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1. SUMMARY

East Horsley and WeBtorsleyParishCouncils OBJECT to the proposkeielopment at the
former Wisley airfield (22/P/0179 on the groundsthat the harm associated with this
developmentwill substantially outweiglits benefits aswe summarisebelow. Please ote the
referencenumbersbelow correspond tdhe sectiors used inour submission

PLANNING HARM

4. Harm to the character of the area

The insertion of higllensity urban housing estates into area of traditional rural villages will be
highly detrimental to local charactén this historic part of Surrey

5. Harm to the appearance of the area

The largely agricultural scersd today will becomea predominantly urban landscape. Views along
Ockham Lanend Old Lanavill be blocked by new development, whilst walkers in the Surrey Hills
AONB wilkeea single bloclof development subtending an angle df @grees in their field of view.

6. Harm to thesurroundingGreen Belt

Although the site has been removed from the Green Belt, it is still surrounded by Green Belt land. The
proposed development will harm the openness and appearance of this land and also cause material
local traffic impactsgontrary to the NPPF and PPG.

7. Loss of agricultural land

Agricultural land comprises the majority of the site, with.5 hectaresof BMV land lostby the
proposed FWA development and 68.5 hectares for all WiSA\tirAe when domestic foggroduction
has never been more important tasttountry, protecting prime farm land mubeof high importance

8. Harm to the Thames Basin Heath SPA

We estimatethat 723 dogs and 780 cats will live at the new settlemditese will harm ground
nestingbirds and their habitats. Despite new SANG areas, the settlement is simply too big and too
close for effective mitigation. If site degalkers go into the SP#n average ofwo days a weekthis

will representan estimatedincrease in dog visitsf 369% Cats will roam where they please.

9. Impact on bodiversity

The complete loss of habitat for the large skylark colsmignificant ecological harm. Whilst large
SANG areas are proposed they need sufficient time for new habitats to become established, otherwise
GKS 1 LI AOFyGQa &ddzoYAGGSR .bD Fylfeaira Aa Aydlf A

10. Harm to thestrategicroad network

If National Highwayglectnot to construct new slip roads at Burnt Commiitreir decision wilhave
major consequences faraffic flowsaroundthe area. Future congestion at the-cenfigured Ockham
Park Interchangeepresentsa clearrisktoo, warranting more detailed study.
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11. Harm to thelocalroad network

Thetraffic model shows flows on local roads will almost double by 2038 with the neremiesenting
nearly a quarter of this growttRural lanes will becomehoked with Plough Lane seeing a tripling of
traffic. At the junction of Old Lane with Horsley Road queues are projected to be 61 vehicles long.

12. Lack of transport sustainability

The site is highly car dependent. The proposed shuttle bus to the nearest stations \iall takdéong
for most commuters, whilshe proposedff-sitecycle routedail to cater for average cyclists, contrary
to Site Policy A35 requirements.

13. Harm to existing social infrastructure

Theexpectedabsenceof both a secondary school aralGP Surgery on site is contrary to Site Policy
A35.The consequences will impact n&te residents and locals, who wileeincreased competition
for health and edoationservicewith adverse consequences for important areas of their lives.

14. Lack of site sustainability

Lackinga secondary schoplGP Surgerand transport sustainabilitythis site can no longer be
considered a sustainable locati@s demonstratel by reworkingAECOM sustainability assessment.

15. InadequateClimate Emergencyesponse

Whilst complying withpolicy minimums the proposeddevelopmentdcksambition andmeasures to
ensurethat it will deliver a futureproofed and resiliensettlement For example, 40% of homes are
due to have solar power but in the current era at this open sunny location why is it not nearer to 100%?

16. Harm to heritage assets

The setting of 18 Century farmhouse Yarngill be harmel, whilst the impact of the wideMVNS
settlement on heritage assets along Ockham Lane withtye severe.

17. Harm to residential amenity

450 esidentdivingin the hamlets of Ockham around the airfield site will have their lives blighted by
construction noise, fumes, dust and traffic disturbances for 15 years

18. Faiure to comply with the DevelopmentPlan

The development utterly fails to respect the Lovelace Neighbourhood Plan, with 15 breaches of its
policies. Overall, we have identifi2é policies from the Development Plan with which the Application
fails to comply, including 5 breaches of Local Plan Site Policy A35.

PLANNING GAIN:
19. Provision of new housing

Provision of new housing is the only significant planning gesingfrom thisdevelopment. However,
with a housing land suppburrentlystandingat 7.34 yeardor Guildford borougtsuchhomes are not
necessaryto ensue GBOneetsits Local Plan housingeeds

20. Economic benefits

The proposed Employment Zone near the Ockham Interchange may be confined to a small distribution
depot. There will be economic benefits from this development but they widlrgbmited.
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21. Other benefits

Other benefits claimed for this development represent either mitigation or are intended primarily for
site residents and as such carry limited weight in the planning balance.

22. THE RANNING BALANCE

Weightattributed to identified planning harm WEIGHT
Harm to bcal character SUBSTANTIAL
Harm to bcal appearance SUBSTANTIAL
Harm to the srrounding Green Belt SUBSTANTIAL
Loss of agricultural land SUBSTANTIAL
Harm to the Thames Basin &t SPA SUBSTANTIAL
Harm toBiodiversity SIGNIFICANT
Harm to the dcal road network SIGNIFICANT

Harm to the srategic road network

Lack of tansport sustainability

Harm tosocial infrastructure

Inadequate site sustainability

Failure to addres€limateChange

Impact on existing éritage assets

Impact on localesidential amenity

Failure to comply withe Devéopment Plan

Weightattributed to identified planning gain:

Newmarket &affordable housing
Economic benefits
Other benefits

SIGNIFICANSUBSTANTIAL
SUBSTANAL
SIGNIFICANT
SUBSTANTIAL
SIGNIFICANT

SOME

SUBSTANTIAL
SUBSTANTIAL

SIGNIFICAKHSUBSTANTIAL
LIMITED
LIMITED

The list of planning harm is considerable, running to 15 diffeesmects oimaterial harm.
Most have been assessedlith a weighting ofeither Wubstantialor Wignificanfharm. By
comparison the only real benefit arising from this development is tHeveley of new urban
housing in a rural part of Surrey, iIm@swhich are not requiredto meetan increasinglyout-
of-date Local Plahousingtarget.

Based upon such a clear preponderance of harm over gain in the planning balance, East
Horsley and West Hom} Paish Gouncils believe GBGhould REFUSE ith planning
application
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2. INTRODUCTION

This documenis submittedto Guildford Borough Council (GBC) by East Horsley ParisiciCo
and West Horsley Parish Coundcibllectively referred to here as Wi KS  $QPaNgaf S @
Rdzy OAt 4 0Q

Provided below aredetailed comments orthe hybrid planning applicatiorGBC eference
22/P/01175submitted by Taylor WimpeyLtd, referred tohere asW (i Apflicant2 NJ W¢ | & f 2 N.
2 A Y LJSvadhave proposed a major residentiadevelopmenton the site of the former

Wisley airfield in Ockhan®ur supporting analyses argivenin the attachedAppendices.

The Horsley#arish Councilshave objected to the largscale development of the former
Wisley airfieldsite since it was first proposeith 2014during theearlyphase ofthe GBC Local
Plan. Wealsoacted as a Rule 6 pargythe public inquiry of autumn 2017 whi¢bund against
the planning appealbf the former site owner, Wisley Property Investments Ltd (WPIL)
followingD. / Q&  NtBeif 22&5panniggfapplicatiqicBC referencé5/P/00012

Our submissionbelow sets out a reasored justificationfor our objection to the present
application In paticular we present a detailed planning balaneehich demonstraes the
overwhelmingpreponderance of planning harm over planning gainiagiom the proposed
development.

Accordinglywe OBJECT to idapplicationand urgeGBQo refuseit.
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3. BACKGROUND

The idea of developing the former Wisley airfiglte for housing wa®riginallyput forward

in 2014 by the siteowner at that time, WPIL followingaW O £ f F 2 NSsukdbyiGBE Q Yy 2 (.
in connection withtheir Local Plampreparations Despitewidespreadopposition frommany
residentsacrossthe area, the siteemainedwithin the emergingLocal Plarthroughout its

lengthy consultation process

Following delayso the emergingLocal Plarand with GBC unable to demonstrate g/&ar
housingland supply at the time, in 205 WPILsubmitted an outline planning application
(15/P/00012)for developgment of the airfield site ahead of the Local Pldeingfinalised GBC
refused thsapplication citing 14 reasons for theidecision Subsequently WPIL appealed and
a 5week public inquiy was held in AutumB017 to determine tiis appeal which we refer to
KSNBI FGSNI I a .TeSectary of Staenndudéed higefusal of the WPIL
Appealin June 2018.

Despite this decision, GB€tainedthe Wisley airfield site within themergingLocal Plan,

which was formally adopted iApril2019. Subsequently WPIL sold the site to Taylor Wimpey

Two other housebuildersiallam Landa I Yy 3SY Sy & ¢ Whd-GBRE haveal§ol Y RQU
separately acquired additional laratjacent tothe WPIL siteCBRE owns land around Bridge

End Farm whilst Hallam Land osanparcel of land north of Ockham Lanhkich they refer to

as Upton End

The current plans(22/P/01175 are only being submitted by Taylor Wimpeynd cover the
sitewhichthey now refer to as the Former Wisley airfigfBWA. We also refer to thigsW i K S
I LILX A Ol TheFWisite had Soatharea 0f114.3 hectareslt may be noted that the
red-line boundary ofthe Application Sites the same as thadf the 2015 WPIL application.
Thelargerdevelopmentareawhichincludesthe CBRE and Hallam Laratcelsis now being
referred to by TayloWimpey aghe WisleyNew Settlementbr W N{ &nd this has a total
area of 135 hectares of which FWA compriaesund85%.For convenience we retaiall of
theseTaylor Wimpey nameand abbreviationsn our submission.

It should also benoted that the redline boundary of the Application site is not the same as

that identified byLocal Plan Policy A3&hichdoesnot include landwithin the SPA Exclusion
Zonethat is owned by Taylor Wimpeymost of which igproposedto become SANGNe

dzy RSNR Gl YR GKIFGO FEf 2F ¢F &f 2nNvihcudetidiinde I yR
Application Site.
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It is presumed that CBRE and Hallam Landeglubmiting their own planning applications
in due course although timing are not known. However, the three housebuilders are
collaborating on theirespectivedevelopments and aylor Wimpeyhavesubmitted a sigad
Position Statement describing the extent of themlaboratian. This was dated 21WJune 2022
and is stated as being subject to change.

There are twoparticular changesbetween the 2015 WPIL planning application and the
current Taylor Wimpeyapplicationwhich should be notechamely.

a) InApril2019the site was removed from the Green Belt under @8Q_ocal Plan, although
it still remains surrounded by Green Bel;

b) ADCO ordewasapprovedin May 2022for major highways improvement works at the
nearbyA3/M25 junctionand Ockham Interchange

Whilst these two factors aresignificant, nany other aspects of theproposeddevelopment

are the same owery similar to thosewhich were proposed by WPIL in theiefused2015

application including the site boundariesccordinglywe believe thatmany of the reasons

for refusalwhich were identified by the Secretary of State s decision oflune2018still

remain valid Whererelevantwe citeextractsfrom hisreport and alsdrom the report by the
FOO2YLI yeAy3a LI I yyAy3d Ay &inididdy 2epdsentthé inést | LILIS |
definitive planningviews on keyissueselevant to¢ | & f 2 NJ pras¥ntaSpicatian

For the purposes of the determination of this application ttevelopment plan consists of
the Local Plan: Strategy and Sites 2Q034 (adopted 209), the Lovelace Neighbourhood
Plan 209-203# (adopted May 2021) andthe saved policies from the Local Plan (adopted
2003).The Local Plan: Development Management Policies (LPBiéRIsocurrently being
examined after completing &egulation 19 consultatiomnd therefore these additional
policiesalsocarry some weightn acordance withparagraph 48 of the NPPF

We now consider each othe aspects of planning harm associated with the proposed
development.
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PLANNING HARM

4. (HARACTER

The insertion of higldensity urbarhousing estates into a historic area of traditional rural villages |will
be highly detrimental to local character

TheFWAsite lies within the area classified as Ockham & Clandon Wooded Rolling Claylands
by the Guildford Landscape Character Assessmiémrt.areais characteristically rural with
development consisting of scattered farmsteads, grand houses in parklanchiatatic
villages of varying siz&he villages have grown up organically over hundcédsars, often
around historic cores, with the pattern of growth reflecting movement routes to and through
the villages. Growth has occurred within the landscape and has not been imposed on it.
Despite the existence of several larger settlements, tha #rereforeretains itsdistinctively

rural feel.

The FWAsite is locatedwvithin Ockhamparish whichis composed of 8 dispersed hamlets
Ockham las a current population around 450 residentspreadacrossl87 householdsThe
proposed development woulde positioned in theverymidst ofthese hamlets.

Beyond Ockhamhe three largest villageslying closestto the site are East Horsleyith a
population of around 4,500 peopl&Vest Horsleywith a populationof around 3000 and
Ripley with a population of around 2,000 people.

All of these villages are located close to the propos&tiAsite, which will materially impact
ontheir characterRipleyHigh Streets 1.0 mile awayby roadfrom the westernsite entrance
off Ockhamroundabout The East Horsleyillagecentre at Station Paradés 2.1 milesaway
from the Bridge Endcycle route)entry to the sitewith the Raleigh School iWest Horsley
some2.2miles away.

Ockham parish together withhesethree nearbyvillages contain many historic buildings.
Ockham contain80listed structures, whilst thee are 57 listed structures in Ripley,7in East
Horsley and42 in West Horsley a total of 176listed structuresspreadacross these four
villages Allfour villagescontaindesignated Conservation Aredsirgeparts of East and West
Horsley also fall within tharea of theSurrey Hills AONB.

Housing within thesesurroundingvillages is traditional and reflective of their evolutionary
development.Housing density istypically low. The settlement area of East Horslegs a
housingdensityof 8.1 dwellings per hectarédph) whilst West Horsleyhas a housing density
of around 10.&ph (Source: Neighbourhood Pl3ns

10
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In their applicatiorthe Applicantintendsto builda highdensity urban villageith aproposed
overallsettlement densityof 42 dwellings per hectaréfhe Design & Access Statement also
shows large sections of the development will have housing which ranges from 55 dph up to
70 dph, the kind of housing densitgvek seenin Central London

The style of housingortrayed in the Design & Access Statemisrdlsodistinctively urban
with a combination of apartment blocks aadayout comprised of aeries oluniform housing
estates Buildings of four storeys in height will lie across much of the developnheniding
heights of up to 14 metres tall are indicated in the Parameter Plahe contrast with the
existing character of thiocalareawill be veryconsiderable.

In his repat of March2018 the Appeal InspectoiMr Clive Hughegsommented:

There is no getting away from the fact that the development would result in a very substantial change
in the character of the area. The proposed settlement would haightknit, strongly linear, form

that would be wholly at odds with the loose, informal nature of the nearby settlements which have
grown organically over very many years. The density and layout reflect the fact that it would be
imposed on the landscape efeas existing nearby settlements have grown slowly within the
landscape and remain subservient to it. The bulk and height of the new buildings, at up to 5 storeys,
would appear wholly out of place in an area where most dwellings arestarey{Para 20.9)

He adds further detail in Paragraph 20.95:

X the overall impact would result in substantial harm to the character of the immediate area. Being
sited at the very heart of Ockham parish it would, in effect, link all the surrounding hamlets. It would
erode the historic pattern of development in the area to the detriment of the character of these

settlements. It would fail to reflect or respect its immediate setting and | agree with the nearby
residents that this impact would be catastrophic on their ruray whlife, (Para 20.9%

The Secretary of Stafally agreed, commenting in higport of 13" June 2018hat:

¢tKS {SONBUGIFNE 2F {01 GS KFra OFINBTFdAte O2yaiRSNBR
on the character andppearance of the area at IR20¢20.99 and agrees that, although some of the

harmful impacts on the appearance of the area could be partially mitigated by extensive landscaping,

this would not disguise the basic fact that a new settlement in a rural amadd, inevitably, cause
substantial harm to both its character and its appearance. The Secretary of State agrees that this
would be irreversible and contrary to Policies G1 and G5 of the GBLP; and that this harm carries
significant weight against the dele@ment in the overall planning baland@aragraph 2Y.

A development which fails to respect the local character of the awes contrary to key
policies othe currentNPPF and Local PI&PPF paragraph 138quires that developments:
care sympathetid¢o local character and history, including the surrounding built environment
FyR f I yRaOIaRocal Planipbliged Place ShapinDl.4alsostates that:q ! f f
new development will be designed to reflect the distinct local character airtreeand will
NBaL2YR YR NBAYF2NOS t20lftfte& RAAGAYOG LI GGS

11
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CONCLUSIONarm tolocal character

The current applicatioms not fundamentally different from the previous WPIL application in
respectof its impact on the character of thivcalareawhich theSecretary of Statandthe
Appeal Inspector both considered to represeaignificantham.

However, in view of the larg&WNSsite now being proposed for development with additional
and highly visible delopment to the south of the site we believe the impact on the character
of the area would be evengreater. Accordingly we believe that suctharm should carry
SUBSTANTIAleightin the planning balance

12
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5. APPEARANCE

The largely agriculturakceneof today will change to a predomimdly urban landscapeViewsalong
Ockham Lane witle blocked by new developmenthilst walkers ithe Surrey Hills AONII observe
a line of highrise developmermtsubtending an angle ofldegrees irtheir field ofview.

Three aspectf the appearance of the sitare relevantto the planningassessment the
appearance seen from withjthe appearanceseen fromclose tothe siteandthe appearance
seen from lmger distanes. Eachare nowassessd below:

5.1 Appearancefrom within the site

The FWA ge has a total areaof 114.3 hectares Around 61% of thiss presentlyarable
farmlandwith the remainder comprising eoncreterunway and hardstandingreasplus a
small proportiongiven over toa waste site and CAA aircraft landing beacon. Apart fraah th
last item, all these features wéksentiallydisappeamlandwhat is currentlyan openrural scene
will become a highdensityurban developmenbordered byareas ofman-maderecreational
space.

As the Appeal Inspector commentedhis report

Within the site the existing runway is a stark concrete feature that fails to make a positive contribution
to the appearance of the area, although it contributes to emse of openness and allows views
towards the chalk hills to the south. There would be a harmful impact on the PROWSs within the site.
The experience would change from travelling through an open and largely agricultural landscape to
an urban walk with tdlbuildings, roads, vehicles, lighting and general urban sounds. At present it is a
largely open landscape, with long views and the opportunity for birdwatching which seems a popular
activity here. [Paragraph 20.96]

5.2 Appearance froma close context

At short range the site is visible from outside oimyglimpsesalong itseastern flank of Old
Lane and itsouthern flankof Ockham Lanea narrow rural roadined with ancient hedges
anddotted with small cottages and heritage buildingsomBridge End tahe junction with
Old Laneghere arepresentlyfew housedispersed alongdckham Lane&vith hedgerowson
both sides anapen farmlando the north.

GBC commented in their Committee Papéd5" April 2016as follows

The proposed developmewbuld have a very urban character in comparison to its surroundings and
would appear at odds with the surrounding area when viewed from Old Lane and Ockham Lane and
many of the taller buildings are likely to be visible in glimpse views on the roadspabilklose to

the site.(GBC Committee PaperBpril 2016: Para 10.10)4

13
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Subsequent to th&VNSdevelopmentOckhamLanewill becomecompletelyborderedon its
north sideby housng ¢ the easternpart first by FWA, the remainder by UptdeEnd a part of
the larger WNS site

The replacement oflong-establishechedgesby lines of housesepresents clear harm to the
appearance of the areasseen from a close contexAs the Appeal Inspector commented:

The proposed development would be visible ftbese rural lanes and it would have a negative effect

on both the character of the lanes and the appearance of the area. By bringing the development so
close to these lanes, as shown on the indicative masterplan, the scale and density of the housing would
be visible and noticeably out of keeping with the established form of development in the area. There
would be substantial harm to the appearance of the gfearagraph 20.99

LT GKS LI AOIy(iQa KE@oNARR adzoYAaaizy F2NJ C2!
subsequentapproval fordevelopment of the remainder of the WNS site, including fiié
development of the northern side of Ockham Lane from Bridge End to@lddrane. As such,

we believethat when assessing the significance of the impacappearance it is appropriate

to consider thefull impact of the WNS site, not simply FWA in isolation.

Suchimpact on appearancewould also run contrary to the LovelaceNeighbourhoodPlan
(LNP)where PolicyLNPEN1Brovidesprotection for significantlocalviews.

5.3 Appearancefrom a longer distance

The site ilearlyvisible from the North Downs, part of the Surrey Hills AOKXB the Appeal
Inspector commentedh his report

The development would be visible from as far afield as the AONB from where the full length of the
settlement would be visible; its narrow width would not be noticeable, probably making it appear
rather larger in scale than its actual size. It would appeal as a linear, urban feature, although careful
use of materials would help soften its visual impact. The impact would be exacerbated by its ridge
location with 3 to 5-storey buildings along the central spiroad with the result that the full 2.4km

length of the development would be visible to highly sensitive receptors using PROWSs in the AONB.
(Paragraph 20.96

Appendix1 containsrecent photograpls showingviews of theFWA siteand surrounding
landscapeas seerirom three positions within the Surrey Hills AONBWest HorsleyThese
photographs illustrate thelearimpactwhichthis development wuld have onsuchviews.
Althoughthese photographs are taken from locatiors®me3.8 milesfrom the site, due to
the extended length of the developmeahd the positioning of multistoreuildingsalonga
highridge line, thenew buildings will beclearlyvisible.

14
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We calculate thevidth of thedevelopment will subtend an angle afound 21 degreesn the
eyesof observersat these positionstherebymaking it the dominant feature in thefreld of
vision

Moreover, since solar panels are expected to feataremany buildings, primarily being
positioned on soutkacing roofs, these panglare likelyto reflect sunlight in a southern
direction¢ exactlythe positionfrom which these photographs are takdn.sunny conditions

a line of reflective light will further accentuate the visual impact of the development to
observerswithin the Surrey Hills AONB.

Protection ofimportant views from the Surrey Hills AONB is provided in the NPPF; B2
Local Plan and th8urrey Hills AONBanagement PlarPolicy P1 ofhe GBCLocal Plan Pis
focused only on the Surrey Hills AONB and stipulates that

(3) Great weight will be given to the conservation and enhancement of the natural beauty of the AONB
and development proposals must haveasdjto protecting its setting.

(4) Development proposals will also be assessed against the provisions of the current Surrey Hills AONB
Management Plan.

The protection of public views is explicitly addressed by the Surrey Hills AONB Management
Plan as fobws:

Development that would spoil the setting of the AONB by harming public views into or from the AONB
will be resisted(Surrey Hills AONB Management Plan, Protectionye6¢

5.4 CONCLUSIONarm to the appearance of the area

There arematerial impactgo the appearance of the site from within and from without at
both short and long distance3he Appeal Inspectoconsidered tlis harmto be substantial
and we see no reason to disagree.

Accordingly, we believe that harm to the appearance of the aresulting from this
developmentshouldcarrya SUBSTANTIALeightin the planning balance

15
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6. GREEN BELT

Although the site has been removed from the Green Batstill surrounded b¢reen Beltand. The
proposeddevelopment will harm the openneasd appearanceof this surroundingGreen Beltand
andalsocausematerial local traffic impactsll of which arecontrary to the NPPF and PPG.

The National PlanningPolicy Frameworko Wb t geak<da)protect Green Belt land. The
fundamentalaimof GreenBeltpolicyisto preventurbansprawlby keepingandpermanently
open; the essentialcharacteristicof GreenBeltsare their opennessand their permanence.
NPPRparagraphl37 attachesgreatimportanceto GreenBelts.

The PlanningPracticeGuidancealso sets out factors which may be taken into accountin
consideringhe potentialimpactof developmenton the opennesf the GreenBelt includng
the following:

7 opennesss capableof havingboth spatialand visualaspects; in other words, the visualimpact
of the proposalmay be relevant,as couldits volume;

7 the duration of the development.and its remediability¢ taking into accountany provisionsto
return landto its original state or to an equivalent(or improved)state of opennessand

7 the degreeof activity likelyto be generated,suchastraffic generation. (Paagraph:001 Reference
ID:64-001-20190722Revisiondate: 2207 2019

Snce WEnnessXs capableof havinga visualimpact considerationof the impact of the
proposed development on the surrounding Green Belt area must be of paramount
importancein the determinationof this planningapplication includingconsiderationof the
impactof localtraffic.

In Visual Terms,the | LILJ A Ehvirgnim@alStatement(ES containsa Landscapeand
Visuallmpact Assessmen{LVIA)for the development.Thisdemonstratesthat the Zoneof
TheoreticalVisibility for the site coversa significantarea of the surroundingcountryside
meaningthat there is the potential for impacton a wide area. Appendix7.10of the ESsets
out the VisualReceptorAnalysislt is clearthat the developmentwill havenegligibleimpact
on viewpointsto the sitefrom the north dueto the existingareasof woodland.However the
analysisshowsW Y 2 R Sanil Yhafo@impacts on a variety of viewpointsto the east,south
and west of the site, even 15 yearsafter developmentwhen mitigation planting will have
established.Despitethis, the Non-TechnicalSummaryof the ESsets out the operational
effectsasbeingbeneficial, asshownin the table below.

16
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Table 3: Summary Table of the Operational Effects as a result of the FWA Site.

Characteristic Residual Significance
Operation

Vegetation Landscape | Beneficial Moderate/Major

Patterns

Landuse Beneficial Minor

Access Beneficial Major/Moderate

Visual experiences  and | Beneficial Moderate

Perception

Overall Beneficial Moderate

Given the scale of the proposed development we believe GBCshould undertake an
independentassessmenbf the LVIAto test the methodology,approachand conclusionsof
the LVIA.We alsobelieveits visualimpact will not be beneficialin any senseand that this
visualimpactwill havea significantlyadverseimpacton the opennesof the GreenBelt in all
of the locationsfrom wherethe developmentis visibleg aswe discussedn Section5 earlier.

We alsodiscussthe local traffic consequence®f this developmentin Section12 below in
whichwe demonstratethat materialtraffic impactswill arise,consequentiallympactngthe
GreenBelt and contraryto the PPG

Theimpact of the proposalsin regardto both highwaysand rural characterwas set out in
detail by the Appealinspectorasfollows:

Theenvironmentaldimension[of the NPPF]s not met. Theproposalswould not protect or enhance
the natural, built and historicenvironmentand maywell resultin a high levelof car-dependencynd

sofail to assistin the provisionof a low carboneconomy Forthe reasonsset out abovethe scheme
would be harmfulto the GreenBelt;to the characterand appearanceof the area; andto the historic
environment(Para23.7)

Suchaschemejn arural setting,isalmostboundto resultin harmto the characterof the areain which

it is located. By being located in the midst of a cluster of hamletsthe harm causedby the new

settlementwould be particularlynoticeableand severe Thescaleof buildingswould be wholly out of

keepingwith its context, causingharm to both the characterand the appearanceof the area. A

combinationof its linear form, in part a consequencef the smadler site, and its locationon a ridge

meansthat there would belongerviewsof the proposalsjncludingviewsfrom the AONBfrom where

the new settlementwould be seento imposeitself onthe landscapewithout regardto the established
settlementpattern or form. (Para23.8)

The applicationsite, and all land within the allocationof PolicyA35, wasremovedfrom the
Green Belt as part of the adopted Local Plan. However, the application site is entirely
surroundedby land which remainswithin the Green Belt. In SitePolicyA3 the Requirement
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24 specificallynecessitatessensitivedesignat site boundarieghat hassignificantregardto
the transitionfrom villageto greenfield¢

At the time of the LocalPlanthe allocationof the site for housingwasjustified by GBChy
demonstratinghat ¥xceptionakircumstance&rosein line with NPPpolicy. ParagrapH83
oftheL vy & LISRefor(RaMarch2019)for the LocalPlansetout the following:

¢CKS ftt20FGA2y KFra GKS FoAtAdGe G2 RSEAOGSNI I axi.
requirement, helping to meet a pressing housing need as well as providing homes to meet the needs

of particular groups. # size means that it can support a suitable range of facilities to meet the needs

of the new residents, creating the character of an integrated large new village with its own
employment, schools, shops and community facilities, and it can support susdiasport modes.

This would avoid putting pressure on other areas of the Green Belt of greater sensitivity, and would

avoid pressure on other communities too, because alternative smaller sites would be less able to deliver

such a comprehensive rangefafilities to serve the development. For all the above reasons there are
exceptional circumstances at the local level to alter Green Belt boundaries to accommodate this
allocation.

In order for the developmentto remainjustified then all of the benefitsthat were previously
consideredto form the ¥xceptionalcircumstance&test shouldcomeforward on the site -

and importantly they shoulddo soin the early part of the development.However the draft

Sction106 Agreementheadsof termsshowsthat the nursery primaryschoolandsecondary
school are not proposed until after 500 dwellings on the site have been occupied the

community buildings not until 750 dwellingsare occupiedand the LocalCentreand other

commercialpremisesnot proposedfor delivery until at least 1,000 dwellingshave been

occupied.

Ascurrentlyproposed noneof the associatedenefitsof thisdevelopmentwill comeforward

at an early time despitethe ¥ S E O § 1O NDyatYtFpiomiggrade d the Local Plan.

However the developmentwill causeasignificantincreasdn localpopulationwhichwill have
detrimental impactson existinginfrastructure acrossthe surroundingarea as we discuss
further in Section14 below.

CONCLUSIONarmto the surroundingGreenBelt

Whilstthe applicationsite nolongerlieswithin the GreenBelt, the impactof the development
on the surroundingGreenBelt areas is still highly material Giventhe level of importance
attachedby the NPPRo Green Belt protection, we believethat this adverseimpact should
carrySUBSTANTIAkeightin the determinationof this application.
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7. AGRICULTUR LAND

Agricultural land comprises thmajority of the site with 52.5 hectaresof BMV land lostby the
proposed-WAdevelopmentand 68.5 hectares for all WSA a time when domestic food production
has never been more important taistcountry, protecting prime farntandmusthavehigh imporeince

In recent years théWisley airfield sitehas supported a wide range of arable and pastural
farming. Crops growhere include wheat, barley, oats, rye, oilseed rape, maize and linseed
as well as vegetables such as potatoes, peas, triticale and sweet corn. Parts\(b Nezea

have also supported the rearing of cattle, particularly Hereford beef cows, as well as
supporting sheep, geese and hors@he majority of this land is classified as Best & Most
+SNEFGAES OW. axQU o

TheFWA sitenas a total size of 114.3 hectares, of which 70 hectanepresented by mostly
arable farmlandwith 52.5 hectareseingclassified aBMV Planning Satement, para 2.5.
Farmland thereforeepresentshe dominant useof this land

Theland owned byHallam Land and CBB&inprisesafurther 17.7 hectares olarmland, both

arable and pastral, of which 16 hectares is classified as Behd. EvironmentalSatement

para 15.69. Accordingly, he total agricultural land lodby the development of \NS would

therefore becomeB7.7 hectaresof which 68.5 hectares is classd as BMVThis would be
56%more agriculturallandthan in the refised WPIlapplication.

Both the NPPF anthe Local Plargive protection to the loss ofBMVland, with Local Plan
Policy E5(3) stang that

Agricultural land will be protected as set out in national policy and the economic and other benefits of
the bestand most versatile agricultural land will be taken into account.

In hisconclusionto the WPIL Appeathe Secretary of Stateeported:

Turning to the loss of BMV agricultural land, the Secretary of State agrees with the Inspector (IR20.152)
thatX this los weighs against the proposals and is attributed considerable weight.

However, sinceghe WPILAppealwas refused in 2018ye believe the national context has
changed significantly. Witkeurrently veryhigh food price inflationand post-Brexit trade
disruption, securingdomestic food productionn a location close to the London area must
now be considered a higstrategicpriority for the nation.

Asthe Campaign for the Protection of Rural England (CERithented in theirrecentreport
W. dzA f R ARSGE SeeuyityQ?2 dzNio f RS R A Y
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Our newly published research on food seclitity 8 F¥2dzy R £ Y2&ad wmnXpnn KSOGLI
agricultural land, which could grow at least 250,000 tonnes of vegetablg®as, has been
permanently lost to development in just 12 years. This is enough to feed the combined populations of
Liverpool, Manchester and Sheffield their recommendeckbfiday fruit and vegetables.

CONCLUSIONLoss of agricultural land

In hisreport on theWPIL Appeathe S®cretary of Stateoncludedhat the loss of agricultural
landK I R W02y & A R SiNé padnBdbaldn&eivith Kignifidanflymore agricultural
land potentially losif all of the WSN site is approvesd with greaterstrategicimportance
now assignedto securingdomestic food productionwe believea higher weighting is
warranted than with the 2015 WPIL applicatioAccordingly, wettribute a SUBSTANTIAL
weight in the planning balancdo the loss ofBMV agricultural landresulting from tte
proposedFWAdevelopment
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8. THAMES BASIN HEATEA

We estimate 723 dogs and 780 catdl live at the new settlementcausingharmto groundnesting
birds andtheir habitatswithin the nearby SPAespite new SANG areasg #ettlement is simply to0
big and too closéo the SPAor effective mitigation|f site dog-walkers ganto the SPAusttwo days
a weekon averageit will increase dogisitsthere by 36%%.Cats will roam wheneerthey please.

8.1 Background

Wisley & Ockham Commadfisan area of 266 hectares of mixed woodlands and sandy heaths
designated as an SSSI and local nature reserve. It is owned by Surrey County Council and
managed by SurreWildlife Trust. The area forms part of the Thames Basin Ke¢gpecial

t NPGSOGA2Y I NBIF Oo0WiKS {t! Q0 FyR Fa adzOK KI &
Regulationsby the Local Plan under Protecting PolicyaR8 by the Lovelace Neighbourhood

Plen under Policy LNPH1d

The policy requirement of no new residential development within the 400 metres Exclusion
Zone of the SPA has a major impaetioe configuration of the Wisley airfield development,
effectively limiting new housing to the southernpaf the site. The Exclusion Zone will be
largely given over to a SANG that will run along the northern length of the application site
taking up land which is today mostly agricultural plus part of the concrete $iartling areas

of the former airfield.

Wisley & Ockham Commons is divided into four segments as a result of the A3 and M25 roads
constructed through it. The largest is Wisley Common lying on the western side of the A3 and

south of the M25whichis served by a public car park along Wisley Loine ¢ SR 2 NBy Q& ¢
The two segments of Wisley & Ockham Commons north of the M25 are both small in size,

offer no public parking and are relatively isolated pockets with few public visitors.

The most visited segment is the sotghstern section of Ockham @hatley Heath which for
convenience we refer to by iteorelocallydza SR y I YS 2F WhO(l KFY [/ 2YY?2
¢ NHzaG RSAONNO S IyRARa RNMB K SH- &1 Ka Aldi\sbiedzyyRO R 0 &
public car parks off Old Lane: the largeBmdermere Car Park and includes Ockham Bites

cafe, public toilets and a Surrey Wildlife Trust centre; the smaller Pond Car Park is 0.33km
away with no facilities. Ockham Common includes features of interest such as Boldermere
Lake, the Chatley Heath sentagre tower and the Samuelson Mausoleum, as well as a large

open area of sandy heathland. It isatipart of the SPA closest to the proposed development

and will be the area most impacted by visits from new site residents and their pets.

In the following setions we review the impacts of th@evelopment on Ockham Common
with supporting informationand analysiprovided in AppendiZ.
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8.2 Currentvisitor situation at Ockham Common

The most detailed information about visitors to the ThamesiBaeatts SPAs provided by

the Thames Basin Heath | NII y SNE & dzNBSeé 2F wnamy OWe. |1t HA
typical SPA user a® local resident making regular, short visits for the purposes of dog

gl ft1AYyIoPE

Using the data from this survey, as welliaformation provided to us recently by Natural
Englandwe estimate the average number of doggrrently visiting Ockham Commao be
around56 dogs per day. The dyais supporting this estimate is given in Appendix 2.

Key findings of the TBHP 2018 Suraispinclude the followingyeneralstatistics:

76.3% of respondents had at least one dog with them (Para 3.33)

54.6% of respondents had at least one dog walking off the lead (Para 3.36)
62.6% of respondents said their dogs left the main paths (Para 3.37)

The average distance walked by people with dogs was 2.8km (Para 3.38)

= =4 =4 A

The relatively high proportion of dogs walking off their leads or those who left the main paths
are both significant findings given the potential harm which dogs may cause to the Isabitat
of groundnesting birds protected by the SPA.

8.3 Harm to the SPA caused by dogs

The SPA seeks to protect certain grourabting birds and their habitats, specifically
woodlarks, nightjars and Dartford warblers. Dogs can cause significant \Wwhroh may
involve direct damage to nests as well as the degradation of their breeding areas, causing
changes in bird behaviour and diminished reproducti@eeAppendix?)

The construction of a large SANG area along the northern section of the Wisley site is
specifically intended to provide alternative recreation for site residents, particularly dog
walkers, so that most will close not to go into the SPA but remainthin the SANG. Whilst

we have no doubt many new residents will use the SANG for dog walkad,proportion

will also go into the SPA on occasions is a key consideration in assessing the scale of impact.

The current SANG proposals are similar to those proposed by WPIL in their refused 2015
application. The Appeal Inspector had reservations talkout the ability to limit access into
the SPA, commenting:

There are existing PROWSs that lead from the site into the SPA and there is a realistic danger that
residents, and particularly those with dogs, may prefer to use the less mapagi&dnment of the
SPA over the SANGs. (Para 20.45)
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Other reasons why residents may choosewalk through the SANG and enter the SPA
include:

a) Closeness
With four public routes going through the SANG and leading to the SPA, walking distances
are relativelyshort. We estimate most new dwellings will be within 0.6km walking
distance of the SPA and all homeswithin 0.75 km, (SeeAppendix3.1). Such distances
are well within the 2.8 km average range of dog walkers found by the THBP 2018 Survey;

b) Interest
Odkham Common has a range of features such as Boldermere Lake, Ockham Bites café,
public toilets, the semaphore tower, open sandy heathlandgetit of which are potential
draws for dogwalkers. The more established nature of the SPA, as compared with the
newly constructed madenade features of the SANG, may also be significant, as the
Appeal Inspector suggested;

c) Variety
Since most dogvalkers go out every day of the week, seeking variety in their walking
route is normal. There are just so many times g-dalker will want to follow the same
loop.

TheApplicanthassuggested SANG wardens employed by the Wistéigld Community Trust
(WACT) will try to discourage walkers from passing through the SANG into the SPA. However,
the Appeal Inspector had reservations, commenting:

While the proposed wardens would be able to discourage residents from walking in tlor &Pthe

very least prevent dog owners from letting their pets run free, they would not be on hand at all times
and the public footpaths would run directly from the SANG into the SPA. New residents would be likely
to soon discover the routes notwithstand the intended measures to dissuade them from using these
paths (Para 20.47)

At the two Ockham Common car parks on Old Lane there are no restrictions whatsoever on
public visitors entering the SPA, so the idea that SANG wardens might somehow persuade
dogwalkers from venturing into freely accessible areas seems to lack credibility.

Forecasting how often site residents will choose to walk into the SPA is not straightforward
since predicting human behaviour is never simpite Appendix2 we presenta Sensitity
Analysisvhichassumes differenpercentagesfor the dog walkers who continue into the SPA
and @lculaesthe increase in dogat the SPAor each level. For example, i0% of dog
walkers continue their walk from the SANG into the SPA thenaha/sis shows it will
representa 258% increase ithe number ofdogsvisitingthe SPA.

Thisanalysignayalso be presented in terms bbw many days a week an average dog walker
at the new sitemaychoose to enter the SRAvith the resuls shown below
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Averageno. days per week % increase in SPA dog walks
1 days 198%
2 days 36%%
3 days 553%
4 days 737%

If a resident walks their dog into the SPA an average of 1 day per weedqalysisndicates
this will result ina 198% increasa the numbers of dogs walking on Ockham Commgon
meaningthere will be three times the number of dogs walking in the SPA as there are.today

If the average usage ratghould prove to be& days per weekthen the increasdbecomes
36%% - ie there will be nearly five times the current dog numbersthe SPA as there are
today. Given the closeness of the SPA and its range of draw faschsoutcomes would
appearto be highlyplausible

Quch large increaseis dogs visiting the SPA must inevitably casskstantial harm to the
protected birds and their habitats.

8.4 Harm to the SPA caused by cats

Cats are another source of potential harm to the SPA as a result of predation and adverse
impacts on nesting dbitats. The following extract is taken from the evidence presented by
ecologist Dr. Durwyn Liley on behalf of the RSPB at a planning appeal at another SPA site in
2017:

Nightjars and woodlarks both nest on the ground and Dartford warblers typically nest very low in
@SASGIGA2yd ¢KSANI ySada IINBE GKSNBEFT2NBE Qdzf Yy SNI o6 f ¢
not simply from direct predation, it is also important taccognise that the simple presence of an

artificially high number of predators in an area can have an impact. The presence of cats may result in

birds changing their behaviour, switching to different habitats and even modifying their breeding
behaviour; thes sublethal effects (essentially relating to a fear of cats) are hard to quantify but could

have marked additional impactgLileyfor the RSPBara 5.15

Further information on the nature of harm and cat predation is given in App&hdix

There is no dta available to us on the numbers of cats currently visiting Ockham Common,
although given the relatively few houses nearby at present it may be presumed numbers are
very low. However, this will change as 2,000 homes are built close to the SPA. Nadtanal d
from the Cats Protection Report finds that in 2021 some 26% of households in the UK owned
at least one cat, with each cat owning household having an average of 1.5 cats. On this basis
we estimate the number of cats which may be living at the Wisldiekirsite when fully
developed would be 780 cats (Appendjx
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The distances which cats roam is found to vary significantly and is typically lower in urban
areas than in rural ones. Studies indicate roaming distances can vary from 0.36 km to 2.4 km
depending upon the locatiorWith most houses at the development located less than 0.6km
from the SPA, many cats at the site will be able to roam freely within thea&&well within

their normal roaming range. Moreover, unlike dogs, cats have no leads tiactehem nor

SANG wardens to contend with.

Given such large numbers of cats roaming from the new site, significant harm to protected
birds through predation and habitat impairment within the SPA sebighkly likely Due to

the unrestricted nature of catmovements, such harm miglevenprove to be more severe
than that caused by dogs.

8.5 Conclusion Harm to theThames Basin Heaths SPA

Despite the SANG areas proposed, our analysis indicates that substantial harm is very likely
to be caused to groundesting birds and their habitats at Ockham Common. The proposed
development is simply too big and too close for there to be any other outcome.

The requirements of SPA policy have played a major role in influencing the form of the
proposed settlementwhichgoes to the very heart of the planning application. Given this high
significance, we therefore beliewhat protection of the SPA should also be assigned the
highest weight in the planning assessment.

Accordingly, we attributea SUBSTANTIAleightin the planning balance to the harm caused
to protected birds and their habitats at Ockham Common due to the proposed development.
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9. BIODIVERSITY

The complete loss of habitat for therge skylarkcdony represents significant ecological harAnd
whilst large SANG areas are proposéliey need sufficient time for new habitats to become

established 20 KSNBA &S GKS ! LILX AOFy(dQa PréseatyYrolsicBR . b D
establishment periots being proposed

Today aound 61% of the FWASsite is comprised ofagricultural fieldswhich support a
significant range gplants, animals and birdliféart of this land will have housing built upon
it, whilst part will be remodded into SANG. In effect one esgstem will be eradicatednd
replaced by an entirely different oneasedarounda dense urbardevelopmentsurrounded
by areasof newly constructed SANG

The effectiveness of the SANG construction will be critical in oeteng the overall impact
of this development on the biodiversity of the site.

9.1 The creation of new SANG areas

Harm to existing biodiversity is unavoidabiethe context of this site sincethe present
habitats will no longer existn their Environmental StatemefES) the Applicantidentifiesa
number ofkey speciepotentiallyimpactedby thisdevelopmentincludngskylarksand other
groundnesting birdsgreat crested newts, reptiles, badgeand batsThe general conclusion
of the ES is that the mitigation provided by thewareas ofSANG will more than compensate
for the lost habitats andhegativeimpactson existing species. Indeed, the &fmatesthere
will be a Biodiversity Net Ga(BNG)f 48.5% after the SANG ardaave beercompleted.

In order toassess whether the mitigation provided by the new SANIGprovide effective
compensation for theeradication of existing habitats, wieave askedthe environmental
consultancyfirm ¥cology by Desigh 2 NB JA Sg G KS | fadksithini@atibi Q& LINE

Their report isshownin Appendix 3with theirmain conclusiorsummarisedas follows

Itis recognised that the lorAgrm vision for the SANG will on the whole deliver increased opportunities

for biodiversity beyond the current land uses. However, the mitigation for the majority of species and
designated sites is reliant on the SANG beiddhA IS NBR Wa dzFFAOASy Gt & Ay | RO
a conclusion of no residual negative effects for important ecological features we consider the habitats
should be established a minimum of five years in advance of residential properties bemgadtu

this is not delivered, the conclusions of the assessment are considered invalid and the negative impacts

on features of interest, including crucially the SPA would be far greater than that set out and would
require reassessment and additional méiion, compensation and enhancement measures.
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There is no definitive timetable providday the Applicantfor the construction of the new
SANG areadut based upon the indicateconstruction schedule it is evident construction
work will begin well in advance of the completion of the nBAN®. &

The Applicant haalsopresented an analysis of Biodiversity Net Gain (BNG) which quotes a
figure 0f48.3% being achieved for the BNGtbé proposed site following the establishment

of the SANG areas. However, as Ecology by Desigrekplened, without allowing time for

the SANG areas to become established then the conclusions df thitJt A <hippyriin@ &
BNG analygs are not consider@® to be valid and therefore the accompanying BNG
computation should not beelied upon.

Moreover, with an estimated@23dogs and’80cats living at the fully developed WNIEe on
land adjacent to the SANG areasd free to roam their paths and open apes it may be
seriously questionedwhether the biodiversity potentialof such spaces may ever be
effectively developed

9.2 The loss of the skylarks

¢ KS | LiLBtlaknhg $tatedn@nt accepthat there will be one species for which the
developmentwill be particularlyharmful, namely the skylarksvhose habitat will disappear
entirely andwill not be replacedAs Paragraph 8.68f the Planning Statememomments

Residual negative effects remain in respect ofingdtabitat for Skylark, a stdet of the breeding bird
assemblage, and winter foraging habitat for farmland birds, a-seib of the wintering bird
assemblage. Both residual effects have the potential to act cumulatively with other committed
schemes and cid in a worstcase scenario result in a significant residual negative effect at the
Borough level.

Skylarks are a highly distinctive feature of the site today. Walkers using the existing public
footpaths cannormallysee and hear skylarks duriagmost any seasqroften in significant
numbers.

The ES estimates theexe 18 breeding pairs at the site today, although local birdwatchers
report seeingather greater numbers.

According to the latesburrey Bird Report (2013he total numbers of sksirks in Surreynay
now be as low as 500 breeding paafter many years of declining numbeEventakingthe
conservativeiguresof the ES, the loss of 18 breeding pairs wouldhighly significantand
represent aimportantloss at the county levebf thisred-listed speciedn our opinion, heir
disappearancérom this site will therefore constitute significantecologicaharm.
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CONCLUSIONarm to biodiversity

We have identified two major elements efcologicalharm associated with the proposed
development.

Firstly, all existing species at the site are dependent upon the new areas of SANG being
created to provide replacement habitats. However, it is unclear when such habitats will be
provided andindeedwhether or not they canbe established effectively, given the lengthy
construction time of the development and the wildlife disturbances inherent in that process.
Without allowing sufficient time for th@ew SANGareasto become established five years

is suggsted by Ecology by Designthen the mitigation benefits of the SANGannot be
assumed.

Secondly, the loss difie skylarks, a declining relist species and popularsymbol of Wisely
airfield, must be consideredsa significantecologicaimpactof the proposeddevelopment.

Accordingly, we believe SIGNIFICANT weight should beigitlea planning balance to the
ecological harnarisingfrom this application
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10. A.IMATE CHANGE

Whilst appearing to complywith minimum policy standardgshe development lacksdentifiable
measures to deliver futurproofed and resilienhousing to address the Climate Emergeriegr
example, 40% of homes are due to have solar panels busimtidern eraand at such an open sunny
location why is it not nearer to 100%7?

10.1 Introduction

The Applicant ispromisng to minimise energy consumption and createfassil fuel fre€
development by delivering a district heating network. Indeed, much of what theyqgse will

meet the basic, minimum policy requirements, including the measures for internal water
consumption, the collection and storage of rain water, the use of PV panels and the
installation of EV points for each home. However, there is adadetall whichleadsusto
concludethe Applicand NB a L2y aS Jaddresing ther@imadel Einérgeifcst NJ
ddzOK | tFNBS IyR WSESYLX I NR aArias

10.20pportunities missed

Despite thew 3 NB S y 16y th©Applidaivia their Vision Statement, there is a significant list
of missedopportunitiesat the proposed developmerior both residentiahousingand other
commercialand public buildingsaswe set outbelow:

Carbon reduction:
An overall 67.1% reduction in carbon emissions is proposddwever, for a greenfield
development of this scalee believe more ambitious targets should be.set

Imported emissions:

The Applicanestimatesimported emissions are likely to be higher thhe nationalaverage

of 40% per capita emissions. This is impor&gnteGuildford is a high carbon emission zone.
However, o estimate of embdied carbon in the proposed building materials is provided
anyanalysis of how these will be offset.

Passivhaus standards
Domestic buildings and apartmengse not beingbuilt to Passivhaustandardsnor are the
EnergyCentre, $orts Gentre and other commercigdublic buildings

Net ZeroCarbon homes

¢CKS 1L AOFYy(iQd2adISH YR SNE (I Syedbre ybdethilsforfhe QT & S
numbers of Het zero carbofhomesactually being builat the site if any.Moreover, it seems

that triple glazing and Solar PV panaie not to be provided as standard for all homes
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Cooling Systems

The Applicantlaimsthere areno overheating issueat the site but theiranalysis uses average
changes in temperatures aridils totake into account the peaks and troughs that have been
experienced within the last few year§hey arerelying entirely on the opening of windows
and other types of mechanical coolibgt with few details provided.

Renewable and lowcarbon energy technologies

The applicant proposes to install PV arrays to the apartment blocks andaeroestic roof
spacesreaulting in a total of 457.5kWp of PV installed to the roofs of the flats and 44GkWp
the roofs of the nordomestic units. This will cover approximately 40% of the $itere is no
explanation as tavhy thisis not significantlyhigher. Given the open andunny nature of this

site there seems no apparent reason why all of the development cannot benefit from solar
power.

Water consumption and harvesting

Internal water consumptioris to be reduced using water efficient equipment to ensure
residential units achieve 100 |/p/d, but this is th@nimum expected standaref National
and Local Policy requirements. Detaileed to be specifiean rain water collection and
storage;it isinsuffident to simplyprovide water butts

CONCLUSIONnadequateresponse to the Climate Change Emergency

Intheir W+ A &2A 2y Q ail (S YsHyt ambiidasSaims fal dfidkeSsinythie Céinthie
Emergency at theproposed development. Howevdhe reality does not match the rhetoric
and the proposed development largely folleminimum standards for applicable planning
policies and building standards.

LYy @ASg 2F D./ Qa Gnar@éEmardencyiir302amdftsgliowingdlobat | (i S
importance we believehat this inadequate response has significant lgagn implications
and as suckhould be given SIGNIFICANT weight in the planning balance.
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11.STRATEGIC ROAD NETWORK

If National Highways elect not to construct new slip roads at Burnt Common intlsgindecision will
have major impacts on traffic flows around the area. Future congestion at tbenfegured Ockham
Park Interchangealsorepresents a clear risk also, warranting more detailed study.

There are threeissuesconcerningthe Strategic Ro R b S (i REDN|  6KWJOsEly | NB
related to this development: the M25/A3 junction improvement wodcksP w the cfeation of

new southbound slip roads at Burnt Common in Semdithe re-configuration othe Ockham
Parkinterchange The DCO decision llye Secretary of Staten June 2021 has given the-go
ahead tothe RIS scheme and constrizet work has already commenced. The two other
aspects arenow discussed below.

11.1 Burnt Common slips

Local Plan Site Policy A35 haslaansporRequirement 4 the provision of two new slip roads
at Burnt Common in Sendhis Requirement &et out below:

The identified mitigation to address the impacts on Ripley High Street and surrounding rural roads
comprises two new slip roads at A247 Cland®mad (Burnt Common) and associated traffic
management.

This policy requirement is presently nbeing met by the proposedpplication. It is also
uncertainwhether or notNational Highwaywill bein a positiorto deliver the Burnt Common
slipsin future. Their official position is that this proposal is one of many potential projects
currently being assessed by National Highwaays a decision will be taken in due course

The importanceof the Burnt Common slipsn local traffic impacts wakighlighted bythe
Appeal Inspectowho commented:

The position of GBC is quite clear and it did not advance any evidence in respect of its third reason for
NEFdzal t® Ly Ot2aiy3a Ada Rg20HGS adriSR GKFO D./
deliveryof growth within the Borough and without them there is no realistic prospect of it being able

G2 YSSG Ata ARSYUAFASR ySSRat¢

In summarising his planning balance analysis, the Appeal Insgadioer commented:

However, the failure to provide adequate infrastructure is a major, and fatal, failing of the scheme.
Without the north facing slip roads at Burnt Common the local raaddd not accommodate the

traffic from the whole development; a partial scheme would not be of sufficient size to enable the

facilities and infrastructure to be provided and maintained. This important aspect of the economic
dimension weighs heavily agairtbe proposals(Para 23.%
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In the event thatNational Highwayslectnot to go ahead witithe Burnt Common slip roads,
this would have important repercussiofgr the FWA developmengirstly, t would mean

that TransportRequirenent 4 of Site Policy A3S not beingmet. Secondly, it would mean
the mitigation of traffic impacts through Ripley High Street and the Newark Lane junction
would not beadequatelyprovided.

Due to the importance of this decision on the outcome of the FWA developmenty@gC
wish to considerdeferring any decision on th Taylor Wimpeyapplication until National
Highways have determined their position on the Burnt Common slip roads.

11.2The OckhanPark hterchange

The Ockhankarkinterchangeprovides acces® the FWA site fronits western sideanddue
to its proximity to the A3 and M25 is likely to become the main entry/exit point for the new
settlement.

Under the RIS schemkdaOckham Parkiterchange islueto be reconfigured with new traffic
lights. With the creation of the Wisley Lane Diversion ahd new flyoverthis interchange
will alsoin future handle alltraffic goinginto and out of RHS Wisley at present visitors
leaving RHS Wislayust join the A3and head northwards with the option ofaking a

southerly route via the M25/A3 interchange.

Today the Ockham Park Interchange expersnegularqueuing during AM peak periods,
particularlywhenthe A3 northboundails back from the M25 oduringmajor EventDays at
RHS Wisley. However, when the Wisley LAnersionflyover is opened and the new FWA
settlementis rolledout, vehiclenumbersaroundthe Ockham Park Interchangee expected
to increase significantlyAs sich, anyqueuing problemshere arelikely to becomemuchmore
severe.

The Applicant has presented a queuing analysis for the Ockham Park Interchange in the
Transport Assessment with Table-8 providng the 2038 Do Something Assessment Results

for the AM and PM Peakours Although the! LILJX A Ol y i Othg/jOctidrRvB8IaZ G K I
perform within its design capacity with a positive PRC available in all scenarios to deal with

day to day variations in traffic flow@ara 13.3.2)some of th& modellingoutputs suggests

this may be an ovesimplification. Model outputsof particularnote includethe following

AM Peak:
- The A3 offslip has a 12 vehicles queue and a Degree of Saturatidd (0@2.5%
- The Ockham Road North entry has a 9 vebigieeue and a Do&f 70.9%
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PM Peak
- The A3 offslip has a 17 vehicles queue and a DoS of 79.8%
- The Ockham Road North entry has a 7 vebiglieeue and a DoS of 70.5%

Degrees of Saturatioof such leved suggest therewill be very little capacity lefin these
junction roads to cope with further longterm growth of traffic levels around this arear

exceptionaldaily fluctuations it may alsobe noted that thenearbyM25/A3 junction is one
of the busiest junctions in the country. As swslen moderategrowthin traffic levelsaround

this junction may impactconsiderably on theOckham Park Interchange amésult in

significant queuingroblems in future

The individual timing of traffic lights around the interchange wvalbviously be key to
determining precislywherequeues build up around this juncti@ndNational Highways and
SCC will have to deciam their priorities in terms of which queueasight take precedence
over others.

We also note that the Applicaftd  (ndaiHlefFd®es Abtakeinto account thempact of RHS
Wisley Event Days, somethimghich today often prove to be a souce of major queuing
around this interchangeand thisis at a timewhen traffic volumes arstill much lower than
they will be after theWisleyLane Diversiohasopened.

CONCLUSIONarm to the strategic road network

If National Highwayslectnot to proceed with construction of the Burnt Common slip roads,
this will have major implications for both the strategic and local road netwdtkhay be
argued that GBC shouldproperly defer any decision on tle FWAplanningapplication uril
National Highways have decided on thé&y significantatter.

For the Ockham Park Interchange, there matgo be considerabledoubts aboutheavy
congestion occurringpere in the future. We would hopeNational Highways and SQll
undertake further independent study of this risk beforgiving their decision on its
reconfiguration

In view of such uncertainties, we consider the impact of the FWA development on the
Strategic Road Networnkaybe SIGNIFICANT/SUBSTANTIAL, according to the determination
of thesetwo keyissues
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12. LOCAL ROAD NETWORK

The traffic model shows flows twtal roads will almost double by 2038 with the new site representing
nearly a quarter of this growth. Rural lanes will become chpokét Plough Lane seeing a tripling of
traffic. At the junction of Old Lane with Horsley Road queues are projected to be 61 vehicles lang.

12.1WSP Traffic Model

The Applicar® & G NJ y & LJ2 NIi ha® graséntizin theiryTiarspo?t AsseEsment (TA)
a detailed traffic modelwhich assessthe impacts of the new settlementon surrounding
localroads.Their complex computer model seeks to predict traffic fldsysforecasting future
Yip ratelaking into account a wide range of factors includiisgsin population from new
developmentsaround the areaas well as predistglikely journey patterns fronthose living
at the site

We asked traffic consultant TTHC Ltd to review the WSP modetcandmment on its
reliability and their Preliminary Rport is providedas a Technical Note Appendix 6The
main conclusiorof TTHds that unless WSP provides greater disclosurg¢heir trip rate
generation assumptions artie flow inputs and outputsof their junction models, including
turning movement plots or tables, then it is impossibleday third party to have confidence
in the reliability of theWSPmodel outputs agurrentlyprovided.

Ourcommentsbelow assumethe traffic model outputs as provided by WSP bstindicated
by TTHG@heir reliability still needs to be independently verifigtirough greater disclosure of
2 { t K®yamodelling assumptions

122¢ N} FFAO G2fdzyrSay wiSe NRIRAQ

The WSHnodel providestraffic projectionsup tothe year 2038, when the site is expected to

be fully developedwith 2019takenas the base yeafTherearavp W1 S& NRBI RaQ &St
detailedprojectionsprovidedof AM andPMPeak Hour flowander a range of scenaridsoth

with and withoutthe WNS development.

In the table overleaf we summarisike WSPmodel outputsfor thesel5local roads over the
period 2019 2038based upon the assumption 2fAccess roads for the site as the Applicant
hasproposed.
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¢! . [9Y t S K2dz2NI & OGNIFFAO Ff2pa 2y

AM PEAK HOURS FLOWS expressed as PCU's per hour
% INCREASE IN FLOV
2019 MODELLED FOR 2038 2019 - 2038
Modelled Without WNS  With WNS % rise due: Without WNS  With WNS

Local Roads modelled to WNS
Portsmouth Road 1494 2079 1991 -4% 39% 33%
Ripley High Street 994 1247 1297 4% 25% 30%
Newark Lane 779 906 899 -1% 16% 15%
Ockham Lane 253 189 110 -42% -25% -57%
Old Lane N 146 501 661 32% 243% 353%
Old Lane S 350 496 574 16% 42% 64%
Plough Lane 38 71 231 225% 87% 508%
Downside Bridge Road 999 1096 1177 7% 10% 18%
Ockham Road North 585 839 588 -30% 43% 1%
Long Reach 63 259 136 -47% 311% 116%
Ripley Lane (West Horsley) n/a * 397 528 33% n/a n/a
Ripley Road (East Clandon) n/a * 270 339 26% n/a n/a
Clandon Road 1091 1369 1502 10% 25% 38%
Send Barns Lane 794 1323 1262 -5% 67% 59%
Wisley Lane 366 462 407 -12% 26% 11%

AVERAGE 70% 91%
DATA SOURCES:
2019 AM Peak Hours flows are taken from Table 3-11 of the Transport Assessment, Page 44
2038 AM Peak Hour flows are taken from Table 12-2 of the Transport Assessment, Page 100
* 2019 data for these two roads was not provided in the Transport Assessment, so are excluded.

As the table above indicates, the average increase in traffic volunpesjected to be 70%
without including any impacts from WNS. We may surmise that much of this traffic growth is
attributable to increased population arising from new housing developments around the area
as well as broader trends in traffic flows through tbeal villages.

When the impact of WNS is taken into account, the average increase in local traffic flows
between 2019 and 2038 is projected to be Hi¥e additional 21% above the 70% projection
being attributable to the effect of WNS.

In effect the ApJE A O yi Qa Y2RSt Aa LINBRAOGAY3I (NI FFAO
site will nearly double between 2019 and 2038, with WNS accounting for almost a quarter of
this rise.
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The 15%ey r2 | RsBo@n inthe table above provide an illustration ofthe changing traffic
patternson local roadsarisingfrom the WNSdevelopment as predicted by the WSP model

Somenarrow rural roads in particular will seelatively largetraffic impactsincluding the
following:

1 An increase 0225% in the traffic flows down the narrow and winding Plough Liane
Ockhammakingit over 5 timeghe current traffic levels

1 Anincrease 083% down Ripley Lapawinding country lanén West Horslg;

1 Anincrease of 32% along Old Lam&ckhammaking it 353% abowhe current levels

1 Anincrease of 26#longRipley Road in East Clandon, anotloag andharrow rural lane.

uchlargeincreasesdn traffic flows arelikely to result in a significant increase in accidents
alongsuchnarrow rural roads, whilst also discouraging their use by cyclists.

12 .3 Traffic volumes: other roads

In addition to thel5W | ®ad<Eelected by the Applicaniore limited information on other
roads is provided by flownaps in the accompanying Appendix @hich showdifferent
coloured linedor different traffic volumeranges

Figure 65 providesa map of¥ehicle Flow Differenc€based onScenario 3 (ie including the
impact of WNlus speed restriction)sto illustrate changesin peak hour traffic volumes
across the area

Several examplesay behighlighied:

The Drifton the East Horsley/Ockham border:

The change inprojected2038 AM Peakldraffic volumesalong the Drift fallsnto the bandof

50¢ 100 vph. However, the Drift is a narrow BOAT with a 7.5 tonnes weightdimeisevere
pinch pointandtwo blind bends We believe a increase in traffic volumed sucha scale is
likely to have a seriolygdetrimental impact on road safetglong this road

Guileshill Lane, Ockham:

Guileshil Lane is anarrow winding rural laneof 1.0 km in lengthwith high banks on both

sides The middle 400 metresectionis a singlegrack carriageway with three passing places.
Due to the long spacing between passing places, vehicles meeting along this road frequently
have to reverse baadk orderto let others passTheprojectedchange in 2038 AM Peak traffic
volumes shownin Figure6-5 isgiven inthe band 25¢ 50 vph. Due tadelays as vehicles
manoeuvre into passing places, is very doubtful whether this road could physically
accommodatesuchextratraffic volumes Gridlock seems a more likely outcome.
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Although Figure O2@SNAR Y2NB NRBIRAa (KIFy G4KS wmp WS
there isstill no information providedfor the main access roadgingthroughthe centre of

East Horsley (Ockham Road Soantll Forest Road) ofor the two main acces roadsgoing

throughthe centre ofWestHorsley (East Lan@and The Street Given that theseepresent

the largestvillagesettlementscloses to the WNS site this omissi@eemsrather surprising

anyrigorous analysis of local road impawtsuld surely include such roads.

124 Road capacity assessment

AAAAA

After modelling traffic volumes fotheir 8 St SOG SR Wi S@& NRIFRaQxX GKS
comparesthese increased volumes against an assessment of the capaciach road. In

every casewithout exception the conclusion is reachethat the road capacity exceeds the

new traffic volume projections and therefore th#te impact of the WNSdevelopmern on
alllocalroadg Af f 06S do0oSyAdIyEé D

We disagree profoundly with this conclusion for two reasons:
a)The! LJLJ A 1©dd yaparity assessment is flawed:

The! LILX A &3$essmmediar the capacity of the narrow rural roads in this aredlasved
and contains many inaccuracie§or example,consideringPlough Lane the Transport
Assessment comments:

Plough Lane runs norast from Ockham Lane and leads towards Cobham after passing over the
M25. It is of variable width with a sinuoafignment, generally narrower than 5m with limited verge
widths. As such the road is considered to have a capacity in the order of 1200 vehicles per hour (1260
PCUs per hour). Plough Lane is proposed to form part of the cycle route network for thisndewelop
(Para 12.2.23)

This isincorrect For many sectionalong Plough Laneghe highwayis so narrow that two
vehicles other than small cars cannot pass side by itien larger vehicles meene has to
reverse until they can find a wider section of rodaday it has AM peak traffic volumef
just 38 vph according to thé LIJLJX A O y  @araffiy @wikref ishlow¢b&cause local
residentsknow to avoid this roadell aware ofthe difficulties of vehiclescrossingalong it
The road is also floedrone and frequently blockedThenotion that Plough Lanenayhave
an assessed capacity of 1,200 vehicles per hour &oksredibility.

b) Traffic harm is notHinaryQ Y

The Applicant, having decided that the increased traffithen15¥1 S& NRFRaQ FI f € &
assessment of the road capacitiessimchcase, then reaches the conclusion that the impact
2T (0KS RS@GSt2LIYSyd 2y €20t GNIXFFAO Aa ao0SyaA
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However,ve dorotagreell K| 0 G0 KS KIF NXY OF dza SR biraryhaft@NB | a SR
Increases in traffic volumes tife magnitudeprojectedby the Applicanbave consequences

evenif they do notbreachhis assessed capacity limitSuchconsequences include longer

journey times, higher fuel consumption, greater air pollution, increased noise disturbances

for local residents and perhaps most important of all higher risks of road accidents. In our
opinion such consequences represent sigaifit planning harm and should be considered as

such within the overall planning assessment for this site.

12 5 Junction Assessmeast

In addition tothe modelling oflocal roadtraffic volumes, he Transport Assessmentso
presents a queuing analysis fsix local road junctions.Excluding the twaew site access
junctions the ones selectedor modellingare:

- RipleyHigh Street/Rose Lane/Newark Lane

- Old Lane/Forest Road/Howard Road/Horsley Road

- Send Roundabout

- Old Lane/Ockham Larmeeossroads
Ourcomments on the LILJ A @alygisioDtidirst two junctionsare givenbelow:

a) Old Langunction with Howard Roadn Effingham Junction

In the case of the Old Larkjunction with Howard Road in East Horslée Transport
Assessmentoncludes that:

Table 1313 shows that the junction operation is not severely impacted by the proposed WNS.
However, it shows that the Old Lane arm of the junction is overcapacity ir0g8& 20 Minimum
scenario. (Para 13.5.2)

In fact, the queuing analysis of Table3d3hows that at the AM Peak there will be a queue of
61 cars with an average queuing time of 10.6 minutes at this junction.

In spite oftheir commentabove, the Applicandoes acknowledge that there is a problem at
this junction andso puts forwardthe idea ofhavinga miniroundabouthere. Howeverjt
seemsthat nothing has been agreed with the highways authority to date. In any event, it is
by no means cleahat this will solve the problemwhichappears to balue tothe hightraffic
volumes at thislocation

The southern arm of this staggered Effingham Jumctiouble TFjunction isalreadysubject
to considerable AM peak hour queuing tod&ymini-roundabout has been proposed for this
junctionin connection with another developmenidowever, m analysis has been preseuqt
in the Transport Assessmemb assessthe overall queuingproblems at the combined
Effingham Junction doubl€ junction especially whenaking into account the impact dhe
other future developmentsearby.
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Apart from thefour junctionslisted abovethe Applicant has failed to provide angseessment

for other existinglocal junctions where peak hour queuing is a problem todéese include

the junction of East Lane with Ockham Road North in West Horsley and the junction of
Ockham Road South with th&246in East HorsleyBut then the Applicant hasompletely
excludedthe Horsley villagefrom his vehicle flow assessment so perhatps no surprise

that their junction assessmesatio the same

b) Ripley High Street/Rose Laniewark Lane

Although the Applicantncludesthe T-junction of Ripley High Street with Newark Lane in
Section 13.4 ohis Transport Assessmentere is actually no queuing analysis presented

since theyregardthe issueasLJ- NIIi 2F GKS o0 NP RS NJ ndw beingr Kk wi LI
undertaken by National Highways and SCC.

The Applicant has, however, commented on traffic volumes along Newark Lane, as follows:

Newark Lane runs north from Ripley towards Woking. It has a sinuous alignment and is generally wider
than 5m excepat its junction with the B2215 at Ripley where it is only just wide enough for two cars
to pass with caution. As such the road is considered to have a capacity in the order of up to 1500
vehicles per hour (1575 PCUs per hour). Newark Lane is proposaatitue to form part of the
advisory signposted Surrey Cyclew@aPara 12.2.1)}

The entrance into Newark Lane from Ripley High Street is a particular problem. To describe it

l & 0 Bnlyyud wide enough fortwo carstopass A & Y A &t S lcapasdifthey ¢ 62 C
are both very small. ibne is anSUV it is not possible. If there is an H®¥re this section

becomes a single carriageway. The pinch point at the entrance to Newark Lane is severe and
poses a major impediment to the flow of trafdong that road For the Transport Assessment

to consider the capacity of Newafkl y'S idpao 1608vps f I 01 a .ye ONBRAO/

CONCLUSIOMmpact of higher traffic volume®n the local road netwok

The Applicar®a G NI y & LJ2 NIi hé&sZpyepadail & toyfipleX traffi§¢ maxlethich
predicts thatacrosshisselected 19ocalroads around the WSN sitkere will bean average
increase in traffic volumes of 91% from current levels by 2038, with the WSN site accounting
for 21%of this increase.

We believesuchincreased traffic volume will represent significant planning harm in terms of
longer journey times, highefuel consumption, greater air pollution, increased noise
disturbances and more road accidents.

In view of the scale and nature of such consequences, we consider the impact of higher traffic
volumeson the local road networkhouldrepresenta SIGNIFICANAeight in the planning
balance.
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13. TRANSPORT SUSTAINABILITY

None of the proposed cycle routes meet the requireroébeing® G G N OG A @S | yR| at

OCeotAradqQ a adGALMAzL I GSR o0& t2tA0& !'op YR y[2YS
the ambitiouspublic bus network ishighly uncertain andsecumg its operation in perpetuity is not
demonstrated. Transport sustainabilis/notachievedor this site.

At present the village of Ockham is poorly served by public transport, although this is not
dissimilar to many rural villages across Surrey. However, witarge new settlement
proposed in the middle of this parish, it is incumbent upon the Applicant to demonstrate a
basic level of transport sustainability for the site.

In accordance with Local Plan Site Policy A35, the Applicant proposes to achiepertrans
sustainability through two approaches, namely:

a) The creation of new cycle routes linking the site with surrounding communities;
b) The establishment of new local bus services in perpetuity.

13.1 Off-site gycle routes

As part of its Transport Strategygdal Plan Site Policy A35 states as Requirement 6:

An oftsite cycle network to key destinations including Effingham Junction railway station, Horsley
railway station/Station Parade, Ripley and Byfleet to be provided with improvements to a level that
would be attractive and safe for the average cyclist

2S | aaSaa o0Sft2¢ GKS ! LI AOlFIyidQa 0OeOftS NRdzi$S
a) Effingham Junction railway station

Effingham Junction Station ascessed fronthe site by Old Land&he Transport Assessment

Ay t I NI} 3INF LK Qlodladens nét beingi pfogosdd Ks-alcytle ibde 5 Sa LA G S
O02YYSyils K2gSOSNE GKS NRdziS adAaftf | LIISFNER |
routes proposed by theApplicant for their offsite cycle network. This inconsistency is

SELX I AYSR Ay t | NI 3 NlisLdet copshieraecthatén fdwlckicle #oiité is§ S & Y
necessary to Effingham junction due to the availability of a route to another railway station

on the same line at HorsleéyEffectively he Applicant hashosen to ignor&SB@ & pdlikyil S

The total distance from the eastern exit of the site along OIld Lane to Effingham Junction
Station is 1.50 miles. This makes it the shortest cycling connectiortliesite to any railway

station. It also has cheaper tickets and a choice of two lines into London compared with

| 2NRf Se {dFrGdAz2yo LG gAfft OfSFNIe o6S GKS WwW{il
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During their preapplication consultation procses Taylor Wimpey presented this route as
0SAYy3a &adaAlGlroftS FT2NJ WOELISNASYOSR /&80tAaada hyt
application and suggest it is not actually a cycle route at all. Our concern is that because it is

such a direct and shorbute to the nearest station that commuters living at the site may still

be tempted to risk the short cycle ride to Effingham Station in spiiesshfety hazards.

CONCLUSIORDute? is notactuallyproposed as a cycle route by tApplicantandthereby
fails to comply with Requirement 6.

b) Horsleyrailway station/Station Parade

The B2039 Ockham Road North offers a direct road connection between Ockham and Horsley
railway station and the shopping area of Station Parade, a distaf some 2.24 miles. This
route is 50% longer than the Old Lane connection with Effingham Junction Station but
nevertheless wouldtill be a comfortable distance for most cyclists.

Throughout their consultations, this road was proposed as a cycle rbidNperignced

Oylistsoyf e Qd Ly FFOGX GKS . Hnod GNIXFFAO Aa a2 1
to use thissection ofroadway, at least during week days. At weekends some cycling club

groups can be seen, huddled in groups for saf@tunteers from the Horsley U3A cycling

group, prepared to brave the traffic of this road, took betweentd 16 minutes from Bridge

End to Station Parade at differing times of dayomplete this route

Instead of this direct route, the Applicant has poged an indirect route to East Horsley via

[ 2y3 wSFEOK Ay 2Said | 2NafSeo® ¢tKAa Aa fFLoStftS
in Ockham via Long Reach, Lollesworth Lane, along the railway footpath (FP99) and on to
Kingston Avenue, Station Apfch and Horsley Station. The total distance is 3.05 miles from
Bridge End (Hatch Lane), which is 36% longer than the direct route to Horsley §tatign
RANBOGt& Fft2y3 hOlKFIY w2l R b-8dydieK? bzl RQ (i BR
Effingham unction from the Old Lane exit.

- =

8 S

No segregated carriageways are proposed for this cycle route, only some traffic calming and
speed reductions measurels May 2021 w submitted detailed comments on this proposed
route to Taylor Wimpeyinder their cycling onsultation exercise and these are included in
Appendix4. There are two particular issues to note:

a) Firstly, this route has a number significantimplementationissues to be overcome
before it can be delivereds a safe cycle rout&hese includ¢he following
- The resurfacing of Long Reach, since this road is in a poor state due to local
flooding and subsidence and needs significant surface improvement biéicaa
be safelyused by averagecyclists;
- The widening and rsurfacing of FP99, singkis narrow path presently has an
effective usable width of around 1.5 metres and to allow the gadssingof
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pedestrians and cyclistswill need to be widened to at least 2.5 metres. This will
mean significant cutting back of the adjacent woodland gemland some tree
removal as well aghe consent of the woodland®wner. A Cycle Order will also
be requiredfor what is formally a footpath
- Lollesworth Langa private road and public bridlewaig heavily potholed and
surface improvementwill beneeded to allowitsuse bf I NBS vy dnemgeNAR 2 F
cyclist Sincat is privately-owned, an agreement overliiswork andover future
maintenancewill be needed with the road owners.

To our knowledge none of these implementation issues have so far &eeressed
either by the Applicant or by SCC.

b) Secondly, whilst this route is 36% longer in distance than the direct route along the
B2(9, in terms of time we estimate this routeaytake roughly twice as long to cycle
as the direct route along Ockham Rdddrth. This is because there are 5 junctions to
be crossed and the narrow railway footpath to be negotiated in competition with
pedestrians.

As described in Appendit members of the Horsley U3A cycling team undertook to time this
route and found it took them an average of 24 minutes to cycle at full speed from Bridge End
to Horsley Station. Allowing time forew residents to get from their homes to Bridge End,
plus the time needed to store their bicycles Hirsleystation, we estimate that new site
residents will have to leave home around 35 to 40 minutes before their train isfdhey

take this route In practise, with a train journey time of 49 minutes from Heyslo London
Waterloo, this cycle route will be too slow to be a practical option for regular daily commuters
heading into LondonBy contrast lhe car journey time from Alms Heath to Horsley Station
drivingalong Ockham Roadorth takesapproximately 5 miates.

Leisure cyclists are unlikely to be attracted to this route either since it involves frequent
junctions, some dismounting and a narrow and uninteresting footpath beside the railway line.

CONCLUSIOIRoute 1 offers a convoluted way of getting fr@skham to Horsley Station
althoughit Y 8 0SS 02y aARSNBR daa liffintplenfetdidn GsguSs ate S NI 3
satisfactorily delivered LG Aa y20X K26SOSNE | NRdAz0S 6KA
being muchtoo lengthy to attract commudrs and too uninteresting for leisure cyclists. As

such, it fails to meet the standards of Requirement 6.
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c) Ripley

Ripley High Street is a GBEsignated District Centre located three quarters of a mile from
the western exit of the siteat the OckhamPark Interchange Offering a range of shops,
restaurants, pubs and servieg is likely to be a major draw for site residents.

Currently there is a cycle lane running for part of the B2215 Portsmouth Road which connects
the OckhamParkinterchange with Ripley High Street. The cycle lane is simply painted on to
the road, not physically separated, so vehicles pass very close to the cyclists. The Applicant
proposes improvements to this route with extensions to the current cycle lanes and some
limited segregation by a 0.5 metre buffering of raised stone setme section The bridge
remains a significant pinch point and this cycle routelseshared with pedestrians for most

of its length.

The need to get from the site around the Ockh&arkinterchange to Portsmouth Road is
also likely to be a significant issue. The WPIL Appeal Inspector had concerns in this respect,
commenting that:

The route to Ripley has a number of challenges for cyclists, not least crossing the Ockham Interchange
via a ®ries of traffic lights which would enable cyclists to access and leave a dedicated route around
the centre of the roundabout. | do not consider that this would be attractive and safe for the average
cyclist as required by eLP Policy A35. (Para 20.77)

Portsmouth Road and Ripley High Street have very high traffic volunie& S ! LILIX A Ol y
traffic modelprojects AMLIS | { K2 dzNJ Tt 24 a 2t highEstpafiia volurhel Qa Ay
of any local road in the area. Even with the improvements proposed in Rouke jlose

proximity ofsuchhigh traffic volumes passing so close to riders on the new shared cycle lane,
separated only by 0.5 metre of stone sets, is likely to make this path unattractive to the
Hverage cyclisivho will certainly not feel safalongthis route.

CONCLUSIOR:KAf 4G GKS OKIFy3aSa LINRPLRASR o6& (GKS ! L
represent an improvement over the present conditions, they fail to satisfy Requirement 6 of
t 2t A08 lop o0& YI1AYy3 (KA&OSRIzZAS O DI NJAOE DS
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d) Byfleet

¢KS 'L AOlIYyd KFa LINPLRZASR Ww2dziS n (G2 . &7Fft S
route starts at the new Wisley Lane Diversion flyover into Wisley Lane, then uses a new
footpath through RHS Wisley, followdxy an intraffic sectionalongWisley Lane through

Wisley villagehen turning right intoMuddy Lane. This shared bridleway, which often lives up

to its name in winter, heads north under the M25 before emerging into the suburban housing
estates of Byfleevillage. After another itraffic section through winding residential areas

there is a final shared footway/carriag@y before arriving at Byfleet Station.

No new highways works are proposed for this route which is largely in place today. The
majority ofthe route is intraffic.

TheApplicantclaims this route is3.1 milesfrom the site toByfleet & New Haw Statioand
that it would take &3 minutes for a leisure cycligtind 15 minutes for a comming cyclist
Members of the Horsley U3A cycle group alsdey this routegoingfrom the entranceof
RHS Wisleygsince the flyover is not yet builth Byfleet Statio andfound it took them on
average 25 minutegdoweverthesewere all experienced cyclists who pedalled at full speed
theidea that acommuter might do this route in 15 minutes is not credible.

In some respect this route is probably the safest of all those proposed by the Applicant and
arguably can be consider@dafe for the average cyclésttHowever, we do not believe it is a
route which would attract commuters. We estimate@ammuter from the site would need to
allow around 40 ¢ 45 minutesfrom their hometo connect with a Londoibound train at
Byfleet& New HawStationwhere the journey tine to Waterloois45 minutes. This timescale

will make thsroute unattractive for regular commuters.

Moreover, this route is not attractive for leisure cyclists either. Putting aside the
unpleasantness of crossing the A3 by flyover and the M25 by underpasidy Lane is
notoriously muddy in winter, whilst the final sections of the route through residentialspart
of Byfleet village will be slow and uninteresting.

CONCLUSIONVhilst this route may be relatively safe, it is unlikely that meyglists will
 QlGdz- £ f& dzaS Ald ¢KSNBF2NBI AdG Frafa G2 alid
average cyclist.
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S0 /206KIY 3 {(21S 5Q!o0SNyz2y

The Applicant has also proposed two further cycle roqt&oute 5 to Cobham and Route 6

to Stoke5 Q! 6 SNy 2y ® {AyOS GKSasS 4SNBE y2i &ALISOATA:
comment in detail on them here. Both routes are lengthy and convoluted but have the benefit

of being largelyfree from heavy traffic. Due to the long journey times involved veenbt

anticipate these routes to be viable options for regular commuters but meal attract

limited numbers of leisure cyclists.

CONCLUSIORYycle route network

None of the cycle destinations specified in Site Policy A35 meet with the standards get out
GKFG LRftAOED® ¢g2 2F GKS NRAA SENB NH2 dzy ®I- F ENIF S
expect will be little used. None of the routes fosiie basis for safe cycling by commuters

which is after all the driving spirit of this policy. Accordingly, the proposals fail to establish any
meaningful level of transport sustainability based upon cycling.

13.2 Bus services

Local Plan Site Policy A35slaaits Transport Strategy Requirementte following:

The provision of extended and/or new bus services to serve the site and which will also serve Effingham
Junction railway station and/or Horsley railway station, Guildford and Cobham. This wiliMigepro

and secured in perpetuity to ensure that residents and visitors have a sustainable transport option for
access to the site.

The Applicant proposes to meet Requirement 5 by establishing three new bus services:

H2 A service every day to Horsley andirigfham Junction stations, running every 15
minutes during the peak hours and every 30 minutes at other times;

W1 A service every day to the centre of Guildford via Ripley and the A3 running every 30
minutes, with alternative buses also going via Burpham,;

C3 A service every day to Cobham via Old Lane and Horsley Road, either running every
hour or on a DRT basis (Demand Responsive Transport).

In addition, augmentation of the existing services to Woking is also under discussion.
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This proposal may be compar&vith the existing Guildford public bus services now operating
in the area, shown in the table below:

Line Destination Via Days/week Interval Company
462 Woking Ripley, Ockham 6 2 hours White Bus
463 Woking Ripley, Clandon 6 2 hours White Bus
478 Leatherhead EastHorsley 5 2 hours Repton

479 Epsom Bookham, Horsley 6 2 hours Repton

715 Kingston Cobham, Wisley 7 1 hour Stagecoach

As this table indicates the three new services are to operate 7 days awelsknone of the
existing bus services in the area do. The frequency of the proposed services is also
considerably greatecg either 2 or 4 buses an hour as compared with mosthe every two
hours for the existing routes.

 LIWSYRAE | 2F (GKS ¢NIyaLRNI !'3aasSaavySyid 3IAg
LINR LI2&ASR W. dza {GNYGS3eqQs A YCFbrcmFamgreiﬂteléeWbRs?\ Ol GA2
route going from Wisleyaigift R (2 | 2NBRf S& {GF GA2Yime\BAdt@d K2 gy
9YRQ 2F 2dzald wmH YA yiiningratier diffiduti ® BefeME TheréSaréleA Y R 0 K
bus stops showim the lllustrative Masterplabetweenthe bus terminus in the centre of the

site and the OckhanarkInterchangeg presumably the bus will have to stop to pick up
passengerat eachstop which will take some time. Timethe bus will also have to negotiate

new traffic lights at the Ockham Interchange, whinhybe congested duringhe rush hour,

before following the winding and busy Ockham Road Northich by thenis due tobe

festooned withnewtraffic calminginstallations

In seemamuch more likelythat this shuttle bus trip will take over 20 minutesfrom end to

end. Unfortunatdy, no detailed bus schedules are provided with the Transport Assessment.
However,allowingfor walking time to thelocal bus stop, some reserve waiting time for its
arrival, plusan allowance ofwvaiting time atHorsleystation, then it would seem that site
commuterswho choose totake the shuttle bus willhaveto leave homeat least30 ¢ 35
minutes before thé& scheduled departuréme to makemoderatelysure of getting their train
Comparedwith 5 minutes by car fronthe Old Lane ekito Effingham Junction station this
does not seem like a compellisoicefor regular commuterdiving at the site

Overall, itmay be saidhat the proposedous networkis verymuch more ambitious than the
presentpublic busoperationsaroundthe areap ! & § K S trandplirdtohsDltanyt WEPA
& dzY Y I Naskep éhangedn services is propasdadansport Assessment Para 7.5.1)
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Highly laudable though this level bfis service may be, it clearly begs the question as to
whether it is financially viableVillage bus services across Surrey have traditionally operated
at aloss and have needsdynificant levels asubsidy. Typicabussubsidies around the Surrey
villages have in the past been in the range of £100,000 to £250,000 per annum p&Ydine.
alo note Department of Transport datahowsthat in 202021 Surrey County Council
received a total of £1.6 milliofundingas a contribution towards subsidizing its local bus
services.

By contrastthe Applicant claims that their bus service proposals will actually bduseting,
indeed even profitable, as the Transport Assessment comments:

The financial assessment of the standard service discussed with SCC shows that betweenhgear 1
year thd full development of the application site is completed, and year 12 the bus service moves from
deficit to profit. From that point the service remains in profit as the other sites in the Policy A35
allocation increase patronagéTransport Assessment Par®.5)

In the Bus Strategy given in Appendix H of the Transport Assessmmetfurther detail is

provided on bus subsidy levels. Paragraph 5.2.2 indicates that the totakuhsdy is

estimated to amount to £2,230,185 over the first 12 years of theawotl¢ which is around

£186,000 per annum on average or broadly in line with the historic levels seen in Surrey.

| 26 SOSNE F FOUGSN) , SFNI mH (KS adzmaiaRe Ozal Aa a
¢ KS | Liutinsportegnsu@ant WSPOE | A Ya (K G € KAy a@dess La SO Ay
be financially selfunding andcanbe achieved as a result of the greater frequency of the

buses on offer. However, this is presented as an assertion and there is no evidence given to
substantiate this claigmnor any detailed finanal projections provided.

13.3 Wisley Airfield Community Trust (WACT)

The body responsible for providing and overseeing theee bus services will be the
OKIFNARGFIoftS 02Reée aSid dzLJ G2 YIlylFr3S (4KS aaiasS:s
Theo®s N} GA2Y 2F 21 /¢ Aad RSAONAROSR Ay (KS Ww{iSs
Applicant. Apart from the bus servitéACTwill also manage the SANG areas, emgkeyeral

SANG wardenandoperate allof the community facilities.

The main incomeources of WACT will be threefolals the Planning Statement indicates

The Trust will receive income from a range of sources to meet its liabilities, but principally from a
resident contribution, endowment income and from the hiring out of communitytifegil(Planning
Statement para 8.204)
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Since community facilities are rarely profitable, it wikinlybe from endowment income and

from future resident€service feeghat WACT wilbe fundedP ¢ KS W{ G4SgI NRAKAL
document included in Appendix & Proposed WACT Financial Model has tbkowing

comments:

A financial model has been prepared over the anticipated construction period of the development
before it is completed utilising principles that ensure financialssdffciency in the long tertinrough
income derived from the community facilities, and an annual levy from residents. The Trust will be
underpinned in the early years with revenue and stgrtfunding through contributions from the
developer(Page 22)

However, thedetails of thefinancial modelre not disclosed within the Stewardship Strategy
document, nor elsewhere that we can find. And without being able to review any financial
projections for WACT, it is impossible to form a vasatoits longterm financial viability and
indeedwhether the ambitious level of bus services proposed by the Applicant can actually be
funded in perpetuity, astipulatedby Requirement S/\e note that public bus services almost
universally need long term subsidias we have commented earlier.

Based upon the information provided is impossible for ug or for any other public party

to determine whether the ambitious level of bus servicesv being proposed is financially
viable or whether they simply represeatcynical proposal by the Applicant to demonstrate
transport sustainabilityvhilst knowing that when the site relbut is completed the problems

of running a lossnaking bus service will then belong to someone else. The experience of
other public bus semges operating amongst the villages of Surrey sugghstlatter option

is the more likely.

CONCLUSIOIBus Service Network

Whilst the proposed bus network is highly ambitious, its financial viability haseen
demonstrated and therefore whether this level of service can be guaranteed in perpetuity
remains to be established, which is contrary to Regulation 5 of Site P8lkcy A
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13.4 Transport sustainability

The! LILJ AT@dnspart@ssessmeiricludesprojectedTravel Modes for new site residents

in full occupation ints Table 10.1. This showbkat War us€will represent 57% of users,
including those travelling as passengers, compared with 12% taking the train and just 5%
travelling by bus.

Car use is therefore expected to remain the dominant form of transportation even taking into
account the various initiates proposed by the Applicant to enhance transport sustainability.

Table 10.1 shows the primary mode of travel, but of course there is no railway station on the
site, therefore those 12% of residertsivelling by train wilfirst need to get toa station.No
estimates are presented for ih'Hrst legbf their journeys.

However if we assume that they are divided in the same proportion as for the primary travel
mode (ie 57% by car), then an additional 7% would travel by car to get to the railway station.
This seems a conservative estimate given all the deficieticaésve have identified in the
cycle routes and shuttle bus service and thach faster travel time by car compared with
cycingor the shuttle bus.

On this basis the percentage of future resids using a car to travel to work, at least in part,
would increase to 64%. At such a level @an onlyconclude this sitewill be highly car
dependent despite the investment in cycling routes and bus services being proposed

CONCLUSIOMNiadequateTransport Sustainability

b2yS 2F GKS LINRPLR&aSR 0e0fS NRdziSa YSSG GKS N
F dSNI 3S OeotAadQ a adAllzZ I GSR o0& t2fA0é ! oy
financial viability of the ambitious bus netwk is highly uncertain and its secure operation in

perpetuity is not demonstratedlherefore we may conclude thatransport sustainability has
not been achieved for this site.

We attribute SUBSTANTIAL weight in the planbaignce for this failure tachieve such a
fundamental requirement for the site.
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14.SOCIAL INFRASTRUCTURE

Theexpected absencef both a secondary school and GP Surgery on site is contrary to Site|Policy
A35The consequences will impdmth site residents and localasvho will be faced with increagd
competition for existing servicesd potentially adverse consequencés theseimportant areas of
their lives.

[20Ff tfby {AGS t2tA08 !'op AyOf daeBeatol &8 W2 iKS

Other supporting infrastructure must be provided on the site, including a local retail centre including a
GPs surgery and community building, open space (not associated with education provision) including
playgrounds and allotments; and a tvWiorm entry primary school to serve the development

Whilst the Applicant hamade landavailablefor both a GP Surgery and anthlfough school

at the site, themessagewvithin their application and as related to us directly by the statutory
authorities,isthat neither a GP Surgery nor a Secondary Schodagatilbllybe commissioned

for the FWAsite. Accordinglynew residents will be obliged teeek theseservicesacross the
local area thereby competing with existing residents for scarce medical and educational
resources

14.1GP Surgery

The closest medical centres to tiR&VAsite are the Horsley Medical Centre in East Horsley
and the Villages Medical Centre in Send. The formeR.$&smiles from the Ockham
Interchange, the latters 3.0 miles away.

Key operating statistics for these two GP practises are as folemesrding to NHS Digital:

Horsley Send
Patient list numbers 10,600 8,200
bdzYo SNJ 2F Dt Q& 7 5
No.fullylj dz- t AFASR C¢ %9Dt Q& 4.1

wkidA2 2F LI GASylpé&2,1b6@ C¢ 9 pddA0oma

The ratio of patientsi 2 C¢ 9 Dt Qa | ONR&aa GKS { dzNMNBiéh | ST NI
includes this areas an average of Hoctor per 2,450patients For the UK as a whole it is

reported to be 1 for every 2,240 patientd/hilst Surreyistherefore worse thanthe national

average in terms abveralldoctor/patient ratio, the Horsley and Send GP Surgeriedatie

slightly better tharthe Surreyaverageandalsobetter thanthe UK average.

50



Former Wisley airfield Planning Application 22/P/01175 {dzoYAaarzy o0& {(G(KS | 2NRf SeaQ

However, i is clearfrom these ratioghat around4,500 new patientsat the FWA site wilput

an unacceptablestrain on the resourcesf these two centresinlessthe NHS takes action to
increase the numbers 0B at these practices. We estimate that at least two full time

jdzZt €t AFASR Dt Qa FyR aad20Al GSR adzlWwdetnefitisa i FF
physically possibleo accommodate these at the existing praeswe do not knowalthough

an extension ofthe Horsley Medical Centréouilding is included in GBQ d&.ocal Plan
Infrastructure Schedule

The decision by the NHS not to build a GP Surgery at the FWassiteninghat is confirmed,

would evidently put a significant strain omhe nearby practies and potentially lengthen
appointment times for existing residents. This represapotentiallyharmful impact Whilst

the NHS authorities may respobgtheadRA G A 2y £ NBONHzZA GYSya 2F Dt
East Horsley, Send or bothgere is no guaranteéhat thiswill be forthcomingor successful

14.2 Schools

Land is allocated for a new secondary schatthe FWA site as#exibleLJr NI YS G SNR® . dz
decision & whether to build such a new school will be made by Surrey County Council and

the Department for Educatioa W 5; & @lldg provider will also need to be found. However,

we believe thesecondaryschool is very unlikely tbe built as there will not be enough new

pupils from the FWA site to create a sustainable schBdE guidance requires enough pupils

for four forms of entry120 per year group. Therefore, children of new residents will have to

travel offsite to attend secondary schools across the arean Effingham, Guildford,
Leatherhead or Dorking.

Forecast capacity of both primary and secondary schools within the catchment area of FWA
KFra o06SSy LINPOGARSR (G2 dza o6& {// Qa 9RdeOlI GA2Y
Appendix 6. Aey demographic trend is a generally lower birth rate decreasing primary school
demand in the coming years, whilst a spurt in birth rates in the previous decade is working its

way through the secondargchoolsystem. The charts emphasideat the local education

system will be running very close to capacity over the next ten y€ansown experience

with SCGn the Horsley area suggests that thigrecasts tend to underestimate thevel of

demand arisingso in practise localapacity may well be exceeded.

For secondary schools, the SCC projections indicate a small surplus of places over the next 10
years, leading SCC to believe that pupils from the FWA site can be absorbed into the local
school system. However, the school datent area is large and whildtere may be capacity

within the overall system, this may not necessarily be at the school of first choice or close to
the site. It seemsourney times are likely to lengthen significantly as pupils and buses travel
widely acoss the area, perhag®sy as much as 10 miles in some cases, thereby increasing the
cost to SCC of providing school travel to pupils beyond a reasonable journey distance.
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The consequences of not building a secondary school at th dié/aretherefore likely to
be increasd competition with existing residentfor schools of first choice and much longer
journey timesto schoolfor manypupils

CONCLUSIONarm to existingSociallnfrastructure

Having neither a GP surgermor a secondary school on the FWA sitall have adverse
consequences fdsoth new site residents and existing localsd add significant new demand

to health and education systems already under significant pres3imese elements of social
infrastructure impad 2y (g2 2F (GKS Y2ad AYLR2NIIwed | NBI
believe they have material significanda the overall assessment of planning harm
Accordingly, weattribute a SIGNIFICANT weight in the planning balatocéhe adverse

impact on socidinfrastructurearising from the new development
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15. SITE SUSTAINABILITY

{doYA&EaA2Y O8
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With no secondary school nor medical facility on site and transport sustainability not demons

we believethat Wisley airfield can no longer be considessxh sustainable siteOur e-working of

I S O 2s¥staimabilityassessmentonfirms this viewA G K mn

YwSR

[ A AKlitD Q

In Section 14 & showedhow key aspects o$ocial infrastructurediffered from the original
ideasof Local Plan Policy A35. Whilst we fully understamchchoiceshave beemmade by

the statutory authorities ot by the Applicant, the fact remains thsaite residents will have to

travel significant distancemwvayfrom the developmentfor their secondary schooling ar@P

Surgery

Theoriginalassessments for site sustainability in tB8C Local Plavere undertaken byhe

consultant Aecormwho reviewedall of the allocated sitesin the case of Wisley airfieltiey
concluded it wasndeeda sustainable site. Howevexe believethey might reacha different
conclusiorif suchassessment was madeday. Below wehavere-O | £ Odzf I G SR

based on the sam20 assessment criterithey usedbefore, but with the assessmentaow
beingbasedon the currentFWA sitgroposals

REVISED SUSTAINABILITY ANALYSIS

Criteria (Location in relation to)

Performance category

Traffic light colour

© oNoOk~wDNPRE

e e N o e =
~No UM WNEREO

European SitéSPA)

SSSI

Designations of local importan¢8NCI)
Key employment site

Area of flood risk

Area of surface water flood risk
Heathcare facility

Recreation facilities

Town, District, Local Centre, village shop

. Primary school

. Secondary school

. Histoic parks & gardens

. Scheduled ancient monument

. Area of high archaeological potential
. Listed building

. High quality agricultural land

. AONB

18.

Previously developed land

MpPd® W' Q NRBIFR

20

. Railway station

Under0.4kmstraight line
Under 04 km straight line
Under 001km straight line
Over 2km walking

Zone3

Yes

Over 2kmwalking

0.8¢ 1.2 km walking

0.4¢ 0.8 km walking

0.5¢ 1km walking

Over 2km walking

1¢ 2 km walking

Over 0.025knstraight line
Over 0.025knstraight line
Under 0.01 knstraight line
Grade 2 or known to be 3a
Outside

Part

Under 1km straight line
Over 2km straight line

Red
Red
Red
Red
Red
Amber
Red
Amber
Amber
Light green
Red
Amber
Green
Green
Red
Red
Green
Amber
Green
Red
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Ourre-assessment showkat 100fthed dza G F A y I 6 A f A (0 dighOdvkhasedddh I & K 2 ¢
traffic light system and onl§yshowasatisfactorya® D NB S yARcordihgBebdlieve that

if Aecomwere making the same assessmérdaytheywould be forced toconcludethat this

siteis unsustainable.

This failure to achieve site sustainability is contrary to Chapter 2 of the N¥eFRieving
Sustainable Developme@ne of the most fundamental paly areas of the NNP®/e note

in particular Paragraph 8 statethat | OKA S@AYy 3 &dza il Ahas e RSO S
overarching objectives, which are interdependent and need to be pursued in mutually

& dzLJLJ2 NI A 2SS lv NIs&eEl ohjektiBe ol y BenvirddrBental objective | NB  y 2 {
YSG o6& 0GKA& LINELIR &SR GRRSeSY 20 Jetwtaitydiaikarenéa i 0 K ¢
extent, as we discuss in Sectidd below.

CONCLUSIONIte Sustainability

With inadequate transport sustainabilityo secondary schopho medical facility at the
developmentandwith mn WwSR [ A3IKGAQ 2y G Kwe belibtizey NI T
proposed FWAdevelopment cannot be considereds a sustainable site.This basic
requirement is one of the most fundameaitwithin the NPPF and in our opinion sufficient

reason alone for this application to be refused.
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16. HERITAGE

The listed 18 Century farmhouse of Yaroe Ockham Lane will have its setting adverséfigcted by
the proposed development. The WRplpeally & LIS O 2 NJ | & (i NRodttdgingpaet wa 2|ySQ K

TheWPILAppeal Inspector concluded that the development would cause harm to the setting
of the histort cottageof Yarne, locatedbesidethe southeast corner of the sitdn his report

KS &l GtieRe waukd lbel sorde harm to its setting and its significance as a former
farmhousé. (Paragraph 20.118

The FWA applicatios made inoutline anddoes not provide detailed plans for the residential
developmens at the site. Therefore,it is not possible tdknow the precisedistances and
positionings in order to assesthe full impact of new housing orthe setting of Yarneand
henceto determine whether the harnmo the setting of this listed building mde considered
more severeThat would haveto wait for a later Reserved Matters stagshould thatevent
arise.

We alsobelieve there will be other significant heritage impacts associated withlahger
WNSsite based upon thdllustrative Masterplansubmitted In particular the listed buildings
of Upton Farmhouse, Bridge End House and Appstree FarmliDeseent Cottagevill all
lie veryclose toproposeddevelopments on land owned by CBRE and Hallam &ahethich
are therefore very likely to have their settings adverseijpacted However, such
developmens do not form a part of the FWA application artierefore suchan assessment
can onlybe made afterthe CBRE and Hallam Lapldnshave beersubmitted.

CONCLUSION:

For thepresentFWA applicatiopwe see no reason to disagree with the Appeal Inspector and
therefore attribute SOME harm to the setting of Yarne caused by the proposed FWA
development.
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17. RESIDENTIAL AMENITY

The 450 esidentdivingin the hamlets of Ockhayalustered around the airfield site, will have their
lives blighted by constructiaroise, fumes, dust and traffic disturbances for 15 yeBings should
carrysubstantialweight in the planning balance.

The developmat is likely tohave severe impasbn the residential amenity dhosehouses
lying closstto the site mostparticularly.

Bridge End vy Cottage, Appstree Cottage, Appstree Farm House, Derwent
Cottage

Martyrs Green Yarne, Rose Cottageg3ckham End
Hatchford End HatchfordEnd, The Gardens, Ockham Grange, Cedar Cottage

EIm Corner Smithers Cottage, Mount Pleasant Cottage, Bedford Gate Cottage,
Blenheim Cottage, Orchard Cottage

However, util detailed site plansbecome availableat the Reserved Matters stage is
impossibé to identify the precise nature ahe impactsto their residential amenity.

There is, howevemne fundamental impacthat is very evident namelythe impact of the
construction processtself. Generally, disturbances caused to local residents from new
building worksare largely ignored by the planning process, being considered as temporary
events and something thatvill quicklypass However, in the case of tHeWAdevelopment
thisisnot the case.

Ockhamiscomprised 6a cluster of loosely linked hamlets without a clear village centre. The
proposed development will sit in the midst of these hamlets. The construction work on this
site will cause major disturbancesdweryonelivingin Ockham parishMost residents wilbe

within hearing distance of work being carried on at the ;sitdichever part of the site it is

The noise of removing the large volume of reinforced concrete runway is likely to be especially
severe.

All existingresidents wil be withinrangeof the dust created frommovinglarge volums of
earth. There will alsobe the ongoing noise oheavy vehicles of many descriptions moving
around thesite and the widerarea. The high ridge line of the FWA development will also
accentuate the transmission of noiaed dust arising from the construction works
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Protection forthe harm done to residential amenity is provided under the GBC Local Plan
Policy D5, which states that:

Development proposals are required to avoid having an unacceptable impact on thetivironment

of existing residential properties or resulting in unacceptable living conditions for new residential
properties, in terms of: a) Privacy and overlooking; b) Visual dominance and overbearing effects of a
development; c) Access to sunlight ataylight; d) Artificial lighting e) Noise and vibration; f) Odour,
fumes and dust.

The impact on residential amenity is also contrary to the Lovelace Neighbourhood Plan
Housing Blicy LNPHj which states that development widnly be supporedif:

It does not adversely affect neighbouring amenity or have a significant adverse impaxisting
developments by way of noise, smell, increased carbon emissions and reduced air quality or other
environmental factors.

The build programme for the proposed developmestscheduledto lastup to 12 years
according to the Applicaptlthough it mg be longer depending on market conditions and
customer demandAddingtime for initial infrastructurework to be undertakenthis means
that the total constructionprogrammemay well last for 15 years from start to finisland
potentially longer.

CONCLUSIOResidential Amenitys severelyimpacted

Thee are aroundd50persons presently living in Ockham187 homesFor 15 years the lives
of all of these people wilbe blighted by construction work at tHeWA site We believe tis
cannot be considred atemporaryor transitionalimpact such as when a neighbour builds a
housenext door. It is an impacthat will impair thehealth andwellbeing of450persons for a
significantpart of their lives.This impactshould beproperlyrecognised.

Due to the scale and longevity of such impaats the numbers of lives effectedie believe
that it should be giveiSUBSTANTIAleightin the planning balance
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18. DEVELOPMENT PLAN

The development utterly fails to respect thevelace Neighbourhood Plan, with 15 clear breaches of
its policies. Overall, we have identifie® Rolicies from the Development Plan with which the
Application fails to comply, including 5 breaches of Local Plan Site Policy A35.

In previous sections@have identified a significant number of development plan policies with
which the proposed application fails to comphheseare now summarised below:

NPPF

8 Theproposalsfail to achieve a sustainable developmenihilstmissng two
2T (K SvetafhPadjectives 2 T  FaddiscussSedfiniSéciion 15.

130 The development is not 8@ YLI G KSGAO (2 f2Qlaf OKI NI
discussed in Section 4.

137 The development withave anadverse impacbn the surrounding Green Belt
asdiscussed in Section 6.

174(b) The development fails to protect § KS 06Sad FyR Y2aid @SNa
f | yaR discussed in Sectid@n

176 Thedevelopment hasdverse impact on views from the Surrey Hills AONB
as discussed in Section 5.

LOCAL PIDA

D1.4 Placemaking The developmentompletelyfails to reflect distincive local character as
discussed in Section 4.

D5 Amenity protectiont KS RS @St 2 LIY Snyidieptable finfpactson éxitingy résidential
properties as discussed in Section 17.

E5(3) Rural Economy The developmentdils to potect the loss of best & most versatile agricultural

land, as discussed in Section 7.

GBC Local Plan P1 The developmentdils to protectviews fom the Surrey Hills AONBas
discussed in Section 5.
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A35 Site Policy

Allocation11 A secondary school (D1) (four form entry, of which two forms are needed for
the housing on the site and two for the wider area)

Requirement 4 The identified mitigation to address the impacts on Ripley High Street and
surrounding rural roads comprises two new slip roads at A247 Clandon Road
(Burnt Common) and associated traffic management.

Requirement 6 The onroad cycle routeproposedto Effindham Junctiorstation and Ripley
are for experienced cyclists onlwhilst the Horsleystation route via Long
Reach is stengthy andndirectit is unattractive to commuters.

Requirement 7 Busservices are meant to be perpetuity but the proposals areoambitious
as tobe financially unrealistic for WAQ® sustain over the long ternNo
financial projections of WACT have been submitted to dispel this view.

Requirement 9 The application fails to deliver a GP Surgery on site, as required by the Site

Poicy.

LOVELACGREIGHBOURHOOD PLAN

LNPHIHousing (a) The developmentdilsto demonstrate sustainabilitin terms
of infrastructure & environmental impast as discussed in
Sections 14 & 15

LNPH1 Housing (b) The developmentdilsto respect the historienvironment,
heritage assets and harms the histasjgensetting and rural
landscapeas discussed in Sectof6 &16;

LNPH1 Housing (d) Residential development will have an adverse impact of the
TBHSPAas discussed in Section 8

LNPH1 Housing (i) CKSNBE A& y2 WLINRB@SY OFLIOAGEQ
infrastructure, as discusd in Section 14. New onsite
facilities are noto be provided for some years after the first
residentshavearrived.

LNPH21 Housing (j) The proposabeverelyimpacts on theresidential amenity of
existing residents across Ockham Parish, as discussed in
Sectionl7.

LNPH3 Housing Design (e) The Parameter Plan shows thatilding heightswill clearly

fail to reflect localcharacter, where most housing is of two
storeys as disussed in Section 4.
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LNPH3 Housing Design (m) The development will cause almcreasein recreational
pressure orthe TBHSPAas discussed in Section 8.

LNPENR Local Views The ckvelopment fails to respect important local vieves in
Section 5.

LNPENZBiodiversity (b) The development fail® protect priority speciesuch as the
important colony of red-listed skylarks as discussed in
Section 8.

LPEN4 Light pollutio(a) Lighting levelsindtype are not in keeping with character of

the area Thepresent dark skies policy of the Neighbourhood
Plan helps support esting biodiversity of the site and its
surroundings. There is no street lighting anywhere within
Ockham Parish. The proposed development will change
fundamentally, therebyreactingthis policy.

LNPENS5 Traffic The Applicant hasfledto providemeasurable mitigation for
the considerablancreasein traffic flows in and around the
locality, as tscussedn Section 12.

LNPI1 Infrastructure (b) New infrastructure at the development will Ave adverse
impactson the TBHSRAs discussed in Section 8

LNPI2 Public Transport & sustainable travel
The site is highly car dependent and transport sustainability
hasnot beenestablishedas discussed in Section 13,

LNPI3 Cycling Walking(a) New botpathsO2 yy SOGAY3I (GKS {! bD F22iL
running through the site and leading to the TBHSPA will
increa® visitor pressure onthe TBHSPAas discussed in
Section8.

LNPI6 Healthcare & Education)( The e of existing facilis for Healthcare and Education
facilities across the local area and away from the waiti
increasevillagetraffic, as discussed in Section 14.

CONCLUSION:

We have identified?9 policiesof the DevelopmentPlan with which theapplication fails to
comply, including15 of the policies of the Lovelace Neighbourhood Plan and 5 of the
Requirements of Site Policy A3bhese are material policieshere noncompliance has
significant consequenced/e believahislack of compliance rapsentsSUBSTANTIAeight

in the planning balance.
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PLANNING GAIN

19. HOUSING

New market and affordable housintpgether with the sheltered housing, care homes and traveller
pitches represent the principal planning gaiarising from the proposed development.

The provision ofL,730new homes both market and affordablerepresens the pincipal
planning gairarising fromthe proposedWAdevelopmentA similarconclusiorwasreached
by the WPILAppeal Inspector who commented in 2018 that:

The principal benefit is the provision of homes including market and affordable housing, sheltered
housing/extra care homes and traveller pitch@aragraph 22.18

The Secretary of State also noted that:

The Council cannot demonstrate a fixear housing land supply and the current supply is about 2.36
years (IR20.39),

In his planning balancthe Appeal Inspectogave significant weight to the provision of new
housihg, stating

New housing from the si¥e @&v@uld boost significantly the supply of housing in a borough which has
persistently undeperformed. This is a benefit that carries significant wei(fPara 20.17p

The latest GBC Authority Monitoring Report pubbg in August 2021 showethat the
Housing Land Supply position for Guildford boroigyburrentlystanding at7.34 yearsas of
15t April 2020 This is over three times the level seen at the time of\WelLAppeal

We do not disagree that the provision of new housing at the FWA site carries significant
weight. However, wealsobelieve the situation today is materially different than at the time
of the WPIL Appeal for thiellowing reasons:

a) With a Guildford Boroughhousing land supplgt 7.34 years there is significantly
reducedneed for these house® be built within Guildfordboroughat the present
time;

b) Secondly, he delivery of these hwmes at this locationis highly questionableThe
planning balance in Savills Planning Statement begins by quoting NPPF paragraph 11
that: Gt £ Fya FyR RSOA&AAZ2Ya aKz2dzZ R FLILX & | L
RSOSt 2 IWSwriag we havedemonstratedin Section 15, the FW#éan no
longer be consideretb be a sustainable site.
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c) Thirdly, thegreatest demand for new housing in the borough is in the centre of
Guildford omearby, not in this isolated rural locatioiar from centres of employment
or publictransport connections

d) Finally, #houghGBhas decidedhot to undertake aformal Local Plan rassessment
of current housing need in the borough, there are strong indications to suggest that
the level of housing need used in the Local Pépresentsa significant overestimate
of current housing needNational population growth projections are being reduced,
the level of immigration, a major driver in previous years, has slackened substantially,
and the high levels of student demand used in the adoenldford Local Plan have
been shown to be a statistical anomaly.

Based upon these factors, we believe that the importance of creating new haatsmgFWA
site must be given less weightday thanit wasat the time of the 208 WPIL appeal

Accordinglyjn our planning balanceve attribute a weighting ofSIGNIFICANSUBSTANTIAL
to the delivery of new housingt the FWA site
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20. ECONOM

The proposed Employment Zone near the OckRankInterchange may well bémited to a small
distribution depot. There will beconomic benefits from this development gy will bemodest

In their Planning Statement Savills citarious economidenefits arising from the FWA
development including the provision of over 6,000 square metres of business floorspace.

The Land Use Parameter Pladicates a single zone for Use Class@sheral Industrial Uses,

nearto the entrance to the site, which would al§02 dza S (1 KS WsnigdE Bew/ Sy i NJ
commural heating systemThisareais a thin strip of land about 200 metres long located

between the A3 and the Wisley Lane Diversibmwill inevitablyhave high traffic noise and

poor air quality. Given its lation very close to the A3 and M25 it would probably make a

suitable site for aRA A U NA o6 dziA2y OSYUGNB 2NJ AG2NF 3S 61 NEF
lllustrative Masterplan shows a single building with lines of truck spaces outside

presumably tlis idea alsocorrespongwith i K S 1 LILtBinking HgWiév@ra 6,000 square
meterswould representonly a relatively smaidscalefacility - the UKaveragesizefor a new
warehousebeingcurrenty five timesthis scale(SourceSavill§survey, 2022).

A

There is @mallsecond area shown on the Land Use Parameter PlawtorA ESR ! 4aSQ &l
further along the Wisley Lane Diversjoafter the main roundabout leading into the
settlement. This is also showas Use Class B2 plus various other Mixed Uses imgudi
Residential Use Class Given these options in the Parameter Plamether this particular

area will eveibe usedas anemploymentcentreisuncertain It remains to be seen whether

large national housebuildenayfind it more profitable to buildadditionalhouseson this spot

instead.

{IL@Aftta Ay OGKSANI tflyyAy3a . LtFyOS 6t 3IS MMHU
YySg 2204 Ay | NHegwd&r @ detaild Smnlhitied ds 2oyhawdisight

break down.Apart from the limited numberso be employed in the newdistribution centre

near the site entrancgf indeed that is what transpired,isalsoclearthat WACT will need to

employ a managerand a small number of support staff, including SANG wardersthe

people operating the new communityentre. Retail and service units operating in the village

centre will also presumably make up the balance, althoutfte figure of 300 still seems
implausiby high

Nevertheless,lere will undoubtably be some employnt creaton which can beassociated

with the new settlementand as suckhat represensan element of planning gaiithe Appeal

Inspector commented that.

¢tKSNB 62df R 68 S02y2YA0 o0SySTAdGa INRaAy3ad FNRY (K
R2yaiNWzOGA2y Aad aY2RSNIGS o0SYySTAOALFE ¢ |yR GKFG 0
GYAY2N) 0SYySTAOALIf £ (RavalRR1®)G 2y GKS SARSNI I NBI o
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We agree that theebenefitswill arise but believe they areelatively minorin the context of
this large siteWetherefore attribute onlya LIMITED weight to such economic benefits in our
planning balancassessment

21. OTHER BENEFITS

Other benefits claimed for this development represent either mitigaticar®intended primarily for
site residents and as such carry limited weight in the planning balance.

The Planning Statemeites a variety of other benefitarisingfrom the new development
including the provision of new SANG areas, ecological improvisrfrem creating a range of
new habitats, the creation of new cycle routes and improvements to the local bus services,
establishing new recreational areas, the initiation of new cultural projeéitsepding
improvementsetc.

The Appeal Inspector wagiite dismissive of such claims hisrefusal ofthe WPILAppeal,
arguing that these benefits represented either double counting mitigation for the
development owere there primarily for the benefit of new site residents. his conclusion
he commented:

The other material considerations advanced in support of the appeal, in the opinion of the Appellant
and when taken together, amount to the VSC necessary to justify the development. However, the
weight that can be given to them needs carefulsidaration as there is a degree of overlap between
them which could easily result in double counting. Many of the alleged benefits are little more than
mitigation for the proposed housing and to ensure that it comprises a sustainable form of
development. fie benefits for the wider community, outside the appeal site, are rather more limited.
(Para 22.12)

He went on to add:

The provision of public transport would have few benefits outside the site as the routes do not take in
many other communities so thighefit carries limited weight. The improvements to the cycle routes

to Ripley and Byfleet are again primarily for the benefit of site residents so carry only limited
weight(Para 22.14)

On the basis that such additional benefits are either mitigationronarily intended for the
benefit of new site residents, we agree with the Appeal Inspector and attriboakel IMITED
weight to such aspects of planning gain.
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22. CONCLUSIOMhe Planning Balance

As set out in previous sections of our submission, the weight attributed in a planning balance
to the differentaspectsof planning harm and planning gaanising from the proposed FWA
developmentis summariseds follows

Weight attributed toidentified planning harm WEIGHT
Harm to local character SUBSTANTIAL
Harm to local appearance SUBSTANTIAL
Harm to the surrounding Green Belt SIGNIFICANT
Loss of agricultural land SUBSTANTIAL
Harm to the ThameBasin Heath SPA SUBSTANTIAL
Harm to Biodiversity SIGNIFICANT
Harm to the local road network SIGNIFICANT
Harm to the strategic road network SIGNIFICANSUBSTANTIAL
Lack of transport sustainability SUBSTANTIAL
Harm to social infrastructure SUBSTANTIAL
Inadequate site sustainability SUBSTANTIAL
Failure to address Climate Change SIGNIFICANT
Impact on existing heritage assets SOME
Impact on local residentiahaenity SUBSTANTIAL
Failure to comply with the Development Plan SUBSTANTIAL

Weight attributed to identified planning gain:

New market & affordable housing SIGNIFICANSUBSTANTIAL
Economic benefits LIMITED
Other benefits LIMITED

Theae are 15 areas gflanning harnthat we haveidentified in connection with the proposed
FWA developmentMost representither substantial or significant harm. By comparison the
only real benefitarisingfrom this development is theeliveryof newurbanhousingin a rural
part of Surrey, housing which is not needed to meet anafudate Local Plan.

Based upon such a clear preponderance of harm over gain in the planning balance, East
Horsley and West Horsley Parish Councils belignaed GBC must REFUSES#pplication.

65



Former Wisley airfield Planning Application 22/P/01175 {dzoYAaarzy o0& {(G(KS | 2NRf SeaQ

For the avoidance of doubEast Horsley and West Horslegrish Councilsreserve the right
to submit furthercomments orrepresentations in respect of applicatior2/P/01175in the
light of newevidence odocumentsbecoming available, whetheubmitted by the applicant,
statutory authorities or other parties.

East Horsley Parish Council & West Horsley Parish Council
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APPENDIX 1 Views from the Surrey Hills AONB

Appendix 1 provides a selection of three photographs showiegs of the site from within
the Surrey Hills AONB in West Horsley and illustrating the impact that the development would
have on these views.

PHOTO1 This is taken from BW540 approximately 0.75 km south of Woolgars House
where this byway passes througla®es Dene Farm.

PHOTO2 This is taken from a welised permissive footpath that runs along the contour
of the hillside linking BW540 with FP88. It is around 100 metres east of Photo1l.

PHOTO3 This is taken at a welinown viewpoint on the same permissiveotpath as
Photo2, approximately 750 metres east of Photol.

All photographsre taken looking northwards towards the Wisley airfield site which is marked
with a black line to show its positioning.

The longdistance photographs were all taken by EHsirsley resident, Mr Rex Butcher, on
24N August 2022 in mignorning. Photographs of the locations for taking the photographs
are also included.
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PHOTO1 Taken from Dawes Dene Farm on BW540
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PHOTO3 Taken from viewpoint 750 metres east of Photol
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