchen 

 

 
8-12 Plant growth on roof 
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8-13 Minor surface rust to plant enclosure support steelwork 
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Esher Hotel Market  

 

Existing: 5 hotels (57 bedrooms), comprising 3-star hotels (60%), Budget hotels (20%) and 4-star hotels (20%). It 

should be noted that all of the existing hotel stock comprises pubs with bedrooms rather than traditional hotels, save 

Sandown Park Lodge which is the existing budget hotel at Sandown Park Racecourse.  

 

Pipeline: 1 extension (4 bedrooms) at The Bear. There is no other hotel in the planning pipeline.  

 

We provide an overview of the hotels in the Esher hotel market below. 

 

Marker  Hotel Bedrooms  Grading  Description  

1 
 

The Bear  7 3-star  16th coaching inn located in Esher town centre. Offers a 
restaurant, pub and 9 car spaces. Operated by Young & 
Co’s Brewery Plc. The hotel is in the planning stages for 
a further 4 bedroom extension.  

3 Albert Arms 
Beautiful Bedrooms 
by Fuller’s 

6 3-star  Located in Esher town centre. Offers a restaurant, pub 
and one meeting room. Operated by Fuller Smith & 
Turner Plc.  

4 Sandown Park 
Lodge  

21 Budget Located at the south end of Sandown Park Racecourse. 
Offers a restaurant and 150 car spaces.  

5 Swan Inn 6 3-star  Located closer to Claygate. Offers a restaurant, terrace 
and 12 car spaces. Operated independently.  

7 The Foley 17 4-star  Located closer to Claygate. 1780s village pub offering a 
restaurant, one meeting room and 10 car spaces. 
Operated by Young & Co’s Brewery Plc. 

 

 
 

  

Sandown Park Racecourse, Esher  
Market Analysis 

 
July 2019 



 

  

savills.co.uk 2 

The existing Esher hotel market is evidently small and we understand that there is capacity for an upper midscale 

hotel to service the racecourse, local community and transient business from London and the Home Counties. There 

appears to be untapped corporate and leisure demand that a hotel on the racecourse would be well-positioned to 

service. Such demand is in addition to potential demand resultant of the 350 conference, banqueting and events held 

at the Racecourse over the year, as well as the 24 race days per annum.  

 

Hilton have expressed a serious interest in the potential hotel at Sandown Park Racecourse. They comment that 

“Sports venues are a source of local and international pride…in recent years Hilton has developed more hotels at 

UK stadiums and sporting venues than any other hospitality company and we believe that a hotel and its associated 

components help create jobs and provide a focus for community needs”. Hilton already have two hotels in the local 

hotel market, namely Hilton Cobham and DoubleTree by Hilton London Kingston Upon Thames, permitting them 

good insight into the potential performance and success of a hotel at Sandown Park Racecourse.  

 

Local Hotel Market (5 miles from Sandown Park Racecourse)  

 

In order to understand the relative small size of the Esher hotel market, we provide below a precis of the hotel market 

within 5 miles of Sandown Park Racecourse, Esher. This is also illustrated on the below map. 

 

 
 

Existing: 59 hotels (3,540 bedrooms), dominated by 3-star hotels (32%), Budget hotels (29%) and 4-star hotels 

(25%). 49% of stock is branded, with Premier Inn being the most prevalent. We provide a summary of the existing 

brands in the area below.  

 

Brand No of Hotels  No of Bedrooms  

Premier Inn  9 (15%) 699 (20%)  

Travelodge 7 (12%) 646 (18%) 

Young & Co’s Brewery Plc 3 (5%) 62 (2%) 

Fuller Smith & Turner Plc 3 (5%) 53 (1%) 

Holiday Inn 2 (3%) 306 (9%) 

Hilton 1 (2%) 158 (4%) 

DoubleTree by Hilton  1 (2%) 146 (4%) 

Best Western  1 (2%) 76 (2%) 
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HandPicked 1 (2%) 57 (2%) 

Innkeeper’s Lodge 1 (2%) 19 (1%) 

Hall & Woodhouse 1 (2%) 14 (1%) 

 

Pipeline: 14 hotels and extensions (384 bedrooms). There are 5 branded hotels (146 bedrooms) in the planning 

pipeline, including Ibis Worcester Park, a 132 bedroom budget hotel due to be delivered in June 2021 and Druids 

Head, a 5 bedroom pub with bedrooms from Greene King.  

 

UK Regional Hotel Market  

 

The continuing rise in staycation numbers, recovery in corporate travel and the weak Sterling have boosted 

operational performance in the UK’s hotel market over recent years. Between 2013-2018, the UK regions saw 6.2% 

average annual growth in RevPAR according to STR.  

 

We have reviewed key performance metrics of a sample of hotels within a 5 mile radius of the Property. Occupancy 

falls within the range of 75-82%, accompanied by ADR levels of £86-91. Due to the confidential nature of this 

information, which has been informed from other Savills projects, we are unable to disclose further detail. We do note 

however that this indication is in line with the occupancy levels being achieved by the wider UK regional market, and 

above the average daily room rates (ADR) of the wider UK regional market, reflective of the affluent local area and 

proximity to the Capital. The graph below illustrates the key performance indicators of the UK regional market over 

the last four years. 

 

 

Source: STR 

 

PWC recognise a continued resilience in the UK regional hotel market in their forecasts for 2019 and 2020. In the 

provinces, PWC anticipate ADR to increase by 0.5% and 0.8% respectively year-on-year, converting to a rise on 

RevPAR levels of 0.4% and 0.8% respectively year-on-year. Occupancy is anticipated to remain stable at 76%, with 

the regions absorbing a net growth of 3.3% in 2019.  

 

Conclusion 

 

The Esher hotel market is small compared to other regional UK hotel markets, as well as the wider local market. The 

existing Esher hotel market is dominated by pubs with bedrooms, and there are no new hotels in the pipeline. We 

consider that there is untapped corporate and leisure demand for a hotel in Esher. The key performance indicators 

of hotels in the local area, alongside Hilton’s desire to brand or operate the proposed hotel, add weight to anticipated 

good demand for a hotel at Sandown Park Racecourse.  
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Maple Court 
Reeds Crescent 
Watford  
Hertfordshire 
WD24 4QQ 
United Kingdom  
 

 

Hilton Worldwide Limited, 4 Cadogan Square, Cadogan Street, Glasgow, G2 7PH  

Registered in Scotland Company No: SC022163 

 

 

 

3 June 2019 

 

William Gittus 

Group Property Director 

The Jockey Club 

75 High Holborn  

London 

WC1V 6LS 

 

 

Dear William 

 

Proposed Hilton Garden Inn, Sandown Park Racecourse (Proposed Hotel) 

 

Further to our meeting where we discussed the hotel development opportunity at Sandown Park Racecourse, I 

see that you have now applied for planning permission.  This is a great site for a hotel and one which I believe 

would work particularly well as a Hilton Garden Inn of up to 150 keys.  I therefore wanted to formally confirm 

Hilton’s interest in further discussions with you regarding the possibility of the parties entering into either a 

Franchise or Management Agreement in respect of the Proposed Hotel. 

 

You will know that the Hilton brand enjoys the highest unprompted awareness of any brand hotel in both the 

business and leisure sectors (BDRC surveys), not only in the UK but also on every continent. In addition to 

benefiting from the Hilton name, the Hilton Garden Inn brand shares the same global sales, reservations, 

technology, loyalty and performance support programme as the Hilton core brand.  

 

We have a proven track record of hotels at sporting venues and have just recently opened Hilton Garden Inn at 

Doncaster Racecourse and are under construction with Hampton by Hilton at Hamilton Park Racecourse and I 

would welcome the opportunity to show you the hotel at Doncaster. 

 

Sports venues are a source of local and international pride. Often built, not just for sporting reasons, but also for 

reasons of destination marketing and support for the wider community.  Now more than ever they are part of the 

entertainment industry – fans come not just to spectate but also to participate and have a great “day” out. 

Commercial reality also dictates that sporting venues create more income outside of sports events and generate 

much needed income independent of sport. In this regard, hotels have a major role to play in both enhancing the 

fan experience and strengthening profitability of the venue.  In recent years Hilton has developed more hotels at 

UK stadiums and sporting venues than any other hospitality company and we believe that the hotel and its 

associated components help create jobs and provide a focus for community needs.  The hotel becomes an 



 

 

anchor of the venue and turns it into a 365 day, 24 hour operation so that the venue is active outside of sporting 

days.  It is all about creating a mixed use entertainment and sports driven destination that delivers for the local 

community. 

 

Please note that any interest is strictly subject to contract and approval of the parties’ respective boards of 

directors and should we reach agreement, this would be on the basis of either our standard Franchise or 

Management Agreement. 

 

This letter is not intended to be, and it is not, legally binding on either you or us.  This letter and any negotiations 

prior or subsequent to this letter cannot be construed within the meaning of English law as an offer, promise 

representation or intention to conclude or enter into a binding agreement whether written or otherwise and should 

be considered only as a basis for further discussions.  

 

Accordingly, and without limitation, neither party will be liable to the other, as a result of a failure by either party to 

reach a binding written agreement in respect of the Proposed Hotel. Consequently, either of us may cease 

discussions at any time. Under no circumstances shall the cessation of negotiations be construed as a breach of 

contract, good faith or pre-contractual obligations, and therefore, shall not give rise to any compensation or other 

liability whatsoever.  Nothing in this letter shall prohibit either party from considering, negotiating or entering into 

one or more contracts with any third party in relation to the development, management, franchise or operation of 

hotels in the United Kingdom or elsewhere. 

  

Additionally, efforts by either party to complete due diligence or negotiate or prepare any documents shall not be 

considered as evidence of intent by either party to be bound by the terms of this letter. 

 

I look forward to discussing the project further with you and would welcome the opportunity to work with you on 

this exciting hotel development opportunity. 

 

Yours sincerely 

 

 

 

 

 

 

 
Sarah Green 
Development Director, UK & Ireland 
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Site Boundary

Key Benefit Number Location

01. Removal of barbed wire fencing atop closeboard 
fencing along More Lane, to be replaced with plain wire, 
would serve to soften local views, improving the character 
of the immediate context and enhancing the approach to 
Esher on More Lane;

02. Existing close board fencing to be replaced with new 
fencing, continuing the existing character of Portsmouth 
Road, framing the existing Gates. 

03. Improvement of the conservation area through removal 
of unsightly metal gates for the access;

04. Improvements to the close board fencing would 
improve the experience of the Travellers Rest and the 
approach to the centre of Esher along Portsmouth Road;

05. The removal of the existing Leylandii tree cover would 
further improve the approach to the centre of Esher; 
06. Removal of existing built form and external 
paraphernalia, albeit at a relatively small scale, would 
result in the simplification of local views;

07. New landscape features would assist in maintaining the 
character of Lower Green Road, with views of built form 
filtered by native landscape features; 

08. Setting back the proposed development from Station 
Road would maintain the green, well-treed, characteristics 
of the eastern edge of the Racecourse; 

09. The introduction of an active site frontage, with 
removal of existing security gates and softening of local 
views through the planting of new landscape features, 
would serve to enhance local character; 

10. Setting back the proposed development from 
Portsmouth Road, supported by new tree planting, would 
assist in enhancing the well-treed character of the 
approach to the centre of Esher; 

11. The retention of the llocally listed tollhouse (original 
building), would serve to further maintain the approach to 
the centre of Esher; 

12. Controlled access through the Grade II Listed Gates 
would increase the protection to the Gates, and enhance 
the local character of Portsmouth Road; 

13. An ecological management plan for the wider site, 
would manage the park in a manner more tailored to 
maximising biodiversity value and contributing to wider 
green infrastructure; 

14. Ecological enhancements would include the 
implementation of additional bat and bird boxes around the 
Sandown park Racecourse site; 

15. The establishment of additional native woody hedgerows, 
where possible, would provide a further contribution to wider 
green infrastructure; and
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Section 1: Introduction 

Scope of Report 

1.1. This report describes the ‘heads of terms’ of a Landscape and Ecological Management Plan (LEMP). 

The LEMP is to be implemented for the wider Sandown Park site (hereinafter referred to as the 

‘masterplan site’) and is not limited to the development sites only. 

1.2. It is intended that the implementation of the LEMP would maximise the biodiversity potential of 

retained and newly created resources, and deliver overall ecological enhancement of the masterplan 

site, in accordance with planning policy and guidance.   

1.3. It is envisaged that the detailed prescriptions of a full LEMP would build upon the heads of terms set 

out in this report. 
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Section 2: LEMP Objectives and Constraints 

Objectives  

2.1. The objectives of the LEMP are:  

• To maximise the ecological importance of retained habitats;  

• To ensure that newly created habitats are maintained in order that they establish successfully 

and provide biodiversity benefits in the long term;  

• To maintain connectivity in terms of wildlife corridors through the masterplan site, to promote 

wildlife dispersal and colonisation, and to avoid isolation and fragmentation effects for mobile 

species;  

• To improve the conservation status of identified valuable and/or priority species;  

• To increase the amenity and interpretative value of the masterplan site by maintaining 

accessible natural greenspace for users, whilst ensuring that potential disturbance effects to 

important ecological features are minimised; and 

• To monitor the efficacy of the LEMP by undertaking biological recording of habitats and species.   

2.2. Heads of terms enhancement features and management prescriptions to deliver these objectives are 

outlined in Section 3.   

Management Constraints  

Legislative Considerations 

2.3. Management cannot be undertaken that would result in offences under protective legislation.   As 

such, management would ensure conformity with the Wildlife and Countryside Act (WCA) 1981 (as 

amended), the Conservation of Habitats and Species Regulations 2010 and the Natural Environment 

and Rural Communities (NERC) Act 2006.  Specific reference to this is made where appropriate.   

2.4. The LEMP would be required, in part, to ensure management and monitoring of habitats is in 

conformity with the conditions of the Natural England development licences that may be required for 

bats and great crested newt (to be confirmed by further surveys). 
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Section 3: Enhancement Features and 
Management Prescriptions (Heads of Terms) 

3.1. At this stage, details of site enhancement feature locations and quantum are not available. However, 

it is envisaged that the LEMP will include recommendations for the instatement and management of 

the following: 

• Installation of bat and bird boxes, and insect hotels; 

• Nectar rich planting to increase the invertebrate food resource at the site, for species such as 

birds and bats; 

• Establishment of wildflower grassland; 

• Establishment of hedgerows/new native woody boundary features; 

• Replacement and additional native tree planting; 

• Enhancement of on-site ponds, for example through the planting of emergent and marginal 

vegetation; and 

• Establishment of refugia/deadwood piles nearby to ponds for amphibians such as smooth newt 

(detected as present during newt surveys). 

3.2. The above recommendations are in line with those made in the Preliminary Ecological Appraisal and 

Preliminary Bat Roost Assessment report (Report Ref: 11932/R01g), prepared for the hybrid planning 

application sites. 
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Section 4: Mechanism for Implementation of 
LEMP 
 

4.1. The full LEMP, together with its implementation, would be secured by planning controls.  

4.2. It is envisaged that it would be implemented in perpetuity by the existing Sandown Park grounds 

team, with initial guidance and ongoing assistance from licensed ecologists, as required.  



 

 
Sandown Park Racecourse, Esher 
Landscape and Ecological Management Plan (Masterplan Site) – Heads of Terms  
 
11932_R04_17 May 2019_NJ_HM   

 

References 

Bat Conservation Trust and Institution of Lighting Engineers (2009) Bats and Lighting in the UK: 

Bats and the Built Environment Series 

BS 42020:2013. Biodiversity. Code of practice for planning and development 

 

 



 

 
Appendix 12 

TRANSPORT COMMENTARY 
AND ENHANCEMENT DIAGRAM 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 



    

transport planning practice  

 

 

 
30918/D/018a 
July 2019  

 
1 

 
 Transport Planning Practice| 70 Cowcross Street | London | EC1M 6EL| Tel: 020 7608 0008 | email@tppweb.co.uk 

 

Sandown Park Racecourse, Esher 

Applicant response to Save Esher Green Belt Group of 
Residents 

 

Introduction 

1. This note has been prepared to respond to the Highways Review comments raised by 

Save Esher Green Belt Group of Residents in Appendix 5 of their letter dated the 1st April 

2019. The Summary and Conclusions in Section 7 have been used as a basis for the 

response. The residents comments are set out in italics below together with TPP’s 

response. 

Response 

In summary, the TA submitted in support of the development proposal lacks sufficient 

detail in a number of areas including: 

A review of the existing pedestrian and cyclist infrastructure in the vicinity of the site, 

and how this will be improved so that the development proposal appropriately takes up 

the opportunity for sustainable travel.  

2. The scope of the Transport Assessment has been agreed with Surrey County Council 

(SCC). This involved a number of meetings and discussions responding to their 

comments. 

3. A review of the pedestrian and cycle network was undertaken following pre-application 

advice from SCC. The approach has been to identify areas where pedestrian and cycle 

improvements could be made to the existing transport network and within the 

development sites. The pedestrian and cycle network improvements along with other 

transport improvements currently being discussed with SCC to mitigate the impact of the 

development are shown on Figure 1. 

4. Portsmouth Road already has intermittent advisory cycle lanes which help to prevent 

cars passing too close to cyclists. The development proposals will also provide secure 

and covered cycle parking for future residents, hotel visitors and staff and Jockey Club 

staff and visitors. In addition, improvements to the cycle parking provision at Esher 

Station will be investigated.  

5. Improvements to the pedestrian network currently being discussed with SCC include: 

 Extending the footway on More Lane to the south of the centre of course 

entrance, up to the access and linking it to the bus stop to the north of the 

access. 

 A contribution to widening Lower Green Road to provide sufficient width for 

vehicles to park on-street whilst maintaining two-way flow. This will prevent 

vehicles parking on the footway which provides a safer walking route for 
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pedestrians on Lower Green Road and in particular those walking to Esher 

Station.  

 Improving the pedestrian route between Lower Green Road and Esher Station. 

This could include lighting and better drainage. 

 Provision of a pedestrian crossing facility and traffic calming on Station Road at 

the access to Esher Station to improve conditions for pedestrians. 

 Improvements to the footway on Station Road which could include resurfacing, 

pedestrian signing and tactile paving. These improvements will provide better 

access on foot to Esher Station and the town centre. 

 Improvements to the footway on Portsmouth Road which could include 

resurfacing, pedestrian signing, tactile paving and jetting of existing drainage 

gullies which appear to be blocked and cause localised flooding. These 

improvements will provide better access on foot to Esher Station and the town 

centre. 

 Right-turn lane on Portsmouth Road for Site 5. This will include informal 

pedestrian crossing facilities with refuges. 

Analysis of existing highway conditions on the local highway network, which include 

junctions that are subject to peak hour congestion and delay. 

6. A review of the existing highway conditions was undertaken. Automatic Traffic Counter 

(ATC) surveys were also undertaken for a period of seven days on all the roads 

surrounding the Racecourse. A number of site visits have also been undertaken at peak 

and off peak times and on race days. 

7. It is appreciated that local junctions are operating at or over capacity in the highway 

peaks. This is an existing issue and the development proposals will not have a significant 

impact on these junctions. However a package of mitigation measures is being discussed 

with SCC. Figure 1 shows some of the potential transport mitigation measures. The new 

site access junctions have been modelled to ensure these will not impact on the existing 

Highway network. 

Analysis of the accident record in the vicinity of the site, which includes a number of 

areas where there are clusters of accidents including involving vulnerable road users.  

8. A review of the accident data was undertaken and is summarised within the ES Chapter 

for Transport. 

A full and detailed assessment of the traffic impact of the development proposal on the 

local highway network. This current assessment is not fit for purpose and, at best, pays 

lip service to this matter. This should include capacity testing and consider traffic impacts 

on race-days.  

9. The development proposals will have a minimal impact on the local Highway network. 

The proposals are to refurbish the Racecourse not increase the number of trips to and 

from the site on race days. Therefore, traffic associated with the Racecourse will not 

increase. It should be noted that race days and events usually take place outside of the 

Highway network’s busiest times. 
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10. In addition to the measures on Figure 1, which are currently being discussed with SCC, 

the Racecourse Travel Plan will include measures to promote sustainable travel which will 

help to mitigate the traffic impacts associated with the Racecourse. 

Highways mitigation needs to be identified and delivered by the proposal. Given the 

existing issues and the scale of development, it is highly likely that significant highway 

works will need to be delivered as part of the proposal to make the scheme acceptable in 

transport terms.  

11. The Highway improvements currently being discussed with SCC Highways are set out on 

Figure 1. The improvements have been identified to improve infrastructure that will lead 

to sustainable transport use. In addition to the pedestrian and cycle improvements set 

out under paragraphs 2 and 4, the following transport improvements are being 

considered: 

 Bus stop improvements on More Lane, Lower Green Road and Portsmouth Road. 

This could include Real Time Passenger Information Systems, access for all 

compatible kerbs and bus shelters with lighting and power. 

 Improving the safety on the bend of More Lane / Lower Green Road by cutting 

back vegetation and improving forward stopping sight distance visibility. 

Measures to prevent parking on the bend could be implemented. 

 Relocating the access for Site 3 further from the bend on Lower Green Road and 

the junction of More Lane. This allows the junction to be located on a straight 

section of road and provides improved visibility with further clearance from 

interaction with the vehicles joining from the More Lane junction. 

 Improving HGV signing at the Esher Gyratory to warn drivers of bridge height 

constraints associated with the railway line. This will prevent HGVs having to 

reverse along or turn around on More Lane and Lower Green Road which is 

understood to cause significant disruption. 

 Traffic calming on Station Road at the entrance to Esher Station. 

 Right-turn lane on Portsmouth Road for access into Site 5 to prevent blocking by 

right turning vehicles on Portsmouth Road. This includes the provision of informal 

pedestrian crossings with central refuges on Portsmouth Road. 

 Provision of a Residential Travel Plan which will contain bespoke measures to 

encourage the use of sustainable transport modes whilst discouraging single 

occupancy private car use. The Travel Plan will also provide information on the 

health benefits of walking and cycling. 

 Provision of a Hotel Travel Plan which will contain bespoke measures to 

encourage the use of sustainable transport modes whilst discouraging single 

occupancy private car use. The Travel Plan will also provide information on the 

health benefits of walking and cycling. 

 Provision of a Racecourse Travel Plan which will contain bespoke measures to 

encourage the use of sustainable transport modes whilst discouraging single 

occupancy private car use. The Travel Plan will also provide information on the 

health benefits of walking and cycling. 
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 Provision of a Car Park Management Plan to ensure the Residential sites maintain 

a sufficient level of parking for the demand . 

 Provision of an Event Management Plan to ensure race days and events at the 

Racecourse are managed to minimise their effects on the local transport network 

and provide sufficient parking, and that visitors and staff arrive and depart the 

site in a safe and efficient manner. 

Parking matters need further analysis.  If the parking at Esher C of E High School cannot 

be guaranteed then there is likely to be overspill on to local streets, potentially to the 

detriment of highway safety.  

12. The parking provision on the Racecourse is sufficient for all but a one or two large race 

days a year. The development proposals are to improve and rationalise the existing on-

site parking provision so that it is available all-year round and its capacity is not reduced 

due to inclement weather. The Racecourse have an arrangement with Esher C of E 

School for overspill parking when this is required. In addition, the provision of an Event 

Management Plan will ensure car parking for the Raccourse is appropriately managed. 

SCC are a competent highway authority and it is expected that these points will be 

picked up by them in their consultation response. As it stand, there is currently 

insufficient evidence to satisfactorily demonstrate that the development proposal meet 

the key transport tests set out in paragraphs 108 and 109 of the NPP, in particular:  

13. The scope of the Transport Assessment has been agreed with SCC. This involved a 

number of meetings and discussions responding to their comments. The mitigation 

required for the proposed development is currently being discussed with SCC. 

Appropriate opportunities to promote sustainable transport modes have not been taken 

up. 

14. TPP’s responses to the comments above demonstrate that measures to encourage 

sustainable transport are being put forward. 

The significant impacts from the development on the local highway network have not 

been mitigated to an acceptable degree; and  

15. It is acknowledged that local Highway junctions are operating at or above capacity. This 

is an existing issue and the development proposals will not have a significant impact on 

these junctions. However, a package of mitigation and improvement measures are 

currently being agreed with SCC to mitigate the impact of the development.  

It has not been demonstrated that there would not be an unacceptable impact on 

highway safety, nor that the residual cumulative impacts on the road network would be 

less than severe. 

16. The ES Transport Chapter demonstrates that the development proposals’ impact on the 

local transport network would be less than severe.  
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Sandown Park - Alternative Development Options Appraisal 

Implications in 
comparison to application 
proposals 

Site 3 Variation (all blocks 2 storeys apart from the two furthest 
east which are retained at 3 storeys, see plans 111071PL/203/P1 
and /303/P1) 

Site 4 Variation (removal of 5th & 6th storeys, see plans 
111071PL/204/P1 and /304/P1) 

Site 5 Variation (removal of block D, see plans 111071PL/205/P1 
and /305/P1) 

Green Belt Openness – 
Spatial/ Visual1 

 

There would be a reduction in the massing of built form 
throughout the site in comparison to the application proposal. 
However, development would continue to increase the visual 
association between the northern and southern edges of the 
Racecourse, essentially the land deemed to form the ‘essential 
gap’. Despite the reduction in built form height, the increased 
intervisibility with the nearest ‘settlement edge’, namely the 
perceived northern built context of Esher being formed by the 
Grandstand, would continue to result in a degree of a reduction in 
the sense of openness within the Racecourse. However, with the 
retention of a gap of approximately 480m, the Racecourse’s 
function in providing an ‘essential gap between settlements’ 
would remain. 

The landscape strategy for the proposed development would 
provide a new defensible boundary to the northern edge of the 
Racecourse, with the reduction in built form height assisting in 
assimilating proposed built form into the perceived well-treed 
context.  

The proposed development would continue to impact on 
openness, such that it would be considered inappropriate in 
spatial/visual terms. 

The reduction in height of the proposed development would 
continue to bring development at the southern boundary of the 
Racecourse closer to its northern boundary. However, the role of 
mature landscape features on the northern boundary would 
continue to limit the association between the site and the 
Racecourse. Despite the reduction in built massing within the site, 
there would remain an absolute loss of openness within the site, 
although the sense of openness within the Racecourse is unlikely 
to be adversely affected. 

The reduced height of built form within the site, as above, would 
remain an identifiable but minor element of local views. The site is 
well-related to the existing context and does not contribute to the 
perceived separation between settlements – this would not 
change as a result of the variation. Overall, the revised proposals 
would still not harm the openness of the Green Belt and the 
function of the Racecourse as an ‘essential gap between 
settlements’.  

Overall, and in the context of the aforegoing commentary, the 
proposals would be appropriate in spatial/visual terms, but still be 
inappropriate development within the Green Belt as the site is not 
previously developed. 

The introduction of the revised development within Site 5, despite 
the reduction in built massing within the site, would continue to 
marginally reduce the length of Portsmouth Road from where 
views to the northern edge of the Racecourse can be appreciated. 
However, the variation would not be perceived to ‘reduce the 
perceived or actual distance’ between settlements and in 
comparison to the application scheme would reduce the location 
from which this separation could be experienced, albeit this is 
from a short section of a busy and urbanised vehicular corridor. 

The variation would reduce the built mass within the site in 
comparison to the application proposal. However, given that the 
site is well-related to the existing built context without providing a 
contribution to the perceived separation between settlements, 
neither the application proposal nor the variation would harm the 
openness of the Green Belt. Overall, the both options are 
considered appropriate in spatial/visual terms. 

Transport A review of the trip generation, using the trip rates agreed with 
SCC relative to the development proposals, but based on the 
reduced number of units, has been undertaken to compare it to 
the proposed planning application trip generation. It 
demonstrates that the predicted vehicle trip generation will 
reduce by 4 trips on both Lower Green Road and More Lane in the 
AM and PM peak hours. This reduction in trips on the local roads 
would be indiscernible when compared to the planning 
application proposals. 

A review of the trip generation , using the trip rates agreed with 
SCC relative to the development proposals, but based on the 
reduced number of units, has been undertaken to compare it to 
the proposed planning application trip generation. It 
demonstrates that the predicted vehicle trip generation will 
reduce by 6 trips on Station Road in the AM peak hour and 5 trips 
in the PM peak hour. This reduction in vehicle trips on the local 
roads would be indiscernible when compared to the planning 
application proposals. 

A review of the trip generation, using the trip rates agreed with 
SCC relative to the development proposals, but based on the 
reduced number of units, has been undertaken to compare it to 
the proposed planning application trip generation. It 
demonstrates that the predicted vehicle trip generation will 
reduce by 10 trips on Portsmouth Road in the AM peak hour and 7 
trips in the PM peak hour. This reduction in vehicle trips on the 
local roads would be indiscernible when compared to the planning 
application proposals. 

Viability2 The changes would result in a residual land value for sites 1-5 of 
circa £31m, against a revised benchmark land value of £35.79m, 
rendering the scheme unviable. 

The changes would result in a residual land value for sites 1-5 of 
circa £33.5m, against a revised benchmark land value of £35.79m, 
rendering the scheme unviable. 

The changes would result in a residual land value for sites 1-5 of 
circa £34.5m, against a revised benchmark land value of £35.79m, 
rendering the scheme unviable. 

Summary Comments Alterations to the proposal would have limited impact in terms 
of landscape, Green Belt and transport considerations. However, 
any proposal resulting from this variation would be unviable. 

Alterations to the proposal would have limited impact in terms 
of landscape, Green Belt and transport considerations. However, 
any proposal resulting from this variation would be unviable. 

Alterations to the proposal would have limited impact in terms 
of landscape, Green Belt and transport considerations. However, 
any proposal resulting from this variation would be unviable. 

Notes:  

1. Green Belt analysis should be reviewed  in the context of Table 1 in the Green Belt Statement by Rapleys, dated 22 February 2019, submitted with the planning application 
2. In reviewing viability, it has been assumed that: 

• Site 2 will remain 100% affordable housing  
• Average flat areas as the submission 
• The same construction build rate and timescales as the submission  



• S106 contributions are adopted at the same rate per unit as submitted, and CIL payment reductions have been carried out on a rounded basis 
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                   1 RAPLEYS LLP 

EXAMPLES OF LOCAL EMPLOYMENT OBLIGATIONS 
12 July 2019 
 
Examples of planning applications which included obligations requiring the applicant/developer to work with the 
local authority in order to ensure that local employment is maximised as a result of development:  
 
Site: 98 York Road, London SW11 3RD 
Application Reference: 2015/5308 
Local Authority: London Borough of Wandsworth  
 
Site: BAE Systems, Elettra Avenue, Waterlooville, PO7 7XS 
Application reference: APP/13/00893 
Local Authority: Havant Borough Council 
 
Site: Buildings 4 and 5, Hyde Park Hayes, Millington Road, Hayes 
Application Reference: 40652/APP/2013/1981 and 45753/APP/2013/1980 
Local Authority: London Borough of Hillingdon 
 
Site: Buslingthorpe Mills, Education Road, Leeds LS7 2AP 
Application Reference: 16/02759/FU 
Local Authority: Leeds City Council  
 
Site: Centre Point, 101-103 New Oxford Street and 5-24 St Giles High Street, London WC1A 1DD 
Application Reference: 2013/1957/P 
Local Authority: London Borough of Camden  
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	2.6 These matters are explored later in this report. At this stage, however, it is relevant to note that the applicant has concerns that the proposals, and matters related to the application, have not been fully understood and Appendices 4 and 5 seek ...
	2.7 Finally, Daytona Sandown Park have objected to the proposal. The matters within the objection relating to the merits of this planning application are the potential impact of new residential dwellings in the vicinity of their operations. However, i...
	SUMMARY

	2.8 From the foregoing commentary, the following conclusions can be drawn:
	 The overwhelming majority of technical consultee responses received to date have raised no concerns or objections relative to the proposal;
	 It is appreciated that there have been objections from some local groups and around 600 local residents. However, in the context of the application it is the merits of the objections that are relevant, and it is noted that many of the concerns raise...
	 It is recognised that the objections received by the planning application outnumber those of support, but this is not unusual and in any event the application has attracted broad level of support. Further, many of the letters supporting the proposal...

	3  THE BASIS FOR THE PROPOSALS
	Context
	3.1 The rationale for the development is rehearsed in, amongst other documents, the Planning Statement, Green Belt Statement and Masterplan, as lodged in support of the application.
	3.2 In essence, the proposal seeks to deliver an overall vision for Sandown Park which secures its viable and sustainable future through commitments to infrastructure and guest experiences and engagement with the local area and its people. It is drive...
	 The evident need to make improvements to Sandown Park, and (by association), and
	 The opportunity to deliver enhanced community benefits.
	3.3 These matters are discussed, further, in later sections of this document, and it will be noted that their delivery is dependent on the facilitating development of five discrete residential sites on the fringes of the racecourse. These sites, as ex...
	3.4 In these terms, and in response to objector comments, it should be noted that the costs and returns of the development proposals have been reviewed by experts in the field, and the applicant has confirmed acceptance of the level of affordable hous...
	3.5 Importantly, in this context, the proposal should not (as it has sometimes been described) be treated or referenced as “enabling development”. The NPPF is clear that enabling development is that which would otherwise conflict with planning policie...
	3.6 This context confirms that the application should be supported.
	The identified improvements

	3.7 For convenience and clarification (in response to discussions with officers), the items detailed in Appendix 6 constitute the identified improvements (as sourced from the cost plan submitted with the planning application)
	3.8 These improvements, which are extensive, are in direct response to a number of factors, including:
	1. The findings of a customer survey in 2018 (which is echoed by the response to the applicants consultation exercise on the proposals, where 64% said the facilities and offer at Sandown Park Racecourse could be improved.)).
	2. The annual structural survey from October 2018 (Appendix 7) where a number of issues and defects were identified with the existing infrastructure, particularly the stables (which need to be fit for purpose, as they are fundamental the operation of ...
	3. The expectations and recommendations of third party organisations, as relating to animal welfare, amenities, health and safety and other factors. These include:
	4. The need for Sandown Park to remain attractive, particularly in terms of the retention of the existing customer base, relative to competing sporting venues and hospitality facilities which have recently been subject to considerable investment and t...
	5. The commercial imperative to capture the most appealing race-card, and thereby industry following, to sustain the course.
	6. EBC’s Elmbridge Open Space and Recreation Assessment (October 2014) assessed future needs, relative to open space provision, of the Borough up to 2026. It identified that an additional 6ha of public parks and an additional 800sqm of formal children...
	3.9 These factors dictate that Sandown’s sustainable future is, in essence, dependent on their delivery.
	Timeline for delivery

	3.10 The applicant’s Financial Viability Appraisal reviews the timelines and phaseology of the development as a whole. It is self-evident that, whilst the improvement works are urgent and necessary, they need to be brought forward in a manner which re...

	4  GREEN BELT
	4.1 The application proposals are supported by Green Belt submissions from Rapleys and EDP. These are contained in the reports entitled “Green Belt Statement” and “Green Belt Review” respectively.
	4.2 These reports, collectively, addressed the relevant policy issues, specifically:
	 The appropriateness, or otherwise, of the development (Green Belt Statement, Section 8 and Appendix 2 and Section 2 of the Green Belt Review);
	 The actual (beyond any definitional) harm, if any, arising from the scheme proposals (to assist in determining appropriateness), having regard to the purposes of including land within the Green Belt (as informed by the Arup assessment), the existing...
	 The presence, as relevant, of very special circumstances that represent substantial planning benefits which, in combination, would outweigh any harm to the Green Belt by inappropriateness, and any other harm resulting from the proposal, in the plann...
	4.3 In this respect, the applicant finds that the nine of the eleven land parcels, constituting development and reviewed – both spatially and visually (in the above context) - can be defined as appropriate and the proposal, as a whole, should benefit ...
	4.4 This position derives, in part, from an assessment of the proposal’s relationship to the key purpose, as recognised by Arup (in this location), for including land in the Green Belt. Within its Green Belt Boundary Review, Arup reviewed the five pur...
	 Purpose 1: To check unrestricted sprawl of large built-up areas – with large built up areas being divided into the Greater London built-up area (including Molesey, Thames Ditton, Long Ditton and Hinchley Wood) and the already coalesced area of Walto...
	In its assessment of Sandown Park, Arup found that it is connected to one or more large built-up areas, which are predominantly bordered by features lacking in durability or permanence. In this context, Sandown Park was found to have a “moderate” scor...
	 Purpose 2: To prevent neighbouring towns merging into one another – the assessment including gaps between all non Green-Belt settlements in Elmbridge, including between Esher and Thames Ditton.
	In its assessment of Sandown Park, Arup found that it was an “essential gap” between settlements, where development would visually or physically reduce the perceived or actual distance between them. In this context, Sandown Park was found to have a “s...
	 Purpose 3: To assist in safeguarding the countryside from encroachment – this assessed the character of the area to assess what might be reasonably identified as rural.
	In its assessment of Sandown Park, Arup found that it contained between 10 to 15% built form, and/or possessed a largely rural character. In this context, Sandown Park was found to have a “relatively weak” score relative to this purpose.
	 Purpose 4: To preserve the character of historic towns – Arup found this purpose not to be relevant in Elmbridge, the local authority indicated that there were no historic towns/cores directly abutting the Green Belt.
	 Purpose 5: To assist in urban regeneration, by encouraging the recycling of derelict and other urban land – this purpose was also excluded from Arup’s review, not least as there were no planned urban regeneration schemes that were being inhibited by...
	4.5 As such, it is clear that Arup considered Sandown Park’s key role in support of the purposes of the Green Belt was to retain a gap between existing built up areas. In response, and as confirmed in Appendix 2 of the Green Belt Statement and demonst...
	4.6 In this regard, objections from Save Esher Green Belt relative to the extent or depth of Green Belt at the eastern edge of the racecourse (re: the development of Site 4) should be considered and set in the context of the existing built form, along...
	4.7 Further, the earlier evidence also confirmed that very special circumstances arose relative to the planning application. These circumstances are directly applicable to sites 3 and 4 which, in isolation (rather than considered as part of the cohesi...
	4.8 In these terms, the following commentary should also be noted as relevant in the assessment of very special circumstances (particularly in the context of objectors’ comments, to the contrary, which question the presence of such circumstances).
	The need to support the racecourse

	4.9 Beyond the benefits that the proposal will bring in economic, social and environmental terms (set out further below), the importance of Sandown Park to the local area must be recognised. The role it plays is wide-ranging, and its continued operati...
	 As a major outdoor recreational facility, which by nature is largely (although not completely) “open”, the racecourse is key to supporting and protecting the Green Belt in this location. Without the racecourse, the site would not be readily maintain...
	 The racecourse is a key part of the local economy. It is one of the largest employers in Esher, providing 110 permanent jobs across a wide variety of skills, and it also generates significant additional employment on race and other event days equiva...
	 Sandown Park supports 480 suppliers, 277 of which are in Elmbridge Borough and neighbouring postcodes (the latter equivalent to a £4.04m spend).
	 The racecourse has 25 race days a year, and hosts around 300 non-racing events annually. As confirmed in the applicant’s Green Belt Statement, these activities bring 230,000 visitors to Esher a year, significantly boosting the town centre and local ...
	4.10 These wide-ranging benefits, however, can only continue to be realised through the delivery of the Sandown Park masterplan, as promoted through the application. For the reasons set out in detail in Appendix 5 of this document, JCR’s previous aspi...
	4.11 In this context, there are no alternatives to the current proposals, as evidenced by submissions made in the earlier Green Belt Statement and Section 8 of this report.
	Economic Benefits

	4.12 As previously advised in support of the application, the racecourse makes a substantial contribution to the local and wider area in economic terms.
	4.13 In this respect, the proposal – through the enhancements and new facilities - will cement and bolster the economic profile of Elmbridge, through (additional) direct, indirect and induced employment in the Borough during the construction and, beyo...
	4.14 That aside, the improvements to Sandown Park will contribute to the economic wellbeing of Esher centre through spin-off benefits, which extend beyond employment considerations. In particular:
	 One of the aims of the improvement works is to increase average spend by racecourse customers and encourage them to stay longer in the area, and this additional available revenue will benefit the centre;
	 The hotel element is not only supported by the Development Plan (as policy CS9 confirms that the local authority will support a hotel at Sandown Park), but it will also complement the racecourse both in terms of its status as a racing venue and a mo...
	 There is an identified shortage of beds in the area, as confirmed by the Surrey Hotel Futures report from 2015, which was commissioned by Surrey County Council as part of evidence base to inform the review and updating of Local Plans in the county. ...
	 As also confirmed in the market analysis by Savills, hotel provision in the local hotel market is predominantly within the budget sector, with few hotels providing modern, high-quality meeting, conference and public exhibition facilities. Such facil...
	4.15 As such, the proposals will increase economic activity in Esher centre and support local businesses. Further, it will create jobs by increasing direct, indirect and induced employment, as set out in detail in the socio-economic paper in Appendix 3.
	Social Benefits

	4.16 The extensive social benefits of the scheme are rehearsed in the Planning and Green Belt Statements submitted with planning application.
	4.17 On race days, the facilities at Site C will provide a family-friendly environment to be enjoyed in association with the race-card. The facilities will include:
	 Play areas for both older and younger children;
	 Open park space;
	 A cycle track;
	 A soft play area and café, and
	 Associated parking.
	4.18 Indicative images illustrating the above are shown at Figure 73, on page 60 of the Design and Access Statement.
	4.19 The enjoyment of these facilities (on race days) will be enhanced, for local people, by the introduction of a membership scheme which offers, selectively, free and discounted access and ticketed entry to the facilities.
	4.20 Further social benefits, however, derive from the applicant’s objective to improve the accessibility of Sandown Park, and its facilities, to the local community at large by providing year-round access to Site C on non-race days (equivalent to app...
	4.21 The benefits of this arrangement (in principle) are recognised and supported by Elmbridge’s Head of Leisure and Cultural Services, who has suggested a Community Use Agreement (‘CUA’) in order to define the initiatives that the applicant is propos...
	4.22 Further social benefits will be brought forward by the proposed relocation of the nursery to a modern and upgraded facility which will provide additional places for children.
	4.23 In addition, other social benefits will include:
	 Meeting housing needs generally and a contribution to affordable housing, and
	 Greater integration between Esher and its railway station (not least, given the local authority’s 2016 Retail Study intimated that the linkage between the two was poor). Potential options for improvements to Station Road and Portsmouth Road are set ...
	4.24 That aside, the proposals will secure/cement, with enhancement, the ongoing availability of car parking to meet the needs of local residents, and local businesses (alongside other parties), who require ready access to Esher and its surrounding hi...
	Environmental Benefits

	4.25 It should be acknowledged that a central tenet of the planning system is its commitment to deliver sustainable development which, in part, comprises an environmental dimension.
	4.26 The proposal, in these terms, seeks to recycle (in part) previously developed land in close proximity to the centre of Esher and its railway station. It also offers significant opportunities for linked trips between the proposed development and o...
	4.27 The proposal, expressly, also brings other environmental benefits, as shown on the diagram at Appendix 10. These include:
	 Boundary enhancements;
	 Planting of trees and native woody hedgerows, where possible, to maintain/enhance the well treed character of Sandown Park and enhance the local character of Portsmouth Road;
	 New landscape feature aligning the northern boundary of Site 3, and
	 Setting back the proposed development on Site 4 from Station Road to maintain the green, well-treed characteristics of the eastern-edge of the Racecourse and the replacement of the existing fence with an active site frontage which better engages and...
	4.28 Beyond these matters, it is also relevant to note that the prosed development will further deliver an ecological management plan for the entire racecourse to include the introduction of additional bat boxes and bird boxes. An outline of the plan,...
	4.29 The proposals, aside from these benefits, will further deliver enhancements to the historic environment (whilst preserving, more widely, the heritage assets of the area). Such enhancements comprise:
	 Removal of metal gates to the access and the installation of bollards to the listed racecourse gates, and
	 A financial contribution to the enhancement of the listed Traveller’s Rest.
	4.30 These benefits can only be brought forward through the proposed development as a whole.
	Summary

	4.31 In the applicant’s opinion, as indicated in the Green Belt Statement, submitted with the planning application, confirmed it is clear that – although the development is appropriate overall – even if this were not the case very special circumstance...
	4.32 These circumstances are:
	 The need to support Sandown Park racecourse;
	 The economic benefits of the proposal;
	 The social benefits, and
	 The environmental benefits.
	4.33 The additional information within this section further supports the very special circumstances arising (which are applicable in the context of any interpretation of the appropriateness of development in this case).
	4.34 Essentially, however, it is fundamental to acknowledge that the proposals are concerned with the continuity of an outdoor recreational use.

	5  TRANSPORT
	5.1 The following comments are made in response to the concerns raised by some consultees relative to transport issues:
	 The scope of the Transport Assessment was agreed with Surrey County Council in advance of submission of the application. Further, and although formal comment is yet to be received from the highway authority, to date no further information has been r...
	 The transport assessment confirms that the development proposals will have a minimal impact on the local highway network.
	5.2 A fuller commentary in response to the matters raised by Save Esher Green Belt (who have provided the most detailed commentary) is set out in Appendix 12. From the review of this document it will be noted that, notwithstanding the above, the appli...

	6  AFFORDABLE HOUSING
	6.1 As part of the planning application, a detailed and fully evidenced Financial Viability Assessment (FVA) was included which confirmed that, based on the proposed redevelopment of the site to provide racecourse and associated/other facilities, hote...
	6.2 This viability assessment has been subject to detailed review by Elmbridge Borough Council (‘the Council’) and their viability consultants Dixon Searle Partnership (‘DSP’) together with the Council’s cost consultants MWA Ltd.
	6.3 DSP reported to the Council in April 2019 and initially concluded that the scheme could viably deliver 35% affordable housing. The principle reason why there was such a significant variance between the Applicant’s position at 15% and DSP’s at 35% ...
	6.4 Following this initial report the Applicant engaged in detailed negotiations with DSP and MWA to explore the difference between their respective assessments of the cost of the improvement works. Following these negotiations MWA revised their asses...
	6.5 Further negotiations were carried out between the respective cost consultants throughout June 2019 which resulted in MWA arriving at a final position on the costs of the improvements works at £35,792,504. This was reported to the Council by DSP on...
	6.6 There are two tables above, the first shows the level of affordable housing that is viable with the inclusion of ground rents as part of the gross development value of the proposed residential units; the second table shows the level of affordable ...
	6.7 With the inclusion of ground rents DSP advise the Council that the scheme can deliver 20% affordable housing with a surplus of £1,360,792. With the exclusion of ground rents they advise the Council that the scheme would have a deficit of £222,739 ...
	6.8 The application of ground rents within the viability assessment remains in dispute between the parties. The Applicant’s position is that following a number of Government announcements0F  over the past 2 years the industry is expecting legislation ...
	6.9 Notwithstanding this the Applicant recognises that the Council and DSP have concerns that the proposed legislation may not be enacted, in which case ground rents should be reflected in the assessment of gross development value.
	6.10 The Applicant therefore proposes to make a revised affordable housing offer to the Council which seeks to protect the Council’s position should the charging of grounds remain in force but also protects the Applicant’s position should they become ...
	6.11 DSP’s advice to the Council is that with the inclusion of ground rents the scheme can deliver 20% affordable housing with a surplus of £1,360,792. With the exclusion of ground rents the scheme would have a deficit of £222,739 at 20% affordable ho...
	6.12 Therefore if the Applicant were to revise their affordable housing offer to provide a guaranteed minimum of 20% and ground rents are abolished they would in effect be overproviding affordable housing by £222,739 (the amount of the deficit). There...
	6.13 The Applicant is therefore proposing to make the following affordable housing offer to the Council.
	 An increase from 15% to 20% affordable housing
	 Agreement to the MWA assessment of the cost of the proposed works at £35,792,503.65
	 That upon submission of each reserved matters application for the residential sites if ground rents remain in force an additional payment towards affordable housing of £4,480.52 per private unit.
	6.14 The above offer therefore guarantees the Council 20% affordable housing whether ground rents remain in force or not. If they are still chargeable when each reserved matters application comes forward there will be a guaranteed top up payment towar...
	RESPONSES TO PUBLIC CONSULATION
	6.15 Notwithstanding the revised affordable housing offer to 20% it is noted that objections have been made relative to the level of affordable housing, including those suggesting that the level of affordable housing should be higher. In this context,...
	6.16 The Council’s target policy for affordable housing is, where viable, 40% of the gross number of dwellings on sites of 15 dwellings or more. Where development is proposed on a greenfield site, a target of 50% of the gross number of dwellings shoul...
	6.17 In order to demonstrate the number of additional units required, in accordance with standard viability methodology, we have compared the residual land value of the proposed development assuming target policy levels of affordable housing against t...
	6.18 The table below is a summary of our appraisals:
	6.19 This demonstrates that in order for 40% affordable housing to be viable a scheme of a minimum of 600 residential units will be required, for 50% affordable housing a minimum of 810 units will be required. As detailed above, the site is part brown...
	6.20 In order to explore whether this level of housing could be accommodated at Sandown Park, the applicant’s architects have prepared the feasibility plan at Appendix 13 on the basis of residential density between 40 to 50 dwellings per hectare. This...
	 The proposal would provide hundreds of new affordable units between Esher Town centre and its railway station, in an area that the local authority recognises is one of the most unaffordable in the country;
	 It would also make a significant contribution in meeting Elmbridge’s need for private housing, again in a highly sustainable location, and
	 The proposal would meet an identified need for affordable housing, overwhelmingly be on previously developed land, whilst maintaining the existing open gap between settlements (and thereby meeting the most relevant purpose for including Sandown Park...
	6.21 However, ultimately this option would not be favoured by JCR, given that their interest in Sandown Park is as a racecourse, not as a development opportunity.

	7  DEVELOPMENT ALTERNATIVES (ADDRESSING VARYING APPROACHES TO BUILT FORM AND, THEREBY, SCALE AND MASSING)
	7.1 It is evident, through the consideration of affordable housing matters, that Section 6 of this statement indirectly addresses an alternative form of development at Sandown Park racecourse. It is discounted for the stated reasons, not least because...
	7.2 In these terms, the earlier Green Belt Statement in support of the planning application advised that all reasonable alternative approaches to development were considered in advance of finalising the application development proposals. These comprised:
	 Do nothing – rejected as this would lead to the racecourse’s inevitable decline, resulting in its lower quality profile and likelihood of partial dereliction, to the detriment of the economic, social and environmental role that the racecourse plays;
	 Improvements to the racecourse in isolation – set aside as, without the facilitating sites, it cannot generate the revenue required in order to fund the substantial and high capital cost improvements to facilitate the ongoing operation, in sustainab...
	 Residential development in isolation – rejected as this scenario fails to deliver the much needed enhancements to the racecourse which is the raison d’etre, and key driver (alongside community improvements), of the application proposals, and
	 An alternative mix of racecourse improvements and residential development – set aside as, for a host of reasons, they failed to generate the necessary, and appropriate, balance between enhancements and facilitating development.
	7.3 The latter point can be demonstrated, further, in response to objectors’ comments relative to three of the facilitating sites. Namely, sites 3, 4 and 5 where, aside from concerns over the principle of development, there has also been comment on th...
	7.4 In this context, notwithstanding the applicant’s earlier exercise, its professional team has revisited the scheme proposals, again, to explore whether the objector’s detailed comments, on scheme design, can be accommodated and, more particularly, ...
	 Site 3 – The removal of the upper storeys across all apartment blocks (apart from those on the eastern edge, which are most divorced from existing residential uses), in response to concerns relative to the application proposal’s relationship to exis...
	 Site 4 – The downscaling of the height of development (through the removal of the fifth and sixth storey elements), in the interests of responding to comments which, in essence, suggest the scale of the application scheme is too high in its context.
	 Site 5 – The removal of the apartment block nearest to the Toll House in response to concerns relative to its impact on that building.
	7.5 These scenarios, it is stressed, are not advocated by the applicant as a more appropriate solution when compared to the application proposals but, nonetheless, have been assessed according to the following considerations:
	 Green Belt;
	 Transport, and
	 Viability.
	7.6 The findings, of the assessments relative to the alternatives, are set out in tabular form at Appendix 15. The following will be noted:
	 That the alternatives, in respect of Green Belt considerations, do not introduce any additional or material or perceived benefits, in spatial and visual (including landscape) terms, relative to the application proposals before the local authority;
	 That the alternative schemes, in transport terms, can be accommodated as per the application proposals and, in this respect, should not be recognised as a preferred solution (as the impacts and associated mitigation measures are modelled to be simil...
	 That the alternative schemes are unviable. This is because the residual land values for the facilitating sites, as a whole (under each alternative), fail to achieve benchmark land values where, ordinarily, land parcels would be made available for de...
	7.7 As a result, these alternative options are undeliverable. They cannot be promoted. The application proposals remain the only credible, viable and sustainable option to deliver the racecourse enhancements and the associated community benefits.

	8  PLANNING OBLIGATIONS
	8.1 The applicant has confirmed, in bringing forward the proposals, that it is willing to enter into s.106 obligations, in principle, and in response to the consultation exercise where, for example, the Head of Leisure and Cultural Services has sugges...
	8.2 The applicant’s position, it should be acknowledged, is subject to:
	 Any provisions, within the s.106 agreement, meeting the CIL regulations in respect of (in summary) their relevance to planning and the development, and their commensurate nature, in scale and kind, to the development being proposed.
	 Awaited confirmation from the planning authority on the matters to be captured by CIL (which, in the main, are understood to relate to transport, education, leisure, sport and open space, public services and environmental improvements).
	8.3 At this stage, it is suggested that the heads of terms could usefully and sensibly address the following matters (subject to ongoing dialogue):
	 Community Use Agreement (see Appendix 2);
	 Affordable housing provisions in the context of Section 6 of this document (to include mechanisms, as necessary, for review throughout the lifetime of the scheme);
	 The intent, using reasonable endeavours, to employ local people at the construction stage and beyond - examples of sites/developments where such obligations have been utilised in the past can be found at Appendix 16;
	 Select transport provisions (as relating, for example, to monitoring requirements and potentially travel plans), and
	 Triggers and phaseology of development, in the interests of ensuring that benefits are brought forward in a balanced way with the facilitating development.
	8.4 The applicant will be pleased to finalise the terms of the s.106 agreement in advance of committee and, as necessary, issue a draft document for consideration.

	9  CONCLUSIONS
	9.1 This supplemental report has been prepared in support of a hybrid planning application for improvement and associated facilitating works at Sandown Park Racecourse (Elmbridge planning reference 2019/0551). This report should be read in the context...
	9.2 The overwhelming majority of technical consultee responses received have raised no concerns or objections relative to the proposal. Further, there is a body of public support for the proposal, albeit it needs to be recognised and balanced in the c...
	9.3 In addressing the main cited issues, this report provides clarification and additional information relative to the following matters:
	9.4 This supplemental submission, which comprehensively addresses the main issues raised to date, further confirms that planning permission should be granted at the earliest opportunity.
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	1 INTRODUCTION
	1.1 This document has been prepared in the context of a hybrid planning application for improvements to Sandown Park Racecourse, reference 2019/0551. It reviews the socio-economic benefits of the British Horseracing (BHR) industry and Sandown Park Rac...
	 National;
	 Regional; and
	 Local.
	1.2 It should be read in conjunction with other submissions made in support of the application, not lease:
	 The wider consultation report, dated June 2019, of which this paper is an appendix; and
	 The Planning and Green Belt statements submitted with the planning application.

	2 context
	2.1 From the most recent published statistics, BHR generated an estimated £3.45 billion in the UK in direct, indirect and induced expenditure in 2012, and a tax contribution of £276m. In addition, BHR is followed by a worldwide audience and significan...
	2.2 Racing is the second best attended sport in the UK, after football, with 5.77m attendances in 2018, and accounted for four of the top ten attended sports events in the UK in 2017, Beyond the numbers of attendances, it also has universal appeal, at...
	2.3 BHR also creates a large number of jobs – in 2013 an economic impact assessment by Deloitte for the British Horseracing Authority (BHA) concluded that those directly related to the day-to-day operation of the sport equated to circa 17,400 FTE jobs...
	2.4 In order to sustain this activity, BHR requires a wide range of training establishments, racecourses and associated infrastructure. All are linked, and if one of the above elements ceased properly to perform overall to a high standard, the BHR ind...
	2.5 BHR operates in an increasingly competitive international environment, with owners and trainers operating on a global basis. In context, BHR has to compete with wider variety of facilities in different countries (for example, the USA, Australia, F...
	2.6 As a result of these clusters of overseas competition, it is key that the quality of UK facilities achieves excellence as its standard. BHR is currently arguably pre-eminent in the world in terms of the quality of horseracing overall. Put simply, ...
	2.7 The quality of a racecourse is defined in two key parts:
	 The quality of the racecourse in physical terms (for example, the condition of the stables, racetrack, grandstand etc.); and
	 The quality of the experience for the spectators, not least in the terms of the quality of the races it can attract.
	2.8 In this respect, BHR brings forward considerable sporting, social and economic benefits on a national level, but operates in a highly competitive environment and needs support.
	2.9 The Jockey Club operates fifteen racecourses across England. In addition, there are 35 other racecourses in England, totalling 50 across the country. These have been grouped into regions in order to assess the size of the population each regional ...
	2.10 The table below details the regional concentration of racecourses across England, assessed against the population of each area. Population figures have been taken for the year 2019 from the 2016-based population projections (published by the Offi...
	1. “Dual” refers to those racecourses that can host Jump and Flat Racing
	2. Within the M25 but outside London ONS Region
	2.11 The population size of the regional catchment serving racecourses in London (within the M25) is appreciably higher than anywhere else in England, and is over twice as high as the national average (the fifty courses, divided evenly across England’...
	2.12 London has the second highest population of any region in England (after the South-East), and (alongside the North East) the lowest number of racecourses. By comparison, the North East is the least populated region in the country.
	2.13 Additionally, Sandown Park is the only racecourse in London with both jump and flat turf racing.
	2.14 The importance of Sandown Park to the region it serves is therefore critical. In order properly to meet the need of the regional catchment area it serves, it cannot be allowed to decline in quality let alone fail.
	2.15 Sandown Park is in active use, and its role in the community and services is wide-ranging, and includes the following community facilities and events:
	 Currently 24 dedicated racing days year-round, requiring intensive management and build design which is complementary;
	 Combined experience days, including music events (which combine music and horseracing – 3 are held a year), as well as family and ladies days;
	 Utilise the site for leisure activities (e.g. gym and golf course);
	 Non-racing entertainment and leisure events, e.g. art fairs and food festivals;
	 Conferencing facilities;
	 Local car parking; and
	 A venue for other activities which support the local community, such as police-dog and emergency service training as well as a safe and extensive landing area for emergency and medivac services helicopters (HEMS).
	2.16 In this context, Sandown Park Racecourse brings approximately 250,000 people to Esher every year, and is a key part of the local economy and community.
	2.17 From the above, it is clear that BHR in general and Sandown Park Racecourse in particular have a wide socio-economic role on a national, regional and local level, well beyond the racecourse’s role in protecting the Green Belt. Sandown Park Raceco...

	3 Direct Benefits
	3.1 Sandown Park is one of the largest employers in Esher, and in terms of permanent employment provides 110 FTE positions plus 73 FTE part time employment positions. This figure is reflective not only of the activities that take place on the site as ...
	3.2 In terms of permanent employment, these cover a wide variety of skills and trades, as confirmed below:
	3.3 However, just as significantly, Sandown Park also generates significant additional temporary employment on race and other event days, equivalent to approximately 17,000 shifts, equivalent to 73 FTE positions considered annually. The latter part ti...
	 Temporary positions suit those with family or other lifestyle commitments (for example those who are carers, semi-retired or with a disability);
	 It provides income for students whilst they are studying; and
	 For other young people, it provides work experience to help them into the job market.
	3.4 Further, the current development proposals will increase employment on the site, as a higher level of service at the Racecourse requiring additional staff, at the family zone and most significantly at the 150 bed quality hotel on Site B:
	3.5 It is anticipated that a large proportion of the new positions identified above will be filled by people in the local area, and Elmbridge more widely. However, in order to ensure that the potential for local employment is maximised, JCR is willing...

	4 indirect benefits
	4.1 Sandown Park supports 480 suppliers, 277 of which are in Elmbridge Borough and neighbouring postcodes (the latter equivalent to a £4.04m local area spend).
	4.2 These suppliers are wide-ranging, and include:
	 Suppliers of equine related goods and services;
	 Builders and property maintenance professionals;
	 Catering and cleaning contractors;
	 Security companies;
	 Professional services;
	 Stationary suppliers; and
	 Vehicle supply and maintenance.
	4.3 More widely, Sandown Park already offers substantial induced benefits to the surrounding area, and the development proposals will enhance this further, not least as the whole purpose of the proposal is to improve the quality of the facilities.
	4.4 As part of the Racecourse improvements, a high-quality leisure and business hotel is proposed. This facility has the potential to include a wide variety of the amenities, including a spa. Such hotels themselves support a range of suppliers, many o...
	 Laundry and cleaning services;
	 Manufacture of food and drink, and other catering supplies;
	 Toiletries and stationary, and
	 Travel agency and associated services.
	4.5 In addition to the above, the residential element of the proposal itself will bring forward substantial indirect benefits to the local community.
	Local expenditure by future residents of the development
	4.6 New housing evidently creates new residents, who contribute to the local economy through local expenditure. Every year, the Office of National Statistics publishes detailed household expenditure figures for countries and regions. The latest figure...
	4.7 Taking the figures for England and the South East, the average spend per week is equivalent to £809.10 nationally and £965.60 regionally. This is broken up below:
	4.8 Taking expenditure items that are likely to be spent locally (totalled above as “All expenditure groups”), the annual expenditure in the south east is around £29,416 per dwelling per annum.
	4.9 Based on the above, the potential local expenditure generated by a scheme of around 318 residential units in the south east is likely to be around £9.4m per annum.
	4.10 In addition to routine annual spending, there is also considerable one-off spending from first-time buyers seeking to furnish their homes. Research carried out by OnePoll for Barratt Homes in August 2014 found that the majority of people spend £5...
	4.11 Taking £5,462 as an average, a development providing 318 units could provide a one-off boost of over £1.7m, much of which will go into the local economy.
	Government Finance
	4.12 Residential development provides several revenue streams which contribute to public finances. For local authorities there are two principal sources:
	 Council Tax; and
	 New Homes Bonus.
	4.13 Both are assessed against tax bands for residential properties, the established average for which is Band D. Band D covers properties in England valued between £68,001 and £88,000 at 01 April 19911F .
	4.14 Council Tax - For the year 2019/2020, the council tax in Elmbridge for Band D properties is £1,935.372F . For a scheme providing 318 units, the total generated by council tax will be £615,447.66 per annum.
	4.15 New Homes Bonus - The New Homes Bonus is a fund reserved to incentivise local authorities to deliver housing, and is tied increases in council tax revenue. Increases in Council tax renders Councils eligible for a financial bonus. An additional pr...
	4.16 Using the Government’s New Homes Bonus calculator for the year 2019/203F  a scheme of 318 Band D units in Elmbridge (including 15% affordable units) will generate a total payment of circa £200,000 over four years (£49,955 per annum).
	4.17 This would provide a meaningful increase to the amount of funding that Elmbridge currently receive from the New Homes Bonus. According the New Homes Bonus Calculator, the local authority received £957,930 for the year 2019/20.
	4.18 Total Estimated Revenue - Based on the new homes bonus and council tax rates (and assuming that all units are valued at the average rate of Band D), 318 units will generate the following (this is an estimate as Council tax rates will be subject t...
	 £2,092.46 per unit for the first four years (to account for the New Homes Bonus); and
	 £1,935.37 per unit thereafter.
	 Total over 10 years = £6,354,295 or almost £6.4m at 2019 prices.
	Affordable Housing

	4.19 The provision of affordable housing requires developers reduce their profit margin in order to deliver residential units that are priced below market rates. This acts, in effect, as a privatised subsidy. The Government has estimated that the valu...
	4.20 Within the south east, the total value of in-kind affordable housing was equivalent to £876 million. This figure does not include commuted sums towards affordable housing.
	4.21 Affordable housing is defined within the NPPF as being at least 20% of market value. The average property price within Elmbridge for the year ending September 2018 is £568,0005F . For a scheme of 318 units in Elmbridge that provides 15% affordabl...
	4.22 The provision of affordable housing, by encouraging household formation, also has a multiplier effect on public finances: additional households increase revenue generated by council tax (alongside local spending and job creation).
	Summary of Economic Benefits of Residential Development

	4.23 Based on the analysis above, the estimated effect on a development of 318 units within Elmbridge is set out below:
	4.24 These figures are estimates, and have been calculated using the methods described above. However, they indicate that the scheme can:

	5 Induced Benefits
	5.1 The applicant estimates that Sandown Park brings approximately £6.5m to the local economy. Precisely how this manifests itself is difficult to quantify, but by way of context Elmbridge’s 2016 Retail Assessment identifies – as part of its key messa...
	5.2 Further, the assessment found that Esher district centre was healthy but dominated by independent operators and lacked a number of multiples found in most town centres in the South East. This suggests that the centre’s health is “qualified”, as in...
	5.3 In this context, and although it is not possible to definitively quantify the induced benefits (not least, as the household survey in the local authority’s retail study would not have involved most racecourse visitors), as confirmed above the Race...
	5.4 In these terms, it is evident that Sandown Park is a key part of the local economy, and the events that take place there throughout the year, summer and winter, provide substantial spin-off and induced benefits to the local community and businesse...
	5.5 Further induced benefits will be generated by the hotel. At present, Esher (and Sandown Park) is poorly served by hotels. Apart from the Lodge on site (which evidently is not available during racedays), Esher only accommodates one small boutique h...
	5.6 Further, the Surrey Hotel Futures Study 2015 confirms that there is significant potential and need for hotel development in all parts of the County. This is found to clearly demonstrate that new hotel provision is vital to support the future growt...
	5.7 The proposed hotel will therefore encourage visitors to stay in the area and also for longer when accommodation is available, and this additional available revenue will bring spin-off trade to further support local restaurants, pubs and leisure pr...

	6 Construction (and related) employment
	6.1 The construction phase of the works will generate additional direct, indirect and induced employment, with associated socio-economic benefits for an estimated period of circa six years across a range of trades, and also provide training opportunit...
	6.2 The 2018 Report by the Home Builders Federation (HBF) The Economic Footprint of UK House Building provides an assessment of the effects of residential development on both the nation and the local area. Although evidently this covers residential co...
	6.3 The report provides estimates of the total number of direct, indirect and induced jobs generated by construction within with housebuilding industry, as below:
	6.4 Taking the full range of jobs supported (532,970 to 697,690) and the net additional number of dwellings created in England and Wales for the year 2016/17 (224,054), the report states that the ‘scale of employment supported by house building is equ...
	6.5 Applying this to the current proposal, the residential element alone will generate up to 986 direct, indirect and induced jobs. As identified above, however, the actual number will be potentially considerably higher, given the other, non-residenti...
	6.6 In addition to providing the above employment opportunities, construction does not merely support jobs, but also provides the means by which young, lower skilled workers can undertake apprenticeships and training. This improves the employability o...

	7 If Sandown Park CONTINUES TO DECLINE
	7.1 JCR’s remit, as it pertains to Sandown Park, is to operate the racecourse successfully and JCR, not least through its Royal Charter, is committed to this. However, as with all businesses it is not immune to market forces and competition (as set ou...
	7.2 As set out in the Green Belt statement supporting the planning application, the consequence of not carrying out the works, or not carrying them our properly (in the context of the above principles) would ultimately result in further decline and de...
	7.3 In the context of the commentary in paragraph 4.9 of the main body of this report, not only would this fundamentally undermine the Green Belt in this area, but operations no longer being sustainable would evidently result in the loss of permanent ...
	7.4 However, beyond this, the loss of the viability of Sandown Park would also remove 250,000 visitors, and their expenditure, from Esher. The findings of the Elmbridge Retail Study suggest (albeit do not identify) a somewhat symbiotic relationship be...


	app 4 front page.pdf
	Appendix 4 - Factual Responses - Summary.pdf
	app 5 front page.pdf
	app 6 front page.pdf
	Appendix 6 - Schedule of Enhancement Works.pdf
	SCHEDULE OF ENHANCEMENT WORKS
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	Examples of planning applications which included obligations requiring the applicant/developer to work with the local authority in order to ensure that local employment is maximised as a result of development:





