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SANG OVERVIEW
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This document is a summary only of the opportunity. An Information Memorandum is 

available to prospective investors expressing an interest.

INTRODUCTION

We face tremendous challenges today, including protecting our environment 
while addressing the needs of a rapidly growing population. 

This investment opportunity features a 33.36-hectare greenfield site 
located west of Guildford, Surrey in the heart of one of England’s largest 
conservation areas. The Thames Basin Heath Special Protected Area (TBH 
SPA) is comprised of swathes of countryside that provide habitats for a rich 
biodiversity, including rare and protected species of flora and fauna. 

As with most of the UK, Guildford has an urgent need for housing of all types 
to provide homes for people on low incomes as well as the financially better 
off. However, much of the area is made up of green belt land which cannot 
be built on, presenting an ongoing challenge to Guildford Borough Council 
(GBC) to meet rapidly rising demand for residential development.

The question is how to build much-needed housing stock without bringing 
about an increase in environmental ‘wear and tear’ that ultimately reduces 
residents’ quality of life?

The answer lies in creating more greenspaces.
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WHAT IS THE THAMES BASIN HEATHS SPECIAL PROTECTION AREA?

The Thames Basin Heaths Special Protection Area (TBH SPA) was designated 
on 9th March 2005 and had been in response to the need for ‘Appropriate 
Assessment’ as set out in article 6 of the EC Habitats Directive 1992. They 
form part of Natura 2000, a European-wide network of sites of international 
importance for nature conservation, and even with the UK leaving the 
EU the protection of such sites has been enshrined in British law by the 
Conservation of Habitats & Species Regulations of 2017. The TBH SPA is now 
one of South East England’s most important natural assets, with the lowland 
heath supporting important populations of Dartford Warbler, Nightjar and 
Woodlark, all vulnerable ground-nesting birds. 

The Thames Basin Heaths Special Protection Area (TBH SPA) covers over 
8,400 hectares of Sites of Special Scientific Interest (SSSI) within Berkshire, 
Hampshire and Surrey. A 5km boundary extended around the SPA involves 
significant parts of eleven local authorities, with four further authorities 
containing only very small areas.

The national legislation underpinning the SPA is designed to ensure that any 
proposed residential development does not adversely affect the integrity of 
the protected area. Natural England champions the conservation of wildlife 
throughout the country and its adopted policy has been to advise all relevant 
Local Authorities in the Thames Basin Heaths that new housing within 5km 
of the SPA could pose an environmental threat and that threat can only be 
mitigated by not building or, providing some Suitable Natural Alternative 
Greenspace (SANG) where newly introduced residents can go instead of the 
protected basin heaths. 



PAGE 4

As you will see from the map below, the size of the 5km boundary represents 
a significant challenge for developers and the local authorities to provide 
new homes for a growing population. Since the designation in 2005 
around 40,000 new homes were not built within this area http://www.
environmentlaw.org.uk/rte.asp?id=238. To allow new development in the 
area, while safeguarding the integrity of the SPA, the provision of Suitable 
Alternative Natural Greenspace (SANG) became imperative and still is.
 

https://www.pegasus-estates.com/environmentlaw.html
https://www.pegasus-estates.com/environmentlaw.html
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HOW SANGS UNLOCK MORE NEW HOMES

New homes bring with them more local residents – and their pets - and 
protected areas can only be preserved if the public is diverted to other 
recreational parks areas such as a SANG. This provides expanding 
communities with managed greenspace they are free to enjoy at their leisure, 
while encouraging them away from SPAs.

Natural England has demonstrated that the new population arising from 
housing developments at a distance of up to 5km from this SPA can cause 
significant disturbance to the breeding success of these rare bird populations, 
due to the impact of residents recreational activities, by simply walking and 
particularly by the exercising of dogs off their leads. As a result, all housing 
developments within 5km of the SPA are subject to stringent assessments.  

As a statutory consultee on planning applications within 5km of an SPA, 
Natural England has the right to object to applications which it considers 
will have any negative impact on an SPA. However, it has now been accepted 
that impact on the SPA can be mitigated through the provision of suitable 
alternative natural greenspaces to divert recreational pressure away from the 
SPA – such alternative greenspaces as Wood Street Village SANG. 

Having met Natural England’s strict criteria and having received its own 
planning permission, it can be then used by those developers seeking 
planning permission for their schemes (large and small) in the SPA 
catchment area. They are mandated by planning law to provide a SANG 
either via the councils own facilities or through private SANG such as Wood 
Street – and a tariff is paid to the owner, be it council of privately owned. 

Any application through the planning process that would increase the local 
population by building new homes whether they are houses, apartments & 
student accommodation or any development which would house staff like 
a care home or hotel, then they must factor in the cost of the fee to acquire 
the necessary amount of SANG space befitting the size of their development.  
Proof of acquiring this SANG ‘space’ must be in evidence before planning can 
finally be granted. NO SANG = NO PLANNING. 
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ABOUT WOOD STREET VILLAGE SANG

The Wood Street Village site just west of Guildford comprises 33.36 hectares 
(82.5 acres) of greenfield which is wholly owned and unencumbered, (42% 
by Pegasus Limited). The site climbs to the brow of a hill, providing an 
unparalleled vantage point for taking in the breath-taking scenery. 

The site is comprised of 3 phases and phase 1 totalling 41 acres has recently 
been completed at a cost of £591,898. Please see diagram on the next page 
illustrating the site. 

Phase 1 comprises of: 

• 2.3km bound gravel circular footpath leading to a vantage point 
with stunning views;

•  30 space off road car park with disabled places;

• Erection of stock proof fencing on site parameters;

• Planting of woodland copses;

• Disabled access points and picnic tables and benches placed 
around the site;

• Planting of hedges;

• Stiles, kissing gates and bridal gates for pedestrian access; and

• Mown grass footpath to add further walking routes leading to 
vantage points.
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INVESTMENT OPPORTUNITY

Pegasus Limited is looking for an investment partner(s) to contribute 
£750,000. This is to pay its share of up-front maintenance costs for operating 
the SANG over the next 125 years. Guildford Borough Council stipulate 
that prior to making any SANG Tariff sales the park management and 
maintenance fees must be paid in advance for its operation in perpetuity. 
We have selected The Land Trust https://thelandtrust.org.uk/ as the partner 
to undertake this work as they were about 50% of the cost which was quoted 
by GBC. The Land Trust are a registered Charity and approved by GBC to 
maintain the park. All other costs have been born by the owners of the SANG 
and once The Land Trust have been Endowed sales of SANG Tariffs can be 
made. 

Pegasus will offer the investment partner(s) 20% of the SANG revenue 
apportioned to it in Phase 1. Based on our financial model this equates to a 
potential return of up to £585,792.09 after return of capital. The investment 
should be for a term of 2-3 years. Any prospective investor will need to 
conduct their own financial appraisal and seek appropriate advice to the 
suitability of this investment opportunity. This document is a summary only 
of the opportunity. An Information Memorandum is available to prospective 
investors expressing an interest.

THE LAND TRUST

The Land Trust work with landowners like us who, for a variety of reasons, 
want to pass on responsibility (and often liability) for the management of 
an area of land. Ahead of taking responsibility and ‘ownership’ they will 
identify and secure appropriate long-term funding (often in perpetuity) and 
management regimes, ensuring that the site has a sustainable future as green 
open space and crucially that it delivers against their charitable objectives.

They now have ownership or long-term management responsibility for over 
2,000 ha of land with more than 50 spaces across England and are currently 
working on taking their first sites in Scotland.

https://www.pegasus-estates.com/thelandtrust.html
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Historically SANGs were transferred to local authorities to manage, however 
it is becoming increasingly common for developers to set up their own SANG 
sites and for these to be managed by organisations such as the Land Trust.
We have chosen The Land Trust as they are one of the biggest managers of 
SANG in the country and pride themselves on working with the people who 
live around their sites to understand how they wish the open space to be 
managed and developing and supporting healthy, resilient and successful 
communities.

PEGASUS LIMITED

Metro House,
Northgate,
Chichester,
West Sussex, PO19 1BE

Email: info@pegasus-estates.com

Phone: +44 (0) 1483 940915

mailto:%20info%40pegasus-estates.com?subject=
tel:00441483940915



