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St Margaret’s Loop - Additional background information

In August 2025 East Grinstead Town Council resolved to instruct a feasibility study into
the potential to create a cycle/walkway along the old railway cutting known as St
Margaret’s Loop.

The Town Council owns the central section of this area, meaning it is land-locked with
no access either side without being granted permission to cross either of the privately
owned sections.

This is not currently a through pathway. Itis only possible to walk partway into the loop
within the first section of land, which is under private ownership. Contrary to public
opinion, there is no pathway available through the loop due both to the overgrown state
of the entire site, as well as the height of the boundary meaning itis impossible to climb
safely out of the site the further into it you proceed.

The most recent scheme proposed filling the site with inert matter to create a steady
incline from the access point at the railway station, exiting at Charlwoods Road
Industrial Estate.

Due to the lack of detailed costings available for this scheme, and the newly introduced
Biodiversity Net Gain requirements for all developments, Council instructed a feasibility
study to consider the following key questions to enable a decision regarding how best to
proceed to be made:

e [sthe scheme likely to achieve planning permission?

e [sthe scheme more likely to achieve planning permission using existing ground
levels or as an infill scheme?

e Whatimpact will Biodiversity Net Gain have on the scheme?

e What would be the approximate cost of the scheme?

e What are the significant issues?


http://www.eastgrinstead.gov.uk/

The options under consideration were:
Option 1 -Design of pedestrian/cycleway within existing cutting

This involves clearing vegetation in the development area to construct a shared use
pedestrian/cycleway within the natural cutting at the existing ground level.

Option 2 - Design with elevated pedestrian/cycleway

This involves clearing vegetation in the development area, providing a suitable level,
volume and quality of fill material for construction of a shared use pedestrian/cycleway.

This option will raise the existing ground level.

Access to the site is proposed off Charlwoods Road. Itis anticipated that fill material
for Option 2 would be imported to site via this route.
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Figure 1. Location and extents of the Proposed Scheme area.



Biodiversity Net Gain

Biodiversity Net Gain (BNG) became a legal requirement in England in February 2024
and requires most new developments to deliver a minimum 10% measurable increase
in biodiversity, secured for at least 30 years, either on-site, off-site, or through the
purchase of biodiversity units, compared to the pre-development baseline.

These costs reflect an additional expenditure that would previously not have been
required.

Feasibility Study Outcome

Detailed below is the summary of the feasibility study. Based on this outcome, and the
predicted costs to complete a walk/cycle way through the cutting, Council resolved not
to proceed with this development.

7 SUMMARY

East Grinstead Town Council requested focus on several key elements to inform the
next phase of decision making (see Section 1.2). Answers to those questions are as
follows:

7.1.1Is the scheme likely to achieve planning permission?

Itis not possible to answer this question directly as there are many unknowns at this
stage. However, the national, regional and local policies advocate for pedestrian and
cycle infrastructure which would support the premise of the scheme.

There are some significant planning considerations which would need to be addressed,
covered in Section 5.3, however the aspect to most likely aspect to jeopardise planning
permission is probably BNG (see section 7.1.3 below).

7.1.2 Is the scheme more likely to achieve planning permission using existing levels
or as an infill scheme?

Due to the importation of fill required for option 2, an EIA may be required. An EIAis a
formal process used to evaluate the potential environmental effects of a planned
project or development before implementation and can be significant documents,
depending on the complexity of the site.

Based on this option 1 is probably more likely to achieve planning permission.
7.1.3 What impact will Biodiversity Net Gain have on the scheme

10% BNG will not be achievable within the development area, with either option.
Therefore, off-site habitat creation/enhancement and/or the purchase of biodiversity
units would be required to achieve BNG.



To give an indication of cost two scenarios were considered; worst case in which the
whole development area would need to be cleared, and best case in which a 6m wide
corridor would be cleared. The worst case is estimated to be £850,000 based on current
market rates including the 10% net gain. The best case is estimated to be £220,000
based on current market rates including the 10% net gain.

This also assumes that enough units will be available for purchase, as the supply is
limited or costly if purchasing units outside of the LPA or National Character Area.

Due to the high cost of purchasing biodiversity units, other avenues of generating units
such as securing land off-site and carrying out the necessary habitat
creation/enhancement on that land (30 years management required) could be
considered.

7.1.4 What would be approximate cost of the scheme

An approximate cost estimate for option 1is £1,452,000. This includes basic planning
requirements, detailed design and construction, and uplifts for risk, contingency and
optimism bias. However, many significant costs are notincluded as it is not possible to
estimate at this early stage.

These are listed in section 6.2.
7.1.5 What are the significant issues?
Suggested significant issues effecting this scheme are:

e BNG requirements and implications on cost and planning permission
e Ecology present on-site unknown

e Area Tree Preservation Order within the development site

e Source, type and suitability of available fill material for Option 2

e Access (for construction and access at the northern end)

e Landownership

In addition, suitable funding for the Proposed Scheme would need to be sourced and
secured to allow the scheme to be progressed.

Conclusion

Upon review of the feasibility study, the Town Council resolved to discontinue with the
project, looking at options for the future of the site including consideration of disposal
to reduce the liability and ongoing maintenance.

Railway Paths, the charity which owns the section of the cutting which allows access
from Worth Way advised in October 2025 that they would be selling their land in 2026 at
auction. As aresult of the Council’s decision not to proceed with developing the



cutting, a public notice has been issued to advise of the Council’s intention to dispose
of their section of land, ideally at the same auction to try and maximise any sale price.

The feasibility report is a public document, this is available by request, please email
townclerk@eastgrinstead.gov.uk to request a copy.
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