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1. SUMMARY 

East Horsley and West Horsley Parish Councils OBJECT to the proposed development at the 

former Wisley airfield (22/P/01175) on the grounds that the harm associated with this 

development will substantially outweigh its benefits, as we summarise below. Please note the 

reference numbers below correspond to the sections used in our submission: 

PLANNING HARM 

4. Harm to the character of the area                                                                 

The insertion of high-density urban housing estates into an area of traditional rural villages will be 
highly detrimental to local character in this historic part of Surrey. 

 

5. Harm to the appearance of the area 

The largely agricultural scene of today will become a predominantly urban landscape. Views along 
Ockham Lane and Old Lane will be blocked by new development, whilst walkers in the Surrey Hills 
AONB will see a single block of development subtending an angle of 21 degrees in their field of view.     

 

6. Harm to the surrounding Green 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 impacts, contrary to the NPPF and PPG.   

 
7. Loss of agricultural land 

Agricultural land comprises the majority of the site, with 52.5 hectares of BMV land lost by the 
proposed FWA development and 68.5 hectares for all WSN. At a time when domestic food production 
has never been more important to this country, protecting prime farm land must be of high importance. 
 

 

8. Harm to the Thames Basin Heath SPA 

We estimate that 723 dogs and 780 cats will live at the new settlement. These will harm ground-
nesting birds and their habitats. Despite new SANG areas, the settlement is simply too big and too 
close for effective mitigation. If site dog-walkers go into the SPA an average of two days a week, this 
will represent an estimated increase in dog visits of 369%. Cats will roam where they please.   

 
9. Impact on biodiversity 

The complete loss of habitat for the large skylark colony is significant ecological harm. Whilst large 
SANG areas are proposed they need sufficient time for new habitats to become established, otherwise 
ǘƘŜ !ǇǇƭƛŎŀƴǘΩǎ ǎǳōƳƛǘǘŜŘ .bD ŀƴŀƭȅǎƛǎ ƛǎ ƛƴǾŀƭƛŘΦ bƻ ǎǳŎƘ ŘŜǾŜƭƻǇƳŜƴǘ ǘƛƳŜ ƛǎ ǇǊŜǎŜƴǘƭȅ ǇǊƻǇƻǎŜŘΦ  

 

10. Harm to the strategic road network 

If National Highways elect not to construct new slip roads at Burnt Common, their decision will have 
major consequences for traffic flows around the area. Future congestion at the re-configured Ockham 
Park Interchange represents a clear risk too, warranting more detailed study.  
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11. Harm to the local road network 

The traffic model shows flows on local roads will almost double by 2038 with the new site representing 
nearly a quarter of this growth. Rural lanes will become choked, 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 will take far too long 
for most commuters, whilst the proposed off-site cycle routes fail to cater for average cyclists, contrary 
to Site Policy A35 requirements.    

13. Harm to existing social infrastructure 

The expected absence of both a secondary school and a GP Surgery on site is contrary to Site Policy 
A35.The consequences will impact new site residents and locals, who will see increased competition 
for health and education services with adverse consequences for important areas of their lives.      

14. Lack of site sustainability 

Lacking a secondary school, GP Surgery and transport sustainability, this site can no longer be 
considered a sustainable location, as demonstrated by reworking AECOMΩǎ sustainability assessment.  

15. Inadequate Climate Emergency response 

Whilst complying with policy minimums, the proposed development lacks ambition and measures to 
ensure that it will deliver a future-proofed and resilient settlement. 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 16th Century farmhouse Yarne will be harmed, whilst the impact of the wider WNS 
settlement on heritage assets along Ockham Lane will be more severe.  

 

17. Harm to residential amenity 

450 residents living in 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. Failure to comply with the Development Plan 

The development utterly fails to respect the Lovelace Neighbourhood Plan, with 15 breaches of its 
policies. Overall, we have identified 29 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 gain arising from this development. However, 
with a housing land supply currently standing at 7.34 years for Guildford borough such homes are not 
necessary to ensure GBC meets its Local Plan housing needs. 
 

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 will be very limited. 
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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 PLANNING BALANCE 

 

     Weight attributed to identified planning harm:                      WEIGHT      

Harm to local character    SUBSTANTIAL  

Harm to local appearance    SUBSTANTIAL 

Harm to the surrounding Green Belt   SUBSTANTIAL 

Loss of agricultural land    SUBSTANTIAL 

Harm to the Thames Basin Heath SPA  SUBSTANTIAL 

Harm to Biodiversity     SIGNIFICANT    

Harm to the local road network   SIGNIFICANT    

Harm to the strategic road network               SIGNIFICANT/SUBSTANTIAL 

Lack of transport sustainability   SUBSTANTIAL 

Harm to social infrastructure    SIGNIFICANT 

Inadequate site sustainability    SUBSTANTIAL 

Failure to address Climate Change    SIGNIFICANT 

Impact on existing heritage assets   SOME 

Impact on local residential amenity   SUBSTANTIAL 

Failure to comply with the Development Plan SUBSTANTIAL 

 

     Weight attributed to identified planning gain: 

 New market & affordable housing               SIGNIFICANT/SUBSTANTIAL 

 Economic benefits     LIMITED 

 Other benefits      LIMITED 

 

The list of planning harm is considerable, running to 15 different aspects of material harm. 

Most have been assessed with a weighting of either ΨsubstantialΩ or ΨsignificantΩ harm. By 

comparison the only real benefit arising from this development is the delivery of new urban 

housing in a rural part of Surrey, homes which are not required to meet an increasingly out-

of-date Local Plan housing target.  

Based upon such a clear preponderance of harm over gain in the planning balance, East 

Horsley and West Horsley Parish Councils believe GBC should REFUSE this planning 

application. 
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2. INTRODUCTION 

This document is submitted to Guildford Borough Council (GBC) by East Horsley Parish Council 

and West Horsley Parish Council, collectively referred to here as ΨǘƘŜ IƻǊǎƭŜȅsΩ Parish 

CƻǳƴŎƛƭǎΩ.  

Provided below are detailed comments on the hybrid planning application GBC reference 

22/P/01175 submitted by Taylor Wimpey Ltd, referred to here as ΨǘƘŜ ApplicantΩ ƻǊ Ψ¢ŀȅƭƻǊ 

²ƛƳǇŜȅΩ, who have proposed a major residential development on the site of the former 

Wisley airfield in Ockham. Our supporting analyses are given in the attached Appendices. 

The Horsleys Parish Councils have objected to the large-scale development of the former 

Wisley airfield site since it was first proposed in 2014 during the early phase of the GBC Local 

Plan. We also acted as a Rule 6 party at the public inquiry of autumn 2017 which found against 

the planning appeal of the former site owner, Wisley Property Investments Ltd (WPIL), 

following D./Ωǎ ǊŜŦǳǎŀƭ ƻŦ their 2015 planning application, GBC reference 15/P/00012. 

Our submission below sets out a reasoned justification for our objection to the present 

application. In particular we present a detailed planning balance which demonstrates the 

overwhelming preponderance of planning harm over planning gain arising from the proposed 

development.  

Accordingly, we OBJECT to this application and urge GBC to refuse it. 
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3. BACKGROUND 

The idea of developing the former Wisley airfield site for housing was originally put forward 

in 2014 by the site owner at that time, WPIL, following a ΨŎŀƭƭ ŦƻǊ ǎƛǘŜǎΩ ƴƻǘƛŎŜ issued by GBC 

in connection with their Local Plan preparations. Despite widespread opposition from many 

residents across the area, the site remained within the emerging Local Plan throughout its 

lengthy consultation process. 

 

Following delays to the emerging Local Plan and with GBC unable to demonstrate a 5-year 

housing land supply at the time, in 2015 WPIL submitted an outline planning application 

(15/P/00012) for development of the airfield site ahead of the Local Plan being finalised. GBC 

refused this application, citing 14 reasons for their decision. Subsequently WPIL appealed and 

a 5-week public inquiry was held in Autumn 2017 to determine this appeal, which we refer to 

ƘŜǊŜŀŦǘŜǊ ŀǎ ǘƘŜ Ψ²tL[ !ǇǇŜŀƭΩ. The Secretary of State announced his refusal of the WPIL 

Appeal in June 2018.  

 

Despite this decision, GBC retained the Wisley airfield site within the emerging Local Plan, 

which was formally adopted in April 2019. Subsequently WPIL sold the site to Taylor Wimpey. 

Two other housebuilders, Hallam Land aŀƴŀƎŜƳŜƴǘ όΨIŀƭƭŀƳ [ŀƴŘΩύ and CBRE, have also 

separately acquired additional land adjacent to the WPIL site. CBRE owns land around Bridge 

End Farm whilst Hallam Land owns a parcel of land north of Ockham Lane which they refer to 

as Upton End.  

 

The current plans (22/P/01175) are only being submitted by Taylor Wimpey and cover the 

site which they now refer to as the Former Wisley airfield (FWA). We also refer to this as ΨǘƘŜ 

!ǇǇƭƛŎŀǘƛƻƴ {ƛǘŜΩΦ The FWA site has a total area of 114.3 hectares. It may be noted that the 

red-line boundary of the Application Site is the same as that of the 2015 WPIL application. 

The larger development area which includes the CBRE and Hallam Land parcels is now being 

referred to by Taylor Wimpey as the ΨWisley New SettlementΩ or Ψ²N{Ω and this has a total 

area of 135 hectares of which FWA comprises around 85%. For convenience we retain all of 

these Taylor Wimpey names and abbreviations in our submission.  

 

It should also be noted that the red-line boundary of the Application site is not the same as 

that identified by Local Plan Policy A35, which does not include land within the SPA Exclusion 

Zone that is owned by Taylor Wimpey, most of which is proposed to become SANG. We 

ǳƴŘŜǊǎǘŀƴŘ ǘƘŀǘ ŀƭƭ ƻŦ ¢ŀȅƭƻǊ ²ƛƳǇŜȅΩǎ ƭŀƴŘ ƘƻƭŘƛƴƎǎ ƛƴ ǘƘƛǎ ŀǊŜŀ ŀǊŜ now included within the 

Application Site. 
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It is presumed that CBRE and Hallam Land will be submitting their own planning applications 

in due course, although timings are not known. However, the three housebuilders are 

collaborating on their respective developments and Taylor Wimpey have submitted a signed 

Position Statement describing the extent of their collaboration. This was dated 21st June 2022 

and is stated as being subject to change.  

 

There are two particular changes between the 2015 WPIL planning application and the 

current Taylor Wimpey application which should be noted, namely: 

 

a) In April 2019 the site was removed from the Green Belt under the GBC Local Plan, although 

it still remains surrounded by Green Belt; 

 

b) A DCO order was approved in May 2022 for major highways improvement works at the 

nearby A3/M25 junction and Ockham Interchange; 

 

Whilst these two factors are significant, many other aspects of the proposed development 

are the same or very similar to those which were proposed by WPIL in their refused 2015 

application, including the site boundaries. Accordingly, we believe that many of the reasons 

for refusal which were identified by the Secretary of State in his decision of June 2018 still 

remain valid. Where relevant we cite extracts from his report and also from the report by the 

ŀŎŎƻƳǇŀƴȅƛƴƎ ǇƭŀƴƴƛƴƎ ƛƴǎǇŜŎǘƻǊ όΨǘƘŜ !ǇǇŜŀƭ LƴǎǇŜŎǘƻǊΩύ since they represent the most 

definitive planning views on key issues relevant to ¢ŀȅƭƻǊ ²ƛƳǇŜȅΩǎ present application.  

 

For the purposes of the determination of this application the development plan consists of 

the Local Plan: Strategy and Sites 2015-2034 (adopted 2019), the Lovelace Neighbourhood 

Plan 2019-2034 (adopted May 2021) and the saved policies from the Local Plan (adopted 

2003). The Local Plan: Development Management Policies (LPDMP) are also currently being 

examined after completing a Regulation 19 consultation and therefore these additional 

policies also carry some weight in accordance with paragraph 48 of the NPPF.  

 

 

We now consider each of the aspects of planning harm associated with the proposed 

development. 
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                   PLANNING HARM  
 

4. CHARACTER                 

The insertion of high-density urban housing estates into a historic area of traditional rural villages will 

be highly detrimental to local character. 

 

The FWA site lies within the area classified as Ockham & Clandon Wooded Rolling Claylands 

by the Guildford Landscape Character Assessment. The area is characteristically rural with 

development consisting of scattered farmsteads, grand houses in parkland and historic 

villages of varying size. The villages have grown up organically over hundreds of years, 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, the area therefore retains its distinctively 

rural feel. 

The FWA site is located within Ockham parish, which is composed of 8 dispersed hamlets. 

Ockham has a current population of around 450 residents spread across 187 households. The 

proposed development would be positioned in the very midst of these hamlets.  

Beyond Ockham the three largest villages lying closest to the site are East Horsley with a 

population of around 4,500 people, West Horsley with a population of around 3,000 and 

Ripley with a population of around 2,000 people.  

All of these villages are located close to the proposed FWA site, which will materially impact 

on their character. Ripley High Street is 1.0 mile away by road from the western site entrance 

off Ockham roundabout. The East Horsley village centre at Station Parade is 2.1 miles away 

from the Bridge End (cycle route) entry to the site with the Raleigh School in West Horsley 

some 2.2 miles away.   

Ockham parish together with these three nearby villages contain many historic buildings. 

Ockham contains 30 listed structures, whilst there are 57 listed structures in Ripley, 47 in East 

Horsley and 42 in West Horsley ς a total of 176 listed structures spread across these four 

villages. All four villages contain designated Conservation Areas. Large parts of East and West 

Horsley also fall within the area of the Surrey Hills AONB.  

Housing within these surrounding villages is traditional and reflective of their evolutionary 

development. Housing density is typically low. The settlement area of East Horsley has a 

housing density of 8.1 dwellings per hectare (dph) whilst West Horsley has a housing density 

of around 10.8 dph (Source: Neighbourhood Plans).  
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In their application the Applicant intends to build a high-density urban village with a proposed 

overall settlement density of 42 dwellings per hectare. The 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 density levels seen in Central London.  

The style of housing portrayed in the Design & Access Statement is also distinctively urban 

with a combination of apartment blocks and a layout comprised of a series of uniform housing 

estates. Buildings of four storeys in height will lie across much of the development; building 

heights of up to 14 metres tall are indicated in the Parameter Plans. The contrast with the 

existing character of the local area will be very considerable.  

In his report of March 2018, the Appeal Inspector, Mr Clive Hughes, commented: 

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 have a tight-knit, 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 whereas 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 are two-storey {Para 20.91) 

He adds further detail in Paragraph 20.95: 

ΧΦthe 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 I agree with the nearby 
residents that this impact would be catastrophic on their rural way of life, (Para 20.95) 
 

The Secretary of State fully agreed, commenting in his report of 13th June 2018 that:  

¢ƘŜ {ŜŎǊŜǘŀǊȅ ƻŦ {ǘŀǘŜ Ƙŀǎ ŎŀǊŜŦǳƭƭȅ ŎƻƴǎƛŘŜǊŜŘ ǘƘŜ LƴǎǇŜŎǘƻǊΩǎ ŀǎǎŜǎǎƳŜƴǘ ƻŦ ǘƘŜ ŜŦŦŜŎǘ ƻŦ ǘƘŜ ǇǊƻǇƻǎŀƭ 
on the character and appearance of the area at IR20.87ς20.99 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 area would, 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 development in the overall planning balance, (Paragraph 27). 

 

A development which fails to respect the local character of the area runs contrary to key 

policies of the current NPPF and Local Plan. NPPF paragraph 130 requires that developments: 

άare sympathetic to local character and history, including the surrounding built environment 

ŀƴŘ ƭŀƴŘǎŎŀǇŜ ǎŜǘǘƛƴƎΦΦΦέ GBC Local Plan policy on Place Shaping D1.4 also states that: ά!ƭƭ 

new development will be designed to reflect the distinct local character of the area and will 

ǊŜǎǇƻƴŘ ŀƴŘ ǊŜƛƴŦƻǊŎŜ ƭƻŎŀƭƭȅ ŘƛǎǘƛƴŎǘ ǇŀǘǘŜǊƴǎ ƻŦ ŘŜǾŜƭƻǇƳŜƴǘΦέ 
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CONCLUSION: Harm to local character 

 

The current application is not fundamentally different from the previous WPIL application in 

respect of its impact on the character of the local area which the Secretary of State and the 

Appeal Inspector both considered to represent significant ham.  

However, in view of the larger WNS site now being proposed for development with additional 

and highly visible development to the south of the site we believe the impact on the character 

of the area would be even greater. Accordingly, we believe that such harm should carry 

SUBSTANTIAL weight in the planning balance.  
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5. APPEARANCE  

The largely agricultural scene of today will change to a predominantly urban landscape. Views along 

Ockham Lane will be blocked by new development, whilst walkers in the Surrey Hills AONB will observe 

a line of high-rise developments subtending an angle of 21 degrees in their field of view.     

Three aspects of the appearance of the site are relevant to the planning assessment - the 

appearance seen from within, the appearance seen from close to the site and the appearance 

seen from longer distances. Each are now assessed below: 

5.1  Appearance from within the site 

The FWA site has a total area of 114.3 hectares. Around 61% of this is presently arable 

farmland with the remainder comprising a concrete runway and hardstanding areas plus a 

small proportion given over to a waste site and CAA aircraft landing beacon. Apart from that 

last item, all these features will essentially disappear and what is currently an open rural scene 

will become a high-density urban development bordered by areas of man-made recreational 

space.  

As the Appeal Inspector commented in his 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 the sense of openness and allows views 

towards the chalk hills to the south. There would be a harmful impact on the PROWs within the site. 

The experience would change from travelling through an open and largely agricultural landscape to 

an urban walk with tall buildings, 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 from a close context 

At short range the site is visible from outside only in glimpses along its eastern flank of Old 

Lane and its southern flank of Ockham Lane, a narrow rural road lined with ancient hedges 

and dotted with small cottages and heritage buildings. From Bridge End to the junction with 

Old Lane there are presently few houses dispersed along Ockham Lane with hedgerows on 

both sides and open farmland to the north.  

GBC commented in their Committee Paper of 15th April 2016 as follows: 

The proposed development would 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 roads which pass close to 

the site. (GBC Committee Paper 15th April 2016: Para 10.10.4) 
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Subsequent to the WNS development Ockham Lane will become completely bordered on its 

north side by housing ς the eastern part first by FWA, the remainder by Upton End, a part of 

the larger WNS site.  

The replacement of long-established hedges by lines of houses represents clear harm to the 

appearance of the area as seen from a close context. As the Appeal Inspector commented: 

The proposed development would be visible from these 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 area (Paragraph 20.99). 

LŦ ǘƘŜ !ǇǇƭƛŎŀƴǘΩǎ ƘȅōǊƛŘ ǎǳōƳƛǎǎƛƻƴ ŦƻǊ C²! ƛǎ ŀǇǇǊƻǾŜŘΣ ƛǘ ŜŦŦŜŎǘƛǾŜƭȅ ǇŀǾŜǎ ǘƘŜ ǿŀȅ ŦƻǊ ǘƘŜ 

subsequent approval for development of the remainder of the WNS site, including the full 

development of the northern side of Ockham Lane from Bridge End to near Old Lane. As such, 

we believe that when assessing the significance of the impact on appearance it is appropriate 

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

Such impact on appearance would also run contrary to the Lovelace Neighbourhood Plan 
(LNP) where Policy LNPEN1B provides protection for significant local views. 
 
 

5.3 Appearance from a longer distance 

The site is clearly visible from the North Downs, part of the Surrey Hills AONB.  As the Appeal 

Inspector commented in 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 spine road with the result that the full 2.4km 

length of the development would be visible to highly sensitive receptors using PROWs in the AONB. 

(Paragraph 20.96) 

Appendix 1 contains recent photographs showing views of the FWA site and surrounding 

landscape, as seen from three positions within the Surrey Hills AONB in West Horsley. These 

photographs illustrate the clear impact which this development would have on such views. 

Although these photographs are taken from locations some 3.8 miles from the site, due to 

the extended length of the development and the positioning of multistorey buildings along a 

high ridge line, the new buildings will be clearly visible.  
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We calculate the width of the development will subtend an angle of around 21 degrees in the 

eyes of observers at these positions, thereby making it the dominant feature in their field of 

vision. 

Moreover, since solar panels are expected to feature on many buildings, primarily being 

positioned on south-facing roofs, these panels are likely to reflect sunlight in a southern 

direction ς exactly the position from which these photographs are taken. In sunny conditions 

a line of reflective light will further accentuate the visual impact of the development to 

observers within the Surrey Hills AONB. 

Protection of important views from the Surrey Hills AONB is provided in the NPPF, the GBC 

Local Plan and the Surrey Hills AONB Management Plan. Policy P1 of the GBC Local Plan P1 is 

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 have regard to 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 follows: 

 

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, Protection Policy P6}  

 

 

5.4  CONCLUSION: Harm to the appearance of the area 

There are material impacts to the appearance of the site from within and from without at 

both short and long distances. The Appeal Inspector considered this harm to be substantial 

and we see no reason to disagree.  

Accordingly, we believe that harm to the appearance of the area resulting from this 

development should carry a SUBSTANTIAL weight in the planning balance.   
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6. GREEN 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 surrounding Green Belt land 

and also cause material local traffic impacts, all of which are contrary to the NPPF and PPG.   

 

The National Planning Policy Framework όΨbttCΩύ seeks to protect Green Belt land. The 

fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land permanently 

open; the essential characteristics of Green Belts are their openness and their permanence. 

NPPF paragraph 137 attaches great importance to Green Belts. 

  

The Planning Practice Guidance also sets out factors which may be taken into account in 

considering the potential impact of development on the openness of the Green Belt including 

the following: 

¶ openness is capable of having both spatial and visual aspects ς in other words, the visual impact 

of the proposal may be relevant, as could its volume; 

¶ the duration of the development, and its remediability ς taking into account any provisions to 

return land to its original state or to an equivalent (or improved) state of openness; and 

¶ the degree of activity likely to be generated, such as traffic generation.  (Paragraph: 001 Reference 

ID: 64-001-20190722 Revision date: 22 07 2019] 

 

Since ΨƻpennessΩ is capable of having a visual impact, consideration of the impact of the 

proposed development on the surrounding Green Belt area must be of paramount 

importance in the determination of this planning application, including consideration of the 

impact of local traffic. 

  

In Visual Terms, the ŀǇǇƭƛŎŀƴǘΩǎ Environmental Statement (ES) contains a Landscape and 

Visual Impact Assessment (LVIA) for the development. This demonstrates that the Zone of 

Theoretical Visibility for the site covers a significant area of the surrounding countryside 

meaning that there is the potential for impact on a wide area. Appendix 7.10 of the ES sets 

out the Visual Receptor Analysis. It is clear that the development will have negligible impact 

on viewpoints to the site from the north due to the existing areas of woodland. However, the 

analysis shows ΨƳƻŘŜǊŀǘŜΩ and ΨmajorΩ impacts on a variety of viewpoints to the east, south 

and west of the site, even 15 years after development when mitigation planting will have 

established. Despite this, the Non-Technical Summary of the ES sets out the operational 

effects as being beneficial, as shown in the table below: 
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Given the scale of the proposed development we believe GBC should undertake an 

independent assessment of the LVIA to test the methodology, approach and conclusions of 

the LVIA. We also believe its visual impact will not be beneficial in any sense and that this 

visual impact will have a significantly adverse impact on the openness of the Green Belt in all 

of the locations from where the development is visible, as we discussed in Section 5 earlier. 

  

We also discuss the local traffic consequences of this development in Section 12 below in 

which we demonstrate that material traffic impacts will arise, consequentially impacting the 

Green Belt and contrary to the PPG. 

  

The impact of the proposals in regard to both highways and rural character was set out in 

detail by the Appeal Inspector as follows:  

The environmental dimension [of the NPPF] is not met. The proposals would not protect or enhance 

the natural, built and historic environment and may well result in a high level of car-dependency and 

so fail to assist in the provision of a low carbon economy. For the reasons set out above the scheme 

would be harmful to the Green Belt; to the character and appearance of the area; and to the historic 

environment. (Para 23.7) 

Such a scheme, in a rural setting, is almost bound to result in harm to the character of the area in which 

it is located. By being located in the midst of a cluster of hamlets the harm caused by the new 

settlement would be particularly noticeable and severe. The scale of buildings would be wholly out of 

keeping with its context, causing harm to both the character and the appearance of the area. A 

combination of its linear form, in part a consequence of the smaller site, and its location on a ridge 

means that there would be longer views of the proposals, including views from the AONB from where 

the new settlement would be seen to impose itself on the landscape without regard to the established 

settlement pattern or form. (Para 23.8) 

  

The application site, and all land within the allocation of Policy A35, was removed from the 

Green Belt as part of the adopted Local Plan. However, the application site is entirely 

surrounded by land which remains within the Green Belt. In Site Policy A35 the Requirement 
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24 specifically necessitates άsensitive design at site boundaries that has significant regard to 

the transition from village to greenfield.έ 

  

At the time of the Local Plan the allocation of the site for housing was justified by GBC by 

demonstrating that Ψexceptional circumstancesΩ arose in line with NPPF policy. Paragraph 183 

of the LƴǎǇŜŎǘƻǊΩǎ Report (27 March 2019) for the Local Plan set out the following: 

 

¢ƘŜ ŀƭƭƻŎŀǘƛƻƴ Ƙŀǎ ǘƘŜ ŀōƛƭƛǘȅ ǘƻ ŘŜƭƛǾŜǊ ŀ ǎƛƎƴƛŦƛŎŀƴǘ ŎƻƴǘǊƛōǳǘƛƻƴ ǘƻǿŀǊŘǎ ǘƘŜ .ƻǊƻǳƎƘΩǎ ƘƻǳǎƛƴƎ 

requirement, helping to meet a pressing housing need as well as providing homes to meet the needs 

of particular groups. Its 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 sustainable transport 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 range of facilities 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 development to remain justified then all of the benefits that were previously 

considered to form the Ψexceptional circumstancesΩ test should come forward on the site - 

and importantly they should do so in the early part of the development. However, the draft 

Section 106 Agreement heads of terms shows that the nursery, primary school and secondary 

school are not proposed until after 500 dwellings on the site have been occupied, the 

community buildings not until 750 dwellings are occupied and the Local Centre and other 

commercial premises not proposed for delivery until at least 1,000 dwellings have been 

occupied. 

  

As currently proposed, none of the associated benefits of this development will come forward 

at an early time despite the ΨŜȄŎŜǇǘƛƻƴŀƭ ŎƛǊŎǳƳǎǘŀƴŎŜǎΩ promises made in the Local Plan. 

However, the development will cause a significant increase in local population which will have 

detrimental impacts on existing infrastructure across the surrounding area, as we discuss 

further in Section 14 below.  

  

CONCLUSION: Harm to the surrounding Green Belt 

Whilst the application site no longer lies within the Green Belt, the impact of the development 

on the surrounding Green Belt areas is still highly material. Given the level of importance 

attached by the NPPF to Green Belt protection, we believe that this adverse impact should 

carry SUBSTANTIAL weight in the determination of this application.  
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7.  AGRICULTURAL LAND 

 
Agricultural land comprises the majority of the site, with 52.5 hectares of BMV land lost by the 

proposed FWA development and 68.5 hectares for all WSN. At a time when domestic food production 

has never been more important to this country, protecting prime farm land must have high importance. 

 

In recent years the Wisley airfield site has supported a wide range of arable and pastural 

farming. Crops grown here include wheat, barley, oats, rye, oilseed rape, maize and linseed 

as well as vegetables such as potatoes, peas, triticale and sweet corn. Parts of the WSN area 

have also supported the rearing of cattle, particularly Hereford beef cows, as well as 

supporting sheep, geese and horses. The majority of this land is classified as Best & Most 

±ŜǊǎŀǘƛƭŜ όΨ.a±ΩύΦ    

The FWA site has a total size of 114.3 hectares, of which 70 hectares is represented by mostly 

arable farmland with 52.5 hectares being classified as BMV (Planning Statement, para 2.5). 

Farmland therefore represents the dominant use of this land.  

The land owned by Hallam Land and CBRE comprises a further 17.7 hectares of farmland, both 

arable and pastural, of which 16 hectares is classified as BMV land. (Environmental Statement 

para 15.65). Accordingly, the total agricultural land lost by the development of WNS would 

therefore become 87.7 hectares, of which 68.5 hectares is classified as BMV. This would be 

56% more agricultural land than in the refused WPIL application. 

Both the NPPF and the Local Plan give protection to the loss of BMV land, with Local Plan 

Policy E5(3) stating that: 

Agricultural land will be protected as set out in national policy and the economic and other benefits of 

the best and most versatile agricultural land will be taken into account. 

In his conclusion to the WPIL Appeal, the Secretary of State reported: 

Turning to the loss of BMV agricultural land, the Secretary of State agrees with the Inspector (IR20.152) 

thatΧΦthis loss weighs against the proposals and is attributed considerable weight.  

However, since the WPIL Appeal was refused in 2018, we believe the national context has 

changed significantly. With currently very high food price inflation and post-Brexit trade 

disruption, securing domestic food production in a location close to the London area must 

now be considered a high strategic priority for the nation.  

As the Campaign for the Protection of Rural England (CPRE) commented in their recent report 

Ψ.ǳƛƭŘƛƴƎ ƻƴ ƻǳǊ Food SecurityΩ ǇǳōƭƛǎƘŜŘ ƛƴ July 2022: 
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Our newly published research on food security Ƙŀǎ ŦƻǳƴŘ ŀƭƳƻǎǘ мпΣрлл ƘŜŎǘŀǊŜǎ ƻŦ ǘƘŜ ŎƻǳƴǘǊȅΩǎ ōŜǎǘ 
agricultural land, which could grow at least 250,000 tonnes of vegetables a year, has been 
permanently lost to development in just 12 years. This is enough to feed the combined populations of 
Liverpool, Manchester and Sheffield their recommended five-a-day fruit and vegetables.  

 

CONCLUSION:  Loss of agricultural land 

In his report on the WPIL Appeal, the Secretary of State concluded that the loss of agricultural 

land ƘŀŘ ΨŎƻƴǎƛŘŜǊŀōƭŜΩ ǿŜƛƎƘǘ ƛƴ the planning balance. With significantly more agricultural 

land potentially lost if all of the WSN site is approved and with greater strategic importance 

now assigned to securing domestic food production, we believe a higher weighting is 

warranted than with the 2015 WPIL application. Accordingly, we attribute a SUBSTANTIAL 

weight in the planning balance to the loss of BMV agricultural land resulting from the 

proposed FWA development.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://www.cpre.org.uk/resources/building-on-our-food-security/
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8. THAMES BASIN HEATHS SPA 

 
We estimate 723 dogs and 780 cats will live at the new settlement, causing harm to ground-nesting 

birds and their habitats within the nearby SPA. Despite new SANG areas, the settlement is simply too 

big and too close to the SPA for effective mitigation. If site dog-walkers go into the SPA just two days 

a week on average, it will increase dog visits there by 369%. Cats will roam wherever they please.   

 

8.1 Background 

ΨWisley & Ockham CommonsΩ is an 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 Surrey Wildlife Trust. The area forms part of the Thames Basin Heaths Special 

tǊƻǘŜŎǘƛƻƴ !ǊŜŀ όΨǘƘŜ {t!Ωύ ŀƴŘ ŀǎ ǎǳŎƘ Ƙŀǎ ǇǊƻǘŜŎǘƛƻƴ ǳƴŘŜǊ ¦Y ƭŀǿ ǘƘǊƻǳƎƘ ǘƘŜ Iŀōƛǘŀǘǎ 

Regulations, by the Local Plan under Protecting Policy P5 and by the Lovelace Neighbourhood 

Plan under Policy LNPH1d.  

The policy requirement of no new residential development within the 400 metres Exclusion 

Zone of the SPA has a major impact on the configuration of the Wisley airfield development, 

effectively limiting new housing to the southern part of 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 hard-standing 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 M25 which is served by a public car park along Wisley Lane cŀƭƭŜŘ ²ǊŜƴΩǎ bŜǎǘΦ 

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 south-eastern section of Ockham & Chatley Heath which for 

convenience we refer to by its more locally-ǳǎŜŘ ƴŀƳŜ ƻŦ ΨhŎƪƘŀƳ /ƻƳƳƻƴΩΦ {ǳǊǊŜȅ ²ƛƭŘƭƛŦŜ 

¢Ǌǳǎǘ ŘŜǎŎǊƛōŜ ǘƘƛǎ ŀǊŜŀ ŀǎ άŀ ǎŀƴŘȅ ŘǊȅ ƘŜŀǘƘ ǎǳǊǊƻǳƴŘŜŘ ōȅ ǿƻƻŘƭŀƴŘέ. It is served by two 

public car parks off Old Lane: the larger is Boldermere 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 semaphore tower and the Samuelson Mausoleum, as well as a large 

open area of sandy heathland. It is that part 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 sections we review the impacts of the development on Ockham Common 

with supporting information and analysis provided in Appendix 2.   
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8.2 Current visitor situation at Ockham Common 

The most detailed information about visitors to the Thames Basin Heaths SPA is provided by 

the Thames Basin Heaths tŀǊǘƴŜǊǎ ǎǳǊǾŜȅ ƻŦ нлму όΨ¢.It нлму {ǳǊǾŜȅύΣ ǿƘƛŎƘ ŘŜǎŎǊƛōŜǎ ǘƘŜ 

typical SPA user as άa local resident making regular, short visits for the purposes of dog 

ǿŀƭƪƛƴƎΦέ 

Using the data from this survey, as well as information provided to us recently by Natural 

England, we estimate the average number of dogs currently visiting Ockham Common to be 

around 56 dogs per day. The analysis supporting this estimate is given in Appendix 2. 

Key findings of the TBHP 2018 Survey also include the following general statistics: 

¶ 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) 

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 habitats 

of ground-nesting birds protected by the SPA.  

 

8.3  Harm to the SPA caused by dogs 

The SPA seeks to protect certain ground-nesting birds and their habitats, specifically 

woodlarks, nightjars and Dartford warblers. Dogs can cause significant harm which may 

involve direct damage to nests as well as the degradation of their breeding areas, causing 

changes in bird behaviour and diminished reproduction. (See Appendix 2)    

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 choose not to go into the SPA but remain within the SANG.  Whilst 

we have no doubt many new residents will use the SANG for dog walking, what 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 then about the ability to limit access into 

the SPA, commenting: 

There are existing PROWs 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 managed environment of the 

SPA over the SANGs. (Para 20.45) 
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Other reasons why residents may choose to walk 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 relatively short. We estimate most new dwellings will be within 0.6km walking 

distance of the SPA and all homes lie within 0.75 km, (See Appendix 3.1). Such distances 

are well within the 2.8 km average range of dog walkers found by the THBP 2018 Survey; 

 

b) Interest 

Ockham Common has a range of features such as Boldermere Lake, Ockham Bites café, 

public toilets, the semaphore tower, open sandy heathland, etc ς all of which are potential 

draws for dog-walkers. The more established nature of the SPA, as compared with the 

newly constructed made-made features of the SANG, may also be significant, as the 

Appeal Inspector suggested; 

 

c) Variety  

Since most dog-walkers go out every day of the week, seeking variety in their walking 

route is normal. There are just so many times a dog-walker will want to follow the same 

loop. 

The Applicant has suggested SANG wardens employed by the Wisley Airfield 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 the SPA, or at the 

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 notwithstanding 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 

dog walkers 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 simple. In Appendix 2 we present a Sensitivity 

Analysis which assumes different percentages for the dog walkers who continue into the SPA 

and calculates the increase in dogs at the SPA for each level. For example, if 20% of dog 

walkers continue their walk from the SANG into the SPA then this analysis shows it will 

represent a 258% increase in the number of dogs visiting the SPA.    

This analysis may also be presented in terms of how many days a week an average dog walker 

at the new site may choose to enter the SPA, with the results shown below: 
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  Average no. days per week  % increase in SPA dog walks 

  1 days      198%     

  2 days     369% 

  3 days     553% 

  4 days     737% 

 

If a resident walks their dog into the SPA an average of 1 day per week, our analysis indicates 

this will result in a 198% increase in the numbers of dogs walking on Ockham Common ς 

meaning there will be three times the number of dogs walking in the SPA as there are today.  

If the average usage rate should prove to be 2 days per week, then the increase becomes 

369% - ie there will be nearly five times the current dog numbers in the SPA as there are 

today. Given the closeness of the SPA and its range of draw factors such outcomes would 

appear to be highly plausible.  

Such large increases in dogs visiting the SPA must inevitably cause substantial 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 habitats. 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 
ǾŜƎŜǘŀǘƛƻƴΦ ¢ƘŜƛǊ ƴŜǎǘǎ ŀǊŜ ǘƘŜǊŜŦƻǊŜ ǾǳƭƴŜǊŀōƭŜ ǘƻ Ŏŀǘ ǇǊŜŘŀǘƛƻƴΧΧ¢ƘŜ ƛƳǇŀŎǘǎ ƻŦ Ŏŀǘǎ ŀǊŜ ƘƻǿŜǾŜǊ 
not simply from direct predation, it is also important to recognise 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; these sub-lethal effects (essentially relating to a fear of cats) are hard to quantify but could 
have marked additional impacts.  (Liley for the RSPB, Para 5.15.) 

Further information on the nature of harm and cat predation is given in Appendix 2. 

There is no data 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. National data 

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 Wisley airfield site when fully 

developed would be 780 cats (Appendix 2).   
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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 location. With 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 the SPA and well within 

their normal roaming range. Moreover, unlike dogs, cats have no leads to restrict them 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 seems highly likely. Due to 

the unrestricted nature of cat movements, such harm might even prove to be more severe 

than that caused by dogs.  

  

8.5  Conclusion:  Harm to the Thames Basin Heaths SPA 

Despite the SANG areas proposed, our analysis indicates that substantial harm is very likely 

to be caused to ground-nesting 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 settlement, which goes to the very heart of the planning application. Given this high 

significance, we therefore believe that protection of the SPA should also be assigned the 

highest weight in the planning assessment. 

Accordingly, we attribute a SUBSTANTIAL weight in 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 the large skylark colony represents significant ecological harm. And 

whilst large SANG areas are proposed, they need sufficient time for new habitats to become 

establishedΣ ƻǘƘŜǊǿƛǎŜ ǘƘŜ !ǇǇƭƛŎŀƴǘΩǎ ǎǳōƳƛǘǘŜŘ .bD ŀƴŀƭȅǎƛǎ ƛǎ ƛƴǾŀƭƛŘ. Presently no such 

establishment period is being proposed.  

 

Today around 61% of the FWA site is comprised of agricultural fields which support a 

significant range of plants, animals and birdlife. Part of this land will have housing built upon 

it, whilst part will be remodelled into SANG. In effect one eco-system will be eradicated and 

replaced by an entirely different one based around a dense urban development surrounded 

by areas of newly constructed SANG.  

The effectiveness of the SANG construction will be critical in determining 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 unavoidable in the context of this site, since the present 

habitats will no longer exist. In their Environmental Statement (ES), the Applicant identifies a 

number of key species potentially impacted by this development, including skylarks and other 

ground-nesting birds, great crested newts, reptiles, badgers and bats. The general conclusion 

of the ES is that the mitigation provided by the new areas of SANG will more than compensate 

for the lost habitats and negative impacts on existing species. Indeed, the ES estimates there 

will be a Biodiversity Net Gain (BNG) of 48.5% after the SANG areas have been completed. 

In order to assess whether the mitigation provided by the new SANG will provide effective 

compensation for the eradication of existing habitats, we have asked the environmental 

consultancy firm ΨEcology by DesignΩ ǘƻ ǊŜǾƛŜǿ ǘƘŜ !ǇǇƭƛŎŀƴǘΩǎ ǇǊƻǇƻǎŀƭǎ for such mitigation.  

Their report is shown in Appendix 3, with their main conclusion summarised as follows:  

It is recognised that the long-term 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 being dŜƭƛǾŜǊŜŘ ΨǎǳŦŦƛŎƛŜƴǘƭȅ ƛƴ ŀŘǾŀƴŎŜΩ ƻŦ ƻŎŎǳǇŀƴŎȅΦ ¢ƻ ŜƴŀōƭŜ 

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 being occupied. If 

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 mitigation, compensation and enhancement measures.  
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There is no definitive timetable provided by the Applicant for the construction of the new 

SANG areas, but based upon the indicated construction schedule it is evident construction 

work will begin well in advance of the completion of the new SANGΩǎ. 

 

The Applicant has also presented an analysis of Biodiversity Net Gain (BNG) which quotes a 

figure of 48.5% being achieved for the BNG of the proposed site following the establishment 

of the SANG areas. However, as Ecology by Design have explained, without allowing time for 

the SANG areas to become established then the conclusions of the !ǇǇƭƛŎŀƴǘΩǎ supporting 

BNG analyses are not considered to be valid and therefore the accompanying BNG 

computation should not be relied upon.    

 

Moreover, with an estimated 723 dogs and 780 cats living at the fully developed WNS site on 

land adjacent to the SANG areas and free to roam their paths and open spaces, it may be 

seriously questioned whether the biodiversity potential of such spaces may ever be 

effectively developed.  

 

  

9.2  The loss of the skylarks 

 

¢ƘŜ !ǇǇƭƛŎŀƴǘΩǎ Planning Statement accepts that there will be one species for which the 

development will be particularly harmful, namely the skylarks, whose habitat will disappear 

entirely and will not be replaced. As Paragraph 8.60 of the Planning Statement comments:   

Residual negative effects remain in respect of nesting habitat for Skylark, a sub-set of the breeding bird 

assemblage, and winter foraging habitat for farmland birds, a sub-set of the wintering bird 

assemblage. Both residual effects have the potential to act cumulatively with other committed 

schemes and could in a worst-case 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 can normally see and hear skylarks during almost any season, often in significant 

numbers.  

The ES estimates there are 18 breeding pairs at the site today, although local birdwatchers 

report seeing rather greater numbers.  

According to the latest Surrey Bird Report (2019), the total numbers of skylarks in Surrey may 

now be as low as 500 breeding pairs after many years of declining numbers. Even taking the 

conservative figures of the ES, the loss of 18 breeding pairs would be highly significant and 

represent an important loss at the county level for this red-listed species. In our opinion, their 

disappearance from this site will therefore constitute significant ecological harm. 
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CONCLUSION: Harm to biodiversity 

 

We have identified two major elements of ecological harm 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 and indeed whether or not they can be established effectively, given the lengthy 

construction time of the development and the wildlife disturbances inherent in that process. 

Without allowing sufficient time for the new SANG areas to become established ς five years 

is suggested by Ecology by Design ς then the mitigation benefits of the SANG cannot be 

assumed.  

 

Secondly, the loss of the skylarks, a declining red-list species and a popular symbol of Wisely 

airfield, must be considered as a significant ecological impact of the proposed development. 

 

Accordingly, we believe SIGNIFICANT weight should be given in the planning balance to the 

ecological harm arising from this application.  
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10. CLIMATE CHANGE            
 

Whilst appearing to comply with minimum policy standards, the development lacks identifiable 
measures to deliver future-proofed and resilient housing to address the Climate Emergency. For 
example, 40% of homes are due to have solar panels but in this modern era and at such an open sunny 
location why is it not nearer to 100%?  

 

10.1 Introduction 

The Applicant is promising to minimise energy consumption and create a Ψfossil fuel freeΩ 

development by delivering a district heating network. Indeed, much of what they propose 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 a lack of detail which leads us to 

conclude the ApplicantΩǎ ǊŜǎǇƻƴǎŜ ƛǎ ƛƴŀŘŜǉǳŀǘŜ ŦƻǊ addressing the Climate Emergency at 

ǎǳŎƘ ŀ ƭŀǊƎŜ ŀƴŘ ΨŜȄŜƳǇƭŀǊΩ ǎƛǘŜ. 

 

10.2 Opportunities missed 

Despite the ΨƎǊŜŜƴΩ ŎƭŀƛƳǎ by the Applicant in their Vision Statement, there is a significant list 

of missed opportunities at the proposed development for both residential housing and other 

commercial and public buildings, as we set out below: 

Carbon reduction: 

An overall 67.1% reduction in carbon emissions is proposed. However, for a greenfield 

development of this scale we believe more ambitious targets should be set. 

Imported emissions: 

The Applicant estimates imported emissions are likely to be higher than the national average 

of 40% per capita emissions. This is important since Guildford is a high carbon emission zone. 

However, no estimate of embodied carbon in the proposed building materials is provided nor 

any analysis of how these will be offset. 

Passivhaus standards: 

Domestic buildings and apartments are not being built to Passivhaus standards nor are the 

Energy Centre, Sports Centre and other commercial/public buildings. 

Net Zero Carbon homes: 

¢ƘŜ !ǇǇƭƛŎŀƴǘΩǎ ǎǘŀǘŜŘ ƛƴǘŜƴǘƛƻƴ ƛǎ ǘƻ ōŜ ΨȊŜǊƻ ŎŀǊōƻƴ ǊŜŀŘȅΩΣ ȅŜǘ there are no details for the 

numbers of Ψnet zero carbonΩ homes actually being built at the site, if any. Moreover, it seems 

that triple glazing and Solar PV panels are not to be provided as standard for all homes. 
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Cooling Systems: 

The Applicant claims there are no overheating issues at the site but their analysis uses average 

changes in temperatures and fails to take into account the peaks and troughs that have been 

experienced within the last few years. They are relying entirely on the opening of windows 

and other types of mechanical cooling but with few details provided. 

Renewable and low-carbon energy technologies: 

The applicant proposes to install PV arrays to the apartment blocks and non-domestic roof 

spaces resulting in a total of 457.5kWp of PV installed to the roofs of the flats and 440kWp on 

the roofs of the non-domestic units. This will cover approximately 40% of the site. There is no 

explanation as to why this is not significantly higher. Given the open and sunny 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 consumption is to be reduced using water efficient equipment to ensure 

residential units achieve 100 l/p/d, but this is the minimum expected standard of National 

and Local Policy requirements. Details need to be specified on rain water collection and 

storage; it is insufficient to simply provide water butts. 

 

CONCLUSION:  Inadequate response to the Climate Change Emergency 

In their Ψ±ƛǎƛƻƴΩ ǎǘŀǘŜƳŜƴǘ ǘƘŜ !ǇǇƭƛŎŀƴǘ ǎŜǘs out ambitious aims for addressing the Climate 

Emergency at their proposed development. However, the reality does not match the rhetoric 

and the proposed development largely follows minimum standards for applicable planning 

policies and building standards.  

Lƴ ǾƛŜǿ ƻŦ D./Ωǎ ŘŜŎƭŀǊŀǘƛƻƴ ƻŦ ŀ /ƭƛƳŀǘŜ Change Emergency in 2021 and its growing global 

importance, we believe that this inadequate response has significant long-term implications 

and as such should 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 in Send, their decision will 

have major impacts on traffic flows around the area. Future congestion at the re-configured Ockham 

Park Interchange also represents a clear risk also, warranting more detailed study.  

 

There are three issues concerning the Strategic RoŀŘ bŜǘǿƻǊƪ όΨ{RNΩύ ǿƘƛŎƘ ŀǊŜ closely 

related to this development: the M25/A3 junction improvement works όΨwL{Ωύ; the creation of 

new southbound slip roads at Burnt Common in Send; and the re-configuration of the Ockham 

Park Interchange. The DCO decision by the Secretary of State in June 2021 has given the go-

ahead to the RIS scheme and construction work has already commenced. The two other 

aspects are now discussed below. 

 

11.1 Burnt Common slips 

Local Plan Site Policy A35 has as Transport Requirement 4 the provision of two new slip roads 

at Burnt Common in Send. This Requirement is set out below:  

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. 

This policy requirement is presently not being met by the proposed application. It is also 

uncertain whether or not National Highways will be in a position to deliver the Burnt Common 

slips in future. Their official position is that this proposal is one of many potential projects 

currently being assessed by National Highways and a decision will be taken in due course. 

The importance of the Burnt Common slips on local traffic impacts was highlighted by the 

Appeal Inspector who commented: 

The position of GBC is quite clear and it did not advance any evidence in respect of its third reason for 

ǊŜŦǳǎŀƭΦ Lƴ ŎƭƻǎƛƴƎ ƛǘǎ ŀŘǾƻŎŀǘŜ ǎǘŀǘŜŘ ǘƘŀǘ D./ ŀƴŘ {// ǊŜƎŀǊŘ ǘƘŜǎŜ ǎƭƛǇ ǊƻŀŘǎ ŀǎ ōŜƛƴƎ άŎǊƛǘƛŎŀƭ ǘƻ ǘƘŜ 

delivery of growth within the Borough and without them there is no realistic prospect of it being able 

ǘƻ ƳŜŜǘ ƛǘǎ ƛŘŜƴǘƛŦƛŜŘ ƴŜŜŘǎέ 

In summarising his planning balance analysis, the Appeal Inspector further 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 roads could 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 against the proposals. (Para 23.5) 
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In the event that National Highways elect not to go ahead with the Burnt Common slip roads, 

this would have important repercussions for the FWA development. Firstly, it would mean 

that Transport Requirement 4 of Site Policy A35 is not being met. Secondly, it would mean 

the mitigation of traffic impacts through Ripley High Street and the Newark Lane junction 

would not be adequately provided.   

Due to the importance of this decision on the outcome of the FWA development, GBC may 

wish to consider deferring any decision on the Taylor Wimpey application until National 

Highways have determined their position on the Burnt Common slip roads.    

 

11.2 The Ockham Park Interchange 

The Ockham Park Interchange provides access to the FWA site from its western side and due 

to its proximity to the A3 and M25 is likely to become the main entry/exit point for the new 

settlement.  

Under the RIS scheme the Ockham Park Interchange is due to be reconfigured with new traffic 

lights. With the creation of the Wisley Lane Diversion and the new flyover this interchange 

will also in future handle all traffic going into and out of RHS Wisley ς at present visitors 

leaving RHS Wisley must join the A3 and head northwards with the option of taking a 

southerly route via the M25/A3 interchange. 

Today the Ockham Park Interchange experiences regular queuing during AM peak periods, 

particularly when the A3 northbound tails back from the M25 or during major Event Days at 

RHS Wisley. However, when the Wisley Lane Diversion flyover is opened and the new FWA 

settlement is rolled-out, vehicle numbers around the Ockham Park Interchange are expected 

to increase significantly. As such, any queuing problems there are likely to become much more 

severe.   

The Applicant has presented a queuing analysis for the Ockham Park Interchange in the 

Transport Assessment with Table 13-8 providing the 2038 Do Something Assessment Results 

for the AM and PM Peak hours. Although the !ǇǇƭƛŎŀƴǘ ŎƻƴŎƭǳŘŜǎ ǘƘŀǘ άthe junction will 

perform within its design capacity with a positive PRC available in all scenarios to deal with 

day to day variations in traffic flows (Para 13.3.2), some of their modelling outputs suggests 

this may be an over-simplification.  Model outputs of particular note include the following: 

AM Peak: 

- The A3 off-slip has a 12 vehicles queue and a Degree of Saturation (DoS) of 72.5%  

- The Ockham Road North entry has a 9 vehicles queue and a DoS of 70.9%  
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PM Peak: 

- The A3 off-slip has a 17 vehicles queue and a DoS of 79.8% 

- The Ockham Road North entry has a 7 vehicles queue and a DoS of 70.5% 

Degrees of Saturation of such levels suggest there will be very little capacity left in these 

junction roads to cope with further long-term growth of traffic levels around this area or 

exceptional daily fluctuations. It may also be noted that the nearby M25/A3 junction is one 

of the busiest junctions in the country. As such even moderate growth in traffic levels around 

this junction may impact considerably on the Ockham Park Interchange and result in 

significant queuing problems in future.  

The individual timing of traffic lights around the interchange will obviously be key to 

determining precisely where queues build up around this junction and National Highways and 

SCC will have to decide on their priorities in terms of which queues might take precedence 

over others. 

We also note that the ApplicantΩǎ ǘǊŀŦŦƛŎ model does not take into account the impact of RHS 

Wisley Event Days, something which today often proves to be a source of major queuing 

around this interchange - and this is at a time when traffic volumes are still much lower than 

they will be after the Wisley Lane Diversion has opened.  

 

CONCLUSION: Harm to the strategic road network 

If National Highways elect not to proceed with construction of the Burnt Common slip roads, 

this will have major implications for both the strategic and local road networks. It may be 

argued that GBC should properly defer any decision on the FWA planning application until 

National Highways have decided on this very significant matter.  

For the Ockham Park Interchange, there must also be considerable doubts about heavy 

congestion occurring here in the future. We would hope National Highways and SCC will 

undertake further independent study of this risk before giving their decision on its 

reconfiguration. 

In view of such uncertainties, we consider the impact of the FWA development on the 

Strategic Road Network may be SIGNIFICANT/SUBSTANTIAL, according to the determination 

of these two key issues.  
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12.  LOCAL ROAD NETWORK 
 

The traffic model shows flows on local roads will almost double by 2038 with the new site representing 
nearly a quarter of this growth. Rural lanes will become choked, 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. 

 

12.1 WSP Traffic Model 

The ApplicantΩǎ ǘǊŀƴǎǇƻǊǘ ŎƻƴǎǳƭǘŀƴǘΣ ²{tΣ has presented in their Transport Assessment (TA) 

a detailed traffic model which assesses the impacts of the new settlement on surrounding 

local roads. Their complex computer model seeks to predict traffic flows by forecasting future 

Ψtrip ratesΩ taking into account a wide range of factors including rises in population from new 

developments around the area, as well as predicting likely journey patterns from those living 

at the site.  

We asked traffic consultant TTHC Ltd to review the WSP model and to comment on its 

reliability and their Preliminary Report is provided as a Technical Note in Appendix 6. The 

main conclusion of TTHC is that unless WSP provides greater disclosure of their trip rate 

generation assumptions and the flow inputs and outputs of their junction models, including 

turning movement plots or tables, then it is impossible for any third party to have confidence 

in the reliability of the WSP model outputs as currently provided.  

Our comments below assume the traffic model outputs as provided by WSP but as indicated 

by TTHC their reliability still needs to be independently verified through greater disclosure of 

²{tΩǎ key modelling assumptions.   

 

12.2 ¢ǊŀŦŦƛŎ ǾƻƭǳƳŜǎΥ ΨƪŜȅ ǊƻŀŘǎΩ 

The WSP model provides traffic projections up to the year 2038, when the site is expected to 

be fully developed, with 2019 taken as the base year. There are мр ΨƪŜȅ ǊƻŀŘǎΩ ǎŜƭŜŎǘŜŘ ǿƛǘƘ 

detailed projections provided of AM and PM Peak Hour flows under a range of scenarios, both 

with and without the WNS development. 

In the table overleaf we summarise the WSP model outputs for these 15 local roads over the 

period 2019 ς 2038 based upon the assumption of 2-Access roads for the site as the Applicant 

has proposed.  
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        ¢!.[9Υ  tŜŀƪ ƘƻǳǊƭȅ ǘǊŀŦŦƛŎ Ŧƭƻǿǎ ƻƴ ΨƪŜȅ ǊƻŀŘǎΩ ŀǊƻǳƴŘ ǘƘŜ ²{b ǎƛǘŜ 

 

 

As the table above indicates, the average increase in traffic volumes is projected 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 the local 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 91% - the additional 21% above the 70% projection 

being attributable to the effect of WNS.  

In effect the ApǇƭƛŎŀƴǘΩǎ ƳƻŘŜƭ ƛǎ ǇǊŜŘƛŎǘƛƴƎ ǘǊŀŦŦƛŎ ǾƻƭǳƳŜǎ ƻƴ ƭƻŎŀƭ ǊƻŀŘǎ ŀǊƻǳƴŘ ǘƘŜ ²b{ 

site will nearly double between 2019 and 2038, with WNS accounting for almost a quarter of 

this rise. 

 

 

AM PEAK HOURS FLOWS expressed as PCU's per hour
 % INCREASE IN FLOWS

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.
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The 15 Ψkey rƻŀŘǎΩ shown in the table above provide an illustration of the changing traffic 

patterns on local roads arising from the WNS development, as predicted by the WSP model.  

Some narrow rural roads in particular will see relatively large traffic impacts including the 

following: 

¶ An increase of 225% in the traffic flows down the narrow and winding Plough Lane in 

Ockham, making it over 5 times the current traffic levels;  

¶ An increase of 33% down Ripley Lane, a winding country lane in West Horsley; 

¶ An increase of 32% along Old Lane in Ockham, making it 353% above the current levels; 

¶ An increase of 26% along Ripley Road in East Clandon, another long and narrow rural lane. 

Such large increases in traffic flows are likely to result in a significant increase in accidents 

along such narrow rural roads, whilst also discouraging their use by cyclists. 

 

12.3 Traffic volumes: other roads 

In addition to the 15 ΨƪŜȅ roadsΩ selected by the Applicant, more limited information on other 

roads is provided by flow maps in the accompanying Appendix G1 which show different 

coloured lines for different traffic volume ranges.  

Figure 6-5 provides a map of ΨVehicle Flow DifferencesΩ based on Scenario 3 (ie including the 

impact of WNS plus speed restrictions) to illustrate changes in peak hour traffic volumes 

across the area.  

Several examples may be highlighted: 

The Drift on the East Horsley/Ockham border: 

The change in projected 2038 AM Peak traffic volumes along the Drift falls into the band of 

50 ς 100 vph. However, the Drift is a narrow BOAT with a 7.5 tonnes weight limit, one severe 

pinch point and two blind bends. We believe an increase in traffic volumes of such a scale is 

likely to have a seriously detrimental impact on road safety along this road. 

 

Guileshill Lane, Ockham: 

Guileshill Lane is a narrow winding rural lane of 1.0 km in length with high banks on both 

sides. The middle 400 metres section is a single-track carriageway with three passing places. 

Due to the long spacing between passing places, vehicles meeting along this road frequently 

have to reverse back in order to let others pass. The projected change in 2038 AM Peak traffic 

volumes shown in Figure 6-5 is given in the band 25 ς 50 vph. Due to delays as vehicles 

manoeuvre into passing places, it is very doubtful whether this road could physically 

accommodate such extra traffic volumes. Gridlock seems a more likely outcome. 
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Although Figure 6-р ŎƻǾŜǊǎ ƳƻǊŜ ǊƻŀŘǎ ǘƘŀƴ ǘƘŜ мр ΨƪŜȅ ǊƻŀŘǎΩ ǎŜƭŜŎǘŜŘ ōȅ ǘƘŜ !ǇǇƭƛŎŀƴǘΣ 

there is still no information provided for the main access roads going through the centre of 

East Horsley (Ockham Road South and Forest Road) or for the two main access roads going 

through the centre of West Horsley, (East Lane and The Street). Given that these represent 

the largest village settlements closest to the WNS site this omission seems rather surprising - 

any rigorous analysis of local road impacts would surely include such roads. 

 

12.4  Road capacity assessment 

After modelling traffic volumes for their ǎŜƭŜŎǘŜŘ ΨƪŜȅ ǊƻŀŘǎΩΣ ǘƘŜ ¢ǊŀƴǎǇƻǊǘ !ǎǎŜǎǎƳŜƴǘ 

compares these increased volumes against an assessment of the capacity for each road. In 

every case, without exception, the conclusion is reached that the road capacity exceeds the 

new traffic volume projections and therefore that the impacts of the WNS development on 

all local roads ǿƛƭƭ ōŜ άōŜƴƛƎƴέΦ       

We disagree profoundly with this conclusion for two reasons: 

a) The !ǇǇƭƛŎŀƴǘΩǎ road capacity assessment is flawed: 

The !ǇǇƭƛŎŀƴǘΩǎ assessment for the capacity of the narrow rural roads in this area is flawed 

and contains many inaccuracies. For example, considering Plough Lane the Transport 

Assessment comments: 

Plough Lane runs north-east from Ockham Lane and leads towards Cobham after passing over the 

M25. It is of variable width with a sinuous alignment, 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 this development. 

(Para 12.2.23) 

This is incorrect. For many sections along Plough Lane the highway is so narrow that two 

vehicles other than small cars cannot pass side by side. When larger vehicles meet one has to 

reverse until they can find a wider section of road. Today it has AM peak traffic volumes of 

just 38 vph according to the !ǇǇƭƛŎŀƴǘΩǎ ƳƻŘŜƭΦ ¢Ƙis traffic volume is low because local 

residents know to avoid this road, well aware of the difficulties of vehicles crossing along it. 

The road is also flood-prone and frequently blocked. The notion that Plough Lane may have 

an assessed capacity of 1,200 vehicles per hour lacks any credibility.  

 

b) Traffic harm is not ΨbinaryΩΥ 

The Applicant, having decided that the increased traffic on the 15 ΨƪŜȅ ǊƻŀŘǎΩ Ŧŀƭƭǎ ǿƛǘƘƛƴ ǘƘŜƛǊ 

assessment of the road capacities in each case, then reaches the conclusion that the impact 

ƻŦ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ƻƴ ƭƻŎŀƭ ǘǊŀŦŦƛŎ ƛǎ άōŜƴƛƎƴέ.  
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However, we do not agree ǘƘŀǘ ǘƘŜ ƘŀǊƳ ŎŀǳǎŜŘ ōȅ ƛƴŎǊŜŀǎŜŘ ǘǊŀŦŦƛŎ Ŧƭƻǿǎ ƛǎ ŀ ΨbinaryΩ matter. 

Increases in traffic volumes of the magnitude projected by the Applicant have consequences 

even if they do not breach his assessed capacity limits. Such consequences 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 significant planning harm and should be considered as 

such within the overall planning assessment for this site. 

 

12.5 Junction Assessments 

In addition to the modelling of local road traffic volumes, the Transport Assessment also 

presents a queuing analysis for six local road junctions. Excluding the two new site access 

junctions, the ones selected for modelling are: 

- Ripley High Street/Rose Lane/Newark Lane 

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

- Send Roundabout 

- Old Lane/Ockham Lane crossroads  

Our comments on the !ǇǇƭƛŎŀƴǘΩǎ ŀnalysis of the first two junctions are given below: 

a) Old Lane junction with Howard Road in Effingham Junction 

In the case of the Old Lane T-junction with Howard Road in East Horsley the Transport 

Assessment concludes that:  

Table 13-13 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 in the 2038 Do Minimum 

scenario. (Para 13.5.2) 

In fact, the queuing analysis of Table 13-3 shows 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 of their comment above, the Applicant does acknowledge that there is a problem at 

this junction and so puts forward the idea of having a mini-roundabout here. However, it 

seems that nothing has been agreed with the highways authority to date. In any event, it is 

by no means clear that this will solve the problem, which appears to be due to the high traffic 

volumes at this location.  

The southern arm of this staggered Effingham Junction double T-junction is already subject 

to considerable AM peak hour queuing today. A mini-roundabout has been proposed for this 

junction in connection with another development. However, no analysis has been presented 

in the Transport Assessment to assess the overall queuing problems at the combined 

Effingham Junction double-T junction, especially when taking into account the impact of the 

other future developments nearby.   
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Apart from the four junctions listed above, the Applicant has failed to provide any assessment 

for other existing local junctions where peak hour queuing is a problem today. These include 

the junction of East Lane with Ockham Road North in West Horsley and the junction of 

Ockham Road South with the A246 in East Horsley. But then the Applicant has completely 

excluded the Horsley villages from his vehicle flow assessment so perhaps it is no surprise 

that their junction assessments do the same.  

 

b) Ripley High Street/Rose Lane/Newark Lane  

Although the Applicant includes the T-junction of Ripley High Street with Newark Lane in 

Section 13.4 of his Transport Assessment, there is actually no queuing analysis presented 

since they regard the issue as ǇŀǊǘ ƻŦ ǘƘŜ ōǊƻŀŘŜǊ ά!нптκwƛǇƭŜȅ {ƻǳǘƘέ ǎǘǳŘȅ now being 

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 except at 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 proposed to continue to form part of the 

advisory signposted Surrey Cycleway. (TA Para 12.2.11) 

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

ŀǎ ōŜƛƴƎ άonly just wide enough for two cars to passέ ƛǎ ƳƛǎƭŜŀŘƛƴƎΦ  ¢ǿƻ ŎŀǊǎ can pass if they 

are both very small. If one is an SUV, it is not possible. If there is an HGV here 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 traffic along that road. For the Transport Assessment 

to consider the capacity of Newark [ŀƴŜ ǘƻ ōŜ άup to 1500 vphέ ƭŀŎƪǎ ŀƴȅ ŎǊŜŘƛōƛƭƛǘȅ.  

 

CONCLUSION Impact of higher traffic volumes on the local road network 

The ApplicantΩǎ ǘǊŀƴǎǇƻǊǘ ŎƻƴǎǳƭǘŀƴǘΣ ²{tΣ has prepared a complex traffic model, which 

predicts that across his selected 15 local roads around the WSN site there will be an average 

increase in traffic volumes of 91% from current levels by 2038, with the WSN site accounting 

for 21% of this increase.   

We believe such increased traffic volume will represent significant planning harm in terms of 

longer journey times, higher fuel 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 

volumes on the local road network should represent a SIGNIFICANT weight in the planning 

balance. 
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13. TRANSPORT SUSTAINABILITY 

None of the proposed cycle routes meet the requirement of being ΨŀǘǘǊŀŎǘƛǾŜ ŀƴŘ ǎŀŦŜ ŦƻǊ ǘƘŜ ŀǾŜǊŀƎŜ 
ŎȅŎƭƛǎǘΩ ŀǎ ǎǘƛǇǳƭŀǘŜŘ ōȅ tƻƭƛŎȅ !ор ŀƴŘ ƴƻƴŜ ǎŜŜƳ ƭƛƪŜƭȅ ǘƻ ŀǘǘǊŀŎǘ ŎƻƳƳǳǘŜǊǎΦ ¢ƘŜ ŦƛƴŀƴŎƛŀƭ Ǿƛŀōƛƭƛǘȅ ƻŦ 
the ambitious public bus network is highly uncertain and securing its operation in perpetuity is not 
demonstrated. Transport sustainability is not achieved for 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, with a large 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 achieve transport 

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 cycle routes 

As part of its Transport Strategy, Local Plan Site Policy A35 states as Requirement 6:  

An off-site 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. 

²Ŝ ŀǎǎŜǎǎ ōŜƭƻǿ ǘƘŜ !ǇǇƭƛŎŀƴǘΩǎ ŎȅŎƭŜ ǊƻǳǘŜ ǇǊƻǇƻǎŀƭǎ ŦƻǊ ŜŀŎƘ ƻŦ ǘƘŜǎŜ ΨƪŜȅ ŘŜǎǘƛƴŀǘƛƻƴǎΩΦ  

a) Effingham Junction railway station 

Effingham Junction Station is accessed from the site by Old Lane. The Transport Assessment 

ƛƴ tŀǊŀƎǊŀǇƘ рΦпΦп ǎǘŀǘŜǎ ǘƘŀǘΥ άOld Lane is not being proposed as a cycle routeέΦ 5ŜǎǇƛǘŜ ǘƘƛǎ 

ŎƻƳƳŜƴǘΣ ƘƻǿŜǾŜǊΣ ǘƘŜ ǊƻǳǘŜ ǎǘƛƭƭ ŀǇǇŜŀǊǎ ŀǎ ΨwƻǳǘŜ н ǘƻ 9ŦŦƛƴƎƘŀƳ WǳƴŎǘƛƻƴΩΣ ƻƴŜ ƻŦ ǎƛȄ 

routes proposed by the Applicant for their off-site cycle network. This inconsistency is 

ŜȄǇƭŀƛƴŜŘ ƛƴ tŀǊŀƎǊŀǇƘ уΦоΦс ǿƘƛŎƘ ǎǘŀǘŜǎΥ άit is not considered that a new cycle route is 

necessary to Effingham junction due to the availability of a route to another railway station 

on the same line at Horsley.έ Effectively the Applicant has chosen to ignore GBCΩǎ ǎƛǘŜ policy. 

 

The total distance from the eastern exit of the site along Old Lane to Effingham Junction 

Station is 1.50 miles. This makes it the shortest cycling connection from the site to any railway 

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

IƻǊǎƭŜȅ {ǘŀǘƛƻƴΦ Lǘ ǿƛƭƭ ŎƭŜŀǊƭȅ ōŜ ǘƘŜ Ψ{ǘŀǘƛƻƴ ƻŦ /ƘƻƛŎŜΩ ŦƻǊ ŎƻƳƳǳǘŜǊǎ ƭƛǾƛƴƎ ŀǘ ǘƘŜ ǎƛǘŜΦ 
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During their pre-application consultation process, Taylor Wimpey presented this route as 

ōŜƛƴƎ ǎǳƛǘŀōƭŜ ŦƻǊ Ψ9ȄǇŜǊƛŜƴŎŜŘ /ȅŎƭƛǎǘǎ hƴƭȅΩΦ IƻǿŜǾŜǊΣ ǘƘŜȅ ƘŀǾŜ ƴƻǿ ǊŜǾƛǎŜŘ ǘƘƛǎ ƛƴ ǘƘŜƛǊ 

application and suggest it is not actually a cycle route at all. Our concern is that because it is 

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

be tempted to risk the short cycle ride to Effingham Station in spite of its safety hazards.      

 

CONCLUSION: Route 2 is not actually proposed as a cycle route by the Applicant and thereby 

fails to comply with Requirement 6.  

 

 

b) Horsley railway 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 distance of some 2.24 miles. This 

route is 50% longer than the Old Lane connection with Effingham Junction Station but 

nevertheless would still be a comfortable distance for most cyclists.  

Throughout their consultations, this road was proposed as a cycle route ŦƻǊ ΨExperienced 

Cyclists OƴƭȅΩΦ Lƴ ŦŀŎǘΣ ǘƘŜ .нлоф ǘǊŀŦŦƛŎ ƛǎ ǎƻ Ŧŀǎǘ ŀƴŘ ōǳǎȅ ǘƘŀǘ ƛƴ ǇǊŀŎǘƛǎŜ ƴƻ ŎȅŎƭƛǎǘǎ ŎƘƻƻǎŜ 

to use this section of roadway, at least during week days. At weekends some cycling club 

groups can be seen, huddled in groups for safety. Volunteers from the Horsley U3A cycling 

group, prepared to brave the traffic of this road, took between 11 to 16 minutes from Bridge 

End to Station Parade at differing times of day to complete this route. 

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

[ƻƴƎ wŜŀŎƘ ƛƴ ²Ŝǎǘ IƻǊǎƭŜȅΦ  ¢Ƙƛǎ ƛǎ ƭŀōŜƭƭŜŘ ŀǎ ΨwƻǳǘŜ м ǘƻ IƻǊǎƭŜȅΩ ŀƴŘ ƎƻŜǎ ŦǊƻƳ !ƭƳǎ IŜŀǘƘ 

in Ockham via Long Reach, Lollesworth Lane, along the railway footpath (FP99) and on to 

Kingston Avenue, Station Approach 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 Station going 

ŘƛǊŜŎǘƭȅ ŀƭƻƴƎ hŎƪƘŀƳ wƻŀŘ bƻǊǘƘ ŀƴŘ ǘǿƛŎŜ ǘƘŜ ƭŜƴƎǘƘ ƻŦ ǘƘŜ Ψƴƻǘ-a-cycle-ǊƻǳǘŜΩ ǊƻǳǘŜ ǘƻ 

Effingham Junction from the Old Lane exit.  

No segregated carriageways are proposed for this cycle route, only some traffic calming and 

speed reductions measures. In May 2021 we submitted detailed comments on this proposed 

route to Taylor Wimpey under their cycling consultation exercise and these are included in 

Appendix 4. There are two particular issues to note: 

a) Firstly, this route has a number of significant implementation issues to be overcome 

before it can be delivered as a safe cycle route. These include the 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 before it can 

be safely used by average cyclists; 

- The widening and re-surfacing of FP99, since this narrow path presently has an 

effective usable width of around 1.5 metres and to allow the safe passing of 
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pedestrians and cyclists it will need to be widened to at least 2.5 metres.  This will 

mean significant cutting back of the adjacent woodland verge and some tree 

removal, as well as the consent of the woodlandsΩ owner. A Cycle Order will also 

be required for what is formally a footpath; 

- Lollesworth Lane, a private road and public bridleway, is heavily potholed and 

surface improvements will be needed to allow its use by ƭŀǊƎŜ ƴǳƳōŜǊǎ ƻŦ Ψaverage 

cyclistsΩ. Since it is privately-owned, an agreement over this work and over future 

maintenance will be needed with the road owners. 

To our knowledge none of these implementation issues have so far been addressed 

either by the Applicant or by SCC. 

 

b) Secondly, whilst this route is 36% longer in distance than the direct route along the 

B2039, in terms of time we estimate this route may take roughly twice as long to cycle 

as the direct route along Ockham Road North. 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 Appendix 4, 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 for new residents to get from their homes to Bridge End, 

plus the time needed to store their bicycles at Horsley station, we estimate that new site 

residents will have to leave home around 35 to 40 minutes before their train is due if they 

take this route. In practise, with a train journey time of 49 minutes from Horsley to London 

Waterloo, this cycle route will be too slow to be a practical option for regular daily commuters 

heading into London. By contrast the car journey time from Alms Heath to Horsley Station 

driving along Ockham Road North takes approximately 5 minutes. 

 

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.   

 

CONCLUSION: Route 1 offers a convoluted way of getting from Ockham to Horsley Station 

although it Ƴŀȅ ōŜ ŎƻƴǎƛŘŜǊŜŘ άǎŀŦŜ ŦƻǊ ǘƘŜ ŀǾŜǊŀƎŜ ŎȅŎƭƛǎǘέ if implementation issues are 

satisfactorily deliveredΦ  Lǘ ƛǎ ƴƻǘΣ ƘƻǿŜǾŜǊΣ ŀ ǊƻǳǘŜ ǿƘƛŎƘ ǎƛǘŜ ǊŜǎƛŘŜƴǘǎ ǿƛƭƭ ŦƛƴŘ άŀǘǘǊŀŎǘƛǾŜέ 

being much too lengthy to attract commuters 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 GBC-designated District Centre located three quarters of a mile from 

the western exit of the site at the Ockham Park Interchange. Offering a range of shops, 

restaurants, pubs and services it 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 Ockham Park Interchange 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 sets in one section. The bridge 

remains a significant pinch point and this cycle route is also shared with pedestrians for most 

of its length. 

The need to get from the site around the Ockham Park Interchange 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 series of traffic lights which would enable cyclists to access and leave a dedicated route around 

the centre of the roundabout. I 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 volumes ς ǘƘŜ !ǇǇƭƛŎŀƴǘΩǎ 

traffic model projects AM ǇŜŀƪ ƘƻǳǊ Ŧƭƻǿǎ ƻŦ мΣффм /t¦Ωǎ ƛƴ нлоу, the highest traffic volume 

of any local road in the area. Even with the improvements proposed in Route 3, the close 

proximity of such high 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 

Ψaverage cyclistΩ who will certainly not feel safe along this route.  

 

CONCLUSION: ²Ƙƛƭǎǘ ǘƘŜ ŎƘŀƴƎŜǎ ǇǊƻǇƻǎŜŘ ōȅ ǘƘŜ !ǇǇƭƛŎŀƴǘ ƻƴ ǘƘŜƛǊ ΨwƻǳǘŜ о ǘƻ wƛǇƭŜȅΩ 

represent an improvement over the present conditions, they fail to satisfy Requirement 6 of 

tƻƭƛŎȅ !ор ōȅ ƳŀƪƛƴƎ ǘƘƛǎ ǊƻǳǘŜ άŀǘǘǊŀŎǘƛǾŜ ŀƴŘ ǎŀŦŜ ŦƻǊ ǘƘŜ ŀǾŜǊŀƎŜ ŎȅŎƭƛǎǘέΦ 
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d) Byfleet 

¢ƘŜ !ǇǇƭƛŎŀƴǘ Ƙŀǎ ǇǊƻǇƻǎŜŘ ΨwƻǳǘŜ п ǘƻ .ȅŦƭŜŜǘΩ ǘƻ ŎƻƴƴŜŎǘ ǘƘŜ ǎƛǘŜ ǿƛǘƘ .ȅŦƭŜŜǘ {ǘŀǘƛƻƴΦ ¢Ƙƛǎ 

route starts at the new Wisley Lane Diversion flyover into Wisley Lane, then uses a new 

footpath through RHS Wisley, followed by an in-traffic section along Wisley Lane through 

Wisley village then turning right into Muddy 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 Byfleet village. After another in-traffic section through winding residential areas 

there is a final shared footway/carriageway before arriving at Byfleet Station.  

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

majority of the route is in-traffic.  

The Applicant claims this route is 3.1 miles from the site to Byfleet & New Haw Station and 

that it would take 23 minutes for a leisure cyclist and 15 minutes for a commuting cyclist. 

Members of the Horsley U3A cycle group also cycled this route going from the entrance of 

RHS Wisley (since the flyover is not yet built) to Byfleet Station and found it took them on 

average 25 minutes. However, these were all experienced cyclists who pedalled at full speed; 

the idea that a commuter 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 considered άsafe for the average cyclistέΦ  However, we do not believe it is a 

route which would attract commuters. We estimate a commuter from the site would need to 

allow around 40 ς 45 minutes from their home to connect with a London-bound train at 

Byfleet & New Haw Station where the journey time to Waterloo is 45 minutes. This timescale 

will make this route 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 underpass, Muddy Lane is 

notoriously muddy in winter, whilst the final sections of the route through residential parts 

of Byfleet village will be slow and uninteresting.   

CONCLUSION: Whilst this route may be relatively safe, it is unlikely that many cyclists will 

ŀŎǘǳŀƭƭȅ ǳǎŜ ƛǘΦ ¢ƘŜǊŜŦƻǊŜΣ ƛǘ Ŧŀƛƭǎ ǘƻ ǎŀǘƛǎŦȅ wŜǉǳƛǊŜƳŜƴǘ с ƛƴ ƴƻǘ ōŜƛƴƎ άŀǘǘǊŀŎǘƛǾŜέ ǘƻ ǘƘŜ 

average cyclist. 
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Ŝύ /ƻōƘŀƳ ϧ {ǘƻƪŜ 5Ω!ōŜǊƴƻƴ 

The Applicant has also proposed two further cycle routes ς Route 5 to Cobham and Route 6 

to Stoke 5Ω!ōŜǊƴƻƴΦ {ƛƴŎŜ ǘƘŜǎŜ ǿŜǊŜ ƴƻǘ ǎǇŜŎƛŦƛŜŘ ŀǎ ǇŀǊǘ ƻŦ wŜǉǳƛǊŜƳŜƴǘ сΣ ǿŜ Řƻ ƴƻǘ 

comment in detail on them here. Both routes are lengthy and convoluted but have the benefit 

of being largely free from heavy traffic. Due to the long journey times involved we do not 

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

limited numbers of leisure cyclists.  

 

CONCLUSION: Cycle route network 

None of the cycle destinations specified in Site Policy A35 meet with the standards set out in 

ǘƘŀǘ ǇƻƭƛŎȅΦ ¢ǿƻ ƻŦ ǘƘŜ ǊƻǳǘŜǎ ŀǊŜ ǳƴǎŀŦŜ ŦƻǊ ΨŀǾŜǊŀƎŜΩ ǳǎŜǊǎ, ǘǿƻ ŀǊŜ ƴƻǘ ΨŀǘǘǊŀŎǘƛǾŜΩ ŀƴŘ ǿŜ 

expect will be little used. None of the routes forms the 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 A35 has as its Transport Strategy Requirement 5 the 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 will be provided 

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 and Effingham 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 compared with 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  East Horsley  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 a week whilst none of the 

existing bus services in the area do so. The frequency of the proposed services is also 

considerably greater ς either 2 or 4 buses an hour as compared with mostly one every two 

hours for the existing routes.  

!ǇǇŜƴŘƛȄ I ƻŦ ǘƘŜ ¢ǊŀƴǎǇƻǊǘ !ǎǎŜǎǎƳŜƴǘ ƎƛǾŜǎ ǎƻƳŜ ŦǳǊǘƘŜǊ ŘŜǘŀƛƭǎ ƻŦ ǘƘŜ !ǇǇƭƛŎŀƴǘΩǎ 

ǇǊƻǇƻǎŜŘ Ψ.ǳǎ {ǘǊŀǘŜƎȅΩΣ ƛƴŎƭǳŘƛƴƎ ƛƴŘƛŎŀǘƛƻƴǎ ƻŦ ōǳǎ ƧƻǳǊƴŜȅ ǘƛƳŜǎΦ For example, the key bus 

route going from Wisley airfiŜƭŘ ǘƻ IƻǊǎƭŜȅ {ǘŀǘƛƻƴ ƛǎ ǎƘƻǿƴ ŀǎ ƘŀǾƛƴƎ ŀ ΨWƻǳǊƴŜȅ Time End to 

9ƴŘΩ ƻŦ Ƨǳǎǘ мн ƳƛƴǳǘŜǎΦ IƻǿŜǾŜǊΣ ǿŜ ŦƛƴŘ ǘƘƛǎ timing rather difficult to believe. There are five 

bus stops shown in the Illustrative Masterplan between the bus terminus in the centre of the 

site and the Ockham Park Interchange ς presumably the bus will have to stop to pick up 

passengers at each stop which will take some time. Then the bus will also have to negotiate 

new traffic lights at the Ockham Interchange, which may be congested during the rush hour, 

before following the winding and busy Ockham Road North, which by then is due to be 

festooned with new traffic calming installations.  

In seems much more likely that this shuttle bus trip will take over 20 minutes from end to 

end. Unfortunately, no detailed bus schedules are provided with the Transport Assessment. 

However, allowing for walking time to the local bus stop, some reserve waiting time for its 

arrival, plus an allowance of waiting time at Horsley station, then it would seem that site 

commuters who choose to take the shuttle bus will have to leave home at least 30 ς 35 

minutes before their scheduled departure time to make moderately sure of getting their train. 

Compared with 5 minutes by car from the Old Lane exit to Effingham Junction station this 

does not seem like a compelling choice for regular commuters living at the site.   

Overall, it may be said that the proposed bus network is very much more ambitious than the 

present public bus operations around the areaΦ !ǎ ǘƘŜ !ǇǇƭƛŎŀƴǘΩǎ transport consultant WSP 

ǎǳƳƳŀǊƛǎŜǎΥ άa step change in services is proposedέ όTransport Assessment Para 7.5.1) 
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Highly laudable though this level of bus service may be, it clearly begs the question as to 

whether it is financially viable. Village bus services across Surrey have traditionally operated 

at a loss and have needed significant levels of subsidy. Typical bus subsidies around the Surrey 

villages have in the past been in the range of £100,000 to £250,000 per annum per line. We 

also note Department of Transport data shows that in 2020-21 Surrey County Council 

received a total of £1.6 million funding as a contribution towards subsidizing its local bus 

services.   

By contrast, the Applicant claims that their bus service proposals will actually be self-funding, 

indeed even profitable, as the Transport Assessment comments:  

The financial assessment of the standard service discussed with SCC shows that between year 11, the 

year that 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 patronage. (Transport Assessment Para 7.5.5) 

In the Bus Strategy given in Appendix H of the Transport Assessment some further detail is 

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

estimated to amount to £2,230,185 over the first 12 years of the roll-out ς which is around 

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

IƻǿŜǾŜǊΣ ŀŦǘŜǊ ¸ŜŀǊ мн ǘƘŜ ǎǳōǎƛŘȅ Ŏƻǎǘ ƛǎ ǎƛƳǇƭȅ ǊŜǇƻǊǘŜŘ ǘƻ ōŜ άbƻƴŜέΦ 

¢ƘŜ !ǇǇƭƛŎŀƴǘΩǎ transport consultant, WSP, ŎƭŀƛƳǎ ǘƘŀǘ ǘƘŜ άǎǘŜǇ ŎƘŀƴƎŜέ ƛƴ ōǳǎ ǎŜǊǾƛŎŜǎ ǿƛƭƭ 

be financially self-funding and can be 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 claim, nor any detailed financial projections provided.  

 

 

13.3  Wisley Airfield Community Trust (WACT) 

The body responsible for providing and overseeing these new bus services will be the 

ŎƘŀǊƛǘŀōƭŜ ōƻŘȅ ǎŜǘ ǳǇ ǘƻ ƳŀƴŀƎŜ ǘƘŜ ǎƛǘŜΣ ǘƘŜ ²ƛǎƭŜȅ !ƛǊŦƛŜƭŘ /ƻƳƳǳƴƛǘȅ ¢Ǌǳǎǘ ƻǊ Ψ²!/¢ΩΦ  

The opŜǊŀǘƛƻƴ ƻŦ ²!/¢ ƛǎ ŘŜǎŎǊƛōŜŘ ƛƴ ǘƘŜ Ψ{ǘŜǿŀǊŘǎƘƛǇ {ǘǊŀǘŜƎȅΩ ŘƻŎǳƳŜƴǘ ǎǳōƳƛǘǘŜŘ ōȅ ǘƘŜ 

Applicant. Apart from the bus service WACT will also manage the SANG areas, employ several 

SANG wardens and operate all of the community facilities. 

The main income sources of WACT will be threefold, as 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 community facilities. (Planning 

Statement para 8.204) 
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Since community facilities are rarely profitable, it will mainly be from endowment income and 

from future residentsΩ service fees that WACT will be fundedΦ ¢ƘŜ Ψ{ǘŜǿŀǊŘǎƘƛǇ {ǘǊŀǘŜƎȅΩ 

document included in Appendix C of Proposed WACT Financial Model has the following 

comments:  

A financial model has been prepared over the anticipated construction period of the development 

before it is completed utilising principles that ensure financial self-sufficiency in the long term through 

income derived from the community facilities, and an annual levy from residents. The Trust will be 

underpinned in the early years with revenue and start-up funding through contributions from the 

developer. (Page 22) 

However, the details of the financial model are 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 view as to its long-term financial viability and 

indeed whether the ambitious level of bus services proposed by the Applicant can actually be 

funded in perpetuity, as stipulated by Requirement 5. We note that public bus services almost 

universally need long term subsidies as we have commented earlier. 

Based upon the information provided, it is impossible for us ς or for any other public party - 

to determine whether the ambitious level of bus services now being proposed is financially 

viable or whether they simply represent a cynical proposal by the Applicant to demonstrate 

transport sustainability whilst knowing that when the site roll-out is completed the problems 

of running a loss-making bus service will then belong to someone else. The experience of 

other public bus services operating amongst the villages of Surrey suggests the latter option 

is the more likely. 

 

 

CONCLUSION: Bus Service Network 

Whilst the proposed bus network is highly ambitious, its financial viability has not been 

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 Policy A35.  
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13.4  Transport sustainability 

The !ǇǇƭƛŎŀƴǘΩǎ Transport Assessment includes projected Travel Modes for new site residents 

in full occupation in its Table 10.1. This shows that Ψcar useΩ 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 initiatives 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 residents travelling by train will first need to get to a station. No 

estimates are presented for this Ψfirst legΩ of 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 deficiencies that we have identified in the 

cycle routes and shuttle bus service and the much faster travel time by car compared with 

cycling or the shuttle bus.  

On this basis the percentage of future residents using a car to travel to work, at least in part, 

would increase to 64%. At such a level we can only conclude this site will be highly car 

dependent, despite the investment in cycling routes and bus services being proposed. 

     

CONCLUSION: Inadequate Transport Sustainability 

bƻƴŜ ƻŦ ǘƘŜ ǇǊƻǇƻǎŜŘ ŎȅŎƭŜ ǊƻǳǘŜǎ ƳŜŜǘ ǘƘŜ ǊŜǉǳƛǊŜƳŜƴǘ ƻŦ ōŜƛƴƎ ΨŀǘǘǊŀŎǘƛǾŜ ŀƴŘ ǎŀŦŜ ŦƻǊ ǘƘŜ 

ŀǾŜǊŀƎŜ ŎȅŎƭƛǎǘΩ ŀǎ ǎǘƛǇǳƭŀǘŜŘ ōȅ tƻƭƛŎȅ !ор ŀƴŘ ƴƻƴŜ ǎŜŜƳ ƭƛƪŜƭȅ ǘƻ ŀǘǘǊŀŎǘ ŎƻƳƳǳǘŜǊǎΦ ¢ƘŜ 

financial viability of the ambitious bus network is highly uncertain and its secure operation in 

perpetuity is not demonstrated. Therefore, we may conclude that transport sustainability has 

not been achieved for this site.  

 

We attribute SUBSTANTIAL weight in the planning balance for this failure to achieve such a 

fundamental requirement for the site. 
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14. SOCIAL INFRASTRUCTURE 

The expected absence of both a secondary school and GP Surgery on site is contrary to Site Policy 

A35.The consequences will impact both site residents and locals, who will be faced with increased 

competition for existing services and potentially adverse consequences for these important areas of 

their lives.      

 

[ƻŎŀƭ tƭŀƴ {ƛǘŜ tƻƭƛŎȅ !ор ƛƴŎƭǳŘŜǎ ŀǎ ΨƻǘƘŜǊ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜΩ ǘƘŜ ŦƻƭƭƻǿƛƴƎ wŜǉǳƛrement 9: 

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 two-form entry primary school to serve the development. 

Whilst the Applicant has made land available for both a GP Surgery and an all-through school 

at the site, the message within their application, and as related to us directly by the statutory 

authorities, is that neither a GP Surgery nor a Secondary School will actually be commissioned 

for the FWA site. Accordingly, new residents will be obliged to seek these services across the 

local area, thereby competing with existing residents for scarce medical and educational 

resources.  

 

14.1  GP Surgery 

The closest medical centres to the FWA site are the Horsley Medical Centre in East Horsley 

and the Villages Medical Centre in Send. The former is 2.9 miles from the Ockham 

Interchange, the latter is 3.0 miles away. 

Key operating statistics for these two GP practises are as follows, according to NHS Digital: 

      Horsley  Send 

 Patient list numbers   10,600   8,200 

 bǳƳōŜǊ ƻŦ DtΩǎ        7       5 

 No. fully ǉǳŀƭƛŦƛŜŘ C¢9 DtΩǎ      4.9      4.1 

 wŀǘƛƻ ƻŦ ǇŀǘƛŜƴǘǎ ǘƻ C¢9 DtΩǎ            1 per 2,160           1 per 2,000 

 

The ratio of patients ǘƻ C¢9 DtΩǎ ŀŎǊƻǎǎ ǘƘŜ {ǳǊǊŜȅ IŜŀǊǘƭŀƴŘǎ LƴǘŜƎǊŀǘŜŘ /ŀǊŜ .ƻŀǊŘ, which 

includes this area, is an average of 1 doctor per 2,450 patients. For the UK as a whole it is 

reported to be 1 for every 2,240 patients. Whilst Surrey is therefore worse than the national 

average in terms of overall doctor/patient ratio, the Horsley and Send GP Surgeries are both 

slightly better than the Surrey average and also better than the UK average. 
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However, it is clear from these ratios that around 4,500 new patients at the FWA site will put 

an unacceptable strain on the resources of these two centres unless the NHS takes action to 

increase the numbers of GPΩǎ at these practices. We estimate that at least two full time 

ǉǳŀƭƛŦƛŜŘ DtΩǎ ŀƴŘ ŀǎǎƻŎƛŀǘŜŘ ǎǳǇǇƻǊǘ ǎǘŀŦŦ ǿƛƭƭ ōŜ ƴŜŜŘŜŘ ǘƻ ƳŜŜǘ ǘƘƛǎ ŘŜƳŀƴŘΦ Whether it is 

physically possible to accommodate these at the existing practices we do not know, although 

an extension of the Horsley Medical Centre building is included in GBCΩǎ Local Plan 

Infrastructure Schedule.   

The decision by the NHS not to build a GP Surgery at the FWA site, assuming that is confirmed, 

would evidently put a significant strain on the nearby practices and potentially lengthen 

appointment times for existing residents. This represents a potentially harmful impact. Whilst 

the NHS authorities may respond by the adŘƛǘƛƻƴŀƭ ǊŜŎǊǳƛǘƳŜƴǘ ƻŦ DtΩǎ ŀƴŘ ǎǳǇǇƻǊǘ ǎǘŀŦŦ at 

East Horsley, Send or both, there is no guarantee that this will be forthcoming or successful.   

 

14.2   Schools 

 

Land is allocated for a new secondary school at the FWA site as a Ψflexible ǇŀǊŀƳŜǘŜǊΩΦ .ǳǘ ǘƘŜ 

decision of whether to build such a new school will be made by Surrey County Council and 

the Department for Education όΨ5Ŧ9Ωύ; a willing provider will also need to be found.  However, 

we believe the secondary school is very unlikely to be built as there will not be enough new 

pupils from the FWA site to create a sustainable school - DfE guidance requires enough pupils 

for four forms of entry, 120 per year group. Therefore, children of new residents will have to 

travel off-site to attend secondary schools across the area - in Effingham, Guildford, 

Leatherhead or Dorking.   

Forecast capacity of both primary and secondary schools within the catchment area of FWA 

Ƙŀǎ ōŜŜƴ ǇǊƻǾƛŘŜŘ ǘƻ ǳǎ ōȅ {//Ωǎ 9ŘǳŎŀǘƛƻƴ tƭŀŎŜ tƭŀƴƴƛƴƎ ¢ŜŀƳΦ ¢ƘŜǎŜ ŀǊŜ ǎƘƻǿƴ in 

Appendix 6. A key 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 secondary school system. The charts emphasise that the local education 

system will be running very close to capacity over the next ten years. Our own experience 

with SCC in the Horsley area suggests that their forecasts tend to underestimate the level of 

demand arising, so in practise local capacity 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 catchment area is large and whilst there may be capacity 

within the overall system, this may not necessarily be at the school of first choice or close to 

the site. It seems journey times are likely to lengthen significantly as pupils and buses travel 

widely across the area, perhaps by 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 the FWA site are therefore likely to 

be increased competition with existing residents for schools of first choice and much longer 

journey times to school for many pupils. 

 

CONCLUSION: Harm to existing Social Infrastructure 

Having neither a GP surgery nor a secondary school on the FWA site will have adverse 

consequences for both new site residents and existing locals and add significant new demand 

to health and education systems already under significant pressure. These elements of social 

infrastructure impacǘ ƻƴ ǘǿƻ ƻŦ ǘƘŜ Ƴƻǎǘ ƛƳǇƻǊǘŀƴǘ ŀǊŜŀǎ ƻŦ ǇŜƻǇƭŜΩǎ ƭƛǾŜǎ ŀƴŘ ŀǎ ǎǳŎƘ we 

believe they have material significance in the overall assessment of planning harm. 

Accordingly, we attribute a SIGNIFICANT weight in the planning balance to the adverse 

impacts on social infrastructure arising from the new development.    
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15. SITE SUSTAINABILITY 

With no secondary school nor medical facility on site and transport sustainability not demonstrated, 

we believe that Wisley airfield can no longer be considered as a sustainable site. Our re-working of 

!ŜŎƻƳΩǎ sustainability assessment confirms this view wƛǘƘ мл ΨwŜŘ [ƛƎƘǘǎΩ ŀƴŘ Ƨǳǎǘ р ΨDǊŜŜƴ LightsΩ. 

In Section 14 we showed how key aspects of social infrastructure differed from the original 

ideas of Local Plan Policy A35. Whilst we fully understand such choices have been made by 

the statutory authorities not by the Applicant, the fact remains that site residents will have to 

travel significant distances away from the development for their secondary schooling and GP 

Surgery. 

The original assessments for site sustainability in the GBC Local Plan were undertaken by the 

consultant Aecom, who reviewed all of the allocated sites. In the case of Wisley airfield they 

concluded it was indeed a sustainable site. However, we believe they might reach a different 

conclusion if such assessment was made today. Below we have re-ŎŀƭŎǳƭŀǘŜŘ !ŜŎƻƳΩǎ ŀƴŀƭȅǎƛǎ 

based on the same 20 assessment criteria they used before, but with the assessments now 

being based on the current FWA site proposals:     

                      REVISED SUSTAINABILITY ANALYSIS 

Criteria (Location in relation to)   Performance category  Traffic light colour 

1.  European Site (SPA)    Under 0.4km straight line  Red 

2.  SSSI      Under 0.4 km straight line  Red 

3.  Designations of local importance (SNCI)  Under 0.01km straight line Red 

4.  Key employment site    Over 2km walking  Red 

5.  Area of flood risk    Zone 3     Red 

6.  Area of surface water flood risk   Yes     Amber 

7.  Heathcare facility    Over 2km walking  Red 

8.  Recreation facilities    0.8 ς 1.2 km walking  Amber 

9.  Town, District, Local Centre, village shop  0.4 ς 0.8 km walking  Amber 

10. Primary school    0.5 ς 1km walking  Light green 

11. Secondary school     Over 2km walking  Red 

12. Historic parks & gardens   1 ς 2 km walking   Amber 

13. Scheduled ancient monument   Over 0.025km straight line                Green 

14. Area of high archaeological potential  Over 0.025km straight line                Green 

15. Listed building     Under 0.01 km straight line Red 

16. High quality agricultural land   Grade 2 or known to be 3a Red 

17. AONB     Outside    Green 

18. Previously developed land   Part    Amber 

мфΦ Ψ!Ω ǊƻŀŘ     Under 1km straight line  Green 

20.  Railway station    Over 2km straight line  Red 
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Our re-assessment shows that 10 of the ǎǳǎǘŀƛƴŀōƛƭƛǘȅ ŎǊƛǘŜǊƛŀ ǎƘƻǿ ΨwŜŘΩ lights on the Aecom 

traffic light system and only 5 show a satisfactory a ΨDǊŜŜƴΩ ƭƛƎƘǘΦ  Accordingly, we believe that 

if Aecom were making the same assessment today they would be forced to conclude that this 

site is unsustainable.  

This failure to achieve site sustainability is contrary to Chapter 2 of the NPPF, ΨAchieving 

Sustainable DevelopmentΩ, one of the most fundamental policy areas of the NNPF. We note 

in particular Paragraph 8 states that ŀŎƘƛŜǾƛƴƎ ǎǳǎǘŀƛƴŀōƭŜ ŘŜǾŜƭƻǇƳŜƴǘ άhas three 

overarching objectives, which are interdependent and need to be pursued in mutually 

ǎǳǇǇƻǊǘƛǾŜ ǿŀȅǎέ.  /ƭŜŀǊƭȅΣ ǘƘŜ άsocial objectiveέ ŀƴŘ ǘƘŜ άenvironmental objectiveέ ŀǊŜ ƴƻǘ 

ƳŜǘ ōȅ ǘƘƛǎ ǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘΣ ǿƘƛƭǎǘ ǘƘŜ άŜŎƻƴƻƳƛŎ ƻōƧŜŎǘƛǾŜέ is met only to a limited 

extent, as we discuss in Section 20 below. 

 

CONCLUSION: Site Sustainability 

With inadequate transport sustainability, no secondary school, no medical facility at the 

development and with мл ΨwŜŘ [ƛƎƘǘǎΩ ƻƴ ǘƘŜ !ŜŎƻƳ ǘǊŀŦŦƛŎ ƭƛƎƘǘ ǎȅǎǘŜƳ, we believe the 

proposed FWA development cannot be considered as a sustainable site. This basic 

requirement is one of the most fundamental within the NPPF and in our opinion sufficient 

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

The listed 16th Century farmhouse of Yarne on Ockham Lane will have its setting adversely affected by 

the proposed development. The WPIL Appeal IƴǎǇŜŎǘƻǊ ŀǘǘǊƛōǳǘŜŘ ΨǎƻƳŜΩ ƘŀǊƳ to this impact.  

 

The WPIL Appeal Inspector concluded that the development would cause harm to the setting 

of the historic cottage of Yarne, located beside the south-east corner of the site. In his report 

ƘŜ ǎǘŀǘŜŘ ǘƘŀǘ άthere would be some harm to its setting and its significance as a former 

farmhouseέ. (Paragraph 20.118). 

The FWA application is made in outline and does not provide detailed plans for the residential 

developments at the site. Therefore, it is not possible to know the precise distances and 

positionings in order to assess the full impact of new housing on the setting of Yarne and 

hence to determine whether the harm to the setting of this listed building may be considered 

more severe. That would have to wait for a later Reserved Matters stage, should that event 

arise. 

We also believe there will be other significant heritage impacts associated with the larger 

WNS site based upon the Illustrative Masterplan submitted. In particular, the listed buildings 

of Upton Farmhouse, Bridge End House and Appstree Farmhouse (Derwent Cottage) will all 

lie very close to proposed developments on land owned by CBRE and Hallam Land and which 

are therefore very likely to have their settings adversely impacted. However, such 

developments do not form a part of the FWA application and therefore such an assessment 

can only be made after the CBRE and Hallam Land plans have been submitted.  

CONCLUSION:  

For the present FWA application, we 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 residents living in the hamlets of Ockham, clustered around the airfield site, will have their 

lives blighted by construction noise, fumes, dust and traffic disturbances for 15 years. This should 

carry substantial weight in the planning balance.  

 

 

The development is likely to have severe impacts on the residential amenity of those houses 

lying closest to the site, most particularly: 

 

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

Cottage 

 

Martyrs Green  Yarne, Rose Cottages, Ockham End 

 

Hatchford End  Hatchford End, The Gardens, Ockham Grange, Cedar Cottage 

 

Elm Corner Smithers Cottage, Mount Pleasant Cottage, Bedford Gate Cottage, 

Blenheim Cottage, Orchard Cottage 

 

However, until detailed site plans become available at the Reserved Matters stage it is 

impossible to identify the precise nature of the impacts to their residential amenity.  

There is, however, one fundamental impact that is very evident, namely the impact of the 

construction process itself. Generally, disturbances caused to local residents from new 

building works are largely ignored by the planning process, being considered as temporary 

events and something that will quickly pass. However, in the case of the FWA development 

this is not the case. 

Ockham is comprised of a 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 disturbances to everyone living in Ockham parish. Most residents will be 

within hearing distance of work being carried on at the site, whichever part of the site it is. 

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

severe.  

All existing residents will be within range of the dust created from moving large volumes of 

earth. There will also be the ongoing noise of heavy vehicles of many descriptions moving 

around the site and the wider area. The high ridge line of the FWA development will also 

accentuate the transmission of noise and dust arising from the construction works. 
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Protection for the 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 the living environment 

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 and daylight; 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 Policy LNPH1j which states that development will only be supported if: 

 

It does not adversely affect neighbouring amenity or have a significant adverse impact on existing 

developments by way of noise, smell, increased carbon emissions and reduced air quality or other 

environmental factors. 

The build programme for the proposed development is scheduled to last up to 12 years 

according to the Applicant, although it may be longer depending on market conditions and 

customer demand. Adding time for initial infrastructure work to be undertaken, this means 

that the total construction programme may well last for 15 years from start to finish and 

potentially longer.   

 

CONCLUSION: Residential Amenity is severely impacted 

There are around 450 persons presently living in Ockham in 187 homes. For 15 years the lives 

of all of these people will be blighted by construction work at the FWA site. We believe this 

cannot be considered a temporary or transitional impact such as when a neighbour builds a 

house next door. It is an impact that will impair the health and wellbeing of 450 persons for a 

significant part of their lives. This impact should be properly recognised.  

Due to the scale and longevity of such impacts and the numbers of lives effected, we believe 

that it should be given SUBSTANTIAL weight in the planning balance.    
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18. DEVELOPMENT PLAN 

The development utterly fails to respect the Lovelace Neighbourhood Plan, with 15 clear breaches of 

its policies. Overall, we have identified 29 policies from the Development Plan with which the 

Application fails to comply, including 5 breaches of Local Plan Site Policy A35. 

 

In previous sections we have identified a significant number of development plan policies with 

which the proposed application fails to comply. These are now summarised below: 

 

NPPF 

8 The proposals fail to achieve a sustainable development, whilst missing two 

ƻŦ ǘƘŜ ǘƘǊŜŜ άoverarching objectivesέ ƻŦ ǘƘƛǎ ǇƻƭƛŎȅ, as discussed in Section 15. 

130 The development is not άǎȅƳǇŀǘƘŜǘƛŎ ǘƻ ƭƻŎŀƭ ŎƘŀǊŀŎǘŜǊ ŀƴŘ ƘƛǎǘƻǊȅέ, as 

discussed in Section 4. 

137 The development will have an adverse impact on the surrounding Green Belt, 

as discussed in Section 6.  

174(b) The development fails to protect άǘƘŜ ōŜǎǘ ŀƴŘ Ƴƻǎǘ ǾŜǊǎŀǘƛƭŜ ŀƎǊƛŎǳƭǘǳǊŀƭ 

ƭŀƴŘέ, as discussed in Section 7. 

176 The development has adverse impacts on views from the Surrey Hills AONB, 

as discussed in Section 5. 

  

LOCAL PLAN  

 

D1.4 Place-making The development completely fails to reflect distinctive local character, as 

discussed in Section 4. 

 

D5 Amenity protection ¢ƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ǿƛƭƭ ƘŀǾŜ άǳnacceptable impactsέ on existing residential 

properties, as discussed in Section 17. 

E5(3) Rural Economy The development fails to protect the loss of best & most versatile agricultural 

land, as discussed in Section 7. 

GBC Local Plan P1 The development fails to protect views from the Surrey Hills AONB, as 

discussed in Section 5.  

 



Former Wisley airfield Planning Application 22/P/01175                                                                       {ǳōƳƛǎǎƛƻƴ ōȅ ǘƘŜ IƻǊǎƭŜȅǎΩ tŀǊƛǎƘ /ƻǳƴŎƛƭǎ 

 
 

59 
 

A35 Site Policy   

Allocation 11 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 on-road cycle routes proposed to Effingham Junction station and Ripley 

are for experienced cyclists only, whilst the Horsley station route via Long 

Reach is so lengthy and indirect it is unattractive to commuters.  

Requirement 7 Bus services are meant to be in perpetuity but the proposals are so ambitious 

as to be financially unrealistic for WACT to sustain over the long term. No 

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 

Policy.  

 

LOVELACE NEIGHBOURHOOD PLAN 

 

LNPH1 Housing (a) The development fails to demonstrate sustainability in terms 

of infrastructure & environmental impacts, as discussed in 

Sections 14 & 15; 

LNPH1 Housing (b) The development fails to respect the historic environment, 

heritage assets and harms the historic open setting and rural 

landscape, as discussed in Sections 4,6 & 16; 

LNPH1 Housing (d) Residential development will have an adverse impact of the 

TBHSPA , as discussed in Section 8; 

LNPH1 Housing (i) ¢ƘŜǊŜ ƛǎ ƴƻ ΨǇǊƻǾŜƴ ŎŀǇŀŎƛǘȅΩ ǿƛǘƘƛƴ ŜȄƛǎǘƛƴƎ όǎƻŎƛŀƭύ 

infrastructure, as discussed in Section 14. New on-site 

facilities are not to be provided for some years after the first 

residents have arrived.  

LNPH1 Housing (j) The proposal severely impacts on the residential amenity of 

existing residents across Ockham Parish, as discussed in 

Section 17.  

LNPH3 Housing Design (e)  The Parameter Plan shows that building heights will clearly 

fail to reflect local character, where most housing is of two 

storeys, as discussed in Section 4. 
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LNPH3 Housing Design (m) The development will cause an Increase in recreational 

pressure on the TBHSPA, as discussed in Section 8. 

LNPEN1B Local Views The development fails to respect important local views, as in 

Section 5. 

LNPEN2  Biodiversity (b)  The development fails to protect priority species such as the 

important colony of red-listed skylarks, as discussed in 

Section 8. 

LPEN4 Light pollution (a) Lighting levels and type are not in keeping with character of 

the area. The present dark skies policy of the Neighbourhood 

Plan helps support existing biodiversity of the site and its 

surroundings. There is no street lighting anywhere within 

Ockham Parish. The proposed development will change 

fundamentally, thereby breaching this policy. 

LNPEN5  Traffic  The Applicant has failed to provide measurable mitigation for 

the considerable increase in traffic flows in and around the 

locality, as discussed in Section 12. 

LNPI1 Infrastructure  (b) New infrastructure at the development will have adverse 

impacts on the TBHSPA, as discussed in Section 8. 

LNPI2 Public Transport & sustainable travel    

The site is highly car dependent and transport sustainability 

has not been established, as discussed in Section 13, 

LNPI3 Cycling & Walking (a) New footpaths ŎƻƴƴŜŎǘƛƴƎ ǘƘŜ {!bD ŦƻƻǘǇŀǘƘǎ ǿƛǘƘ twƻ²Ωǎ 

running through the site and leading to the TBHSPA will 

increase visitor pressure on the TBHSPA, as discussed in 

Section 8. 

LNPI6 Healthcare & Education (a) The use of existing facilities for Healthcare and Education 

facilities across the local area and away from the site will 

increase village traffic, as discussed in Section 14. 

        

CONCLUSION: 

We have identified 29 policies of the Development Plan with which the application fails to 

comply, including 15 of the policies of the Lovelace Neighbourhood Plan and 5 of the 

Requirements of Site Policy A35. These are material policies where non-compliance has 

significant consequences. We believe this lack of compliance represents SUBSTANTIAL weight 

in the planning balance.   
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                  PLANNING GAIN  

19. HOUSING 

 New market and affordable housing, together with the sheltered housing, care homes and traveller 

pitches, represent the principal planning gains arising from the proposed development.  

The provision of 1,730 new homes, both market and affordable, represents the principal 

planning gain arising from the proposed FWA development. A similar conclusion was reached 

by the WPIL Appeal 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 pitches. (Paragraph 22.13) 

The Secretary of State also noted that:  

The Council cannot demonstrate a five-year housing land supply and the current supply is about 2.36 

years (IR20.39), 

In his planning balance the Appeal Inspector gave significant weight to the provision of new 

housing, stating: 

New housing from the siteΧΦΦwould boost significantly the supply of housing in a borough which has 

persistently under-performed. This is a benefit that carries significant weight, (Para 20.175) 

The latest GBC Authority Monitoring Report published in August 2021 showed that the 

Housing Land Supply position for Guildford borough is currently standing at 7.34 years as of 

1st April 2020.  This is over three times the level seen at the time of the WPIL Appeal. 

We do not disagree that the provision of new housing at the FWA site carries significant 

weight. However, we also believe the situation today is materially different than at the time 

of the WPIL Appeal for the following reasons: 

a) With a Guildford Borough housing land supply at 7.34 years there is a significantly 

reduced need for these houses to be built within Guildford borough at the present 

time; 

 

b) Secondly, the delivery of these homes at this location is highly questionable. The 

planning balance in Savills Planning Statement begins by quoting NPPF paragraph 11 

that: άtƭŀƴǎ ŀƴŘ ŘŜŎƛǎƛƻƴǎ ǎƘƻǳƭŘ ŀǇǇƭȅ ŀ ǇǊŜǎǳƳǇǘƛƻƴ ƛƴ ŦŀǾƻǳǊ ƻŦ ǎǳǎǘŀƛƴŀōƭŜ 

ŘŜǾŜƭƻǇƳŜƴǘέΦ However, as we have demonstrated in Section 15, the FWA can no 

longer be considered to be a sustainable site. 
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c) Thirdly, the greatest demand for new housing in the borough is in the centre of 

Guildford or nearby, not in this isolated rural location far from centres of employment 

or public transport connections; 

 

d) Finally, although GBC has decided not to undertake a formal Local Plan re-assessment 

of current housing need in the borough, there are strong indications to suggest that 

the level of housing need used in the Local Plan represents a significant over-estimate 

of current housing need. National 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 adopted Guildford Local Plan have 

been shown to be a statistical anomaly.   

Based upon these factors, we believe that the importance of creating new housing at the FWA 

site must be given less weight today than it was at the time of the 2018 WPIL appeal.  

Accordingly, in our planning balance we attribute a weighting of SIGNIFICANT/SUBSTANTIAL 

to the delivery of new housing at the FWA site. 
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20.  ECONOMY 

The proposed Employment Zone near the Ockham Park Interchange may well be limited to a small 

distribution depot. There will be economic benefits from this development but they will be modest. 

In their Planning Statement Savills cite various economic benefits arising from the FWA 

development including the provision of over 6,000 square metres of business floorspace.  

The Land Use Parameter Plan indicates a single zone for Use Class B2, General Industrial Uses, 

near to the entrance to the site, which would also ƘƻǳǎŜ ǘƘŜ Ψ9ƴŜǊƎȅ /ŜƴǘǊŜΩ serving the new 

communal heating system. This area is a thin strip of land about 200 metres long located 

between the A3 and the Wisley Lane Diversion. It will inevitably have high traffic noise and 

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

suitable site for a ŘƛǎǘǊƛōǳǘƛƻƴ ŎŜƴǘǊŜ ƻǊ ǎǘƻǊŀƎŜ ǿŀǊŜƘƻǳǎŜΦ ²Ŝ ƴƻǘƛŎŜ ǘƘŜ !ǇǇƭƛŎŀƴǘΩǎ 

Illustrative Masterplan shows a single building with lines of truck spaces outside it, so 

presumably this idea also corresponds with ǘƘŜ !ǇǇƭƛŎŀƴǘΩǎ thinking. However, 6,000 square 

meters would represent only a relatively small-scale facility - the UK average size for a new 

warehouse being currently five times this scale, (Source: SavillsΩ survey, 2022). 

There is a small second area shown on the Land Use Parameter Plan for ΨaƛȄŜŘ ¦ǎŜΩ ǎǇŀŎŜ 

further along the Wisley Lane Diversion, after the main roundabout leading into the 

settlement. This is also shown as Use Class B2 plus various other Mixed Uses including 

Residential Use Class C.  Given these options in the Parameter Plan, whether this particular 

area will ever be used as an employment centre is uncertain. It remains to be seen whether a 

large national housebuilder may find it more profitable to build additional houses on this spot 

instead. 

{ŀǾƛƭƭǎ ƛƴ ǘƘŜƛǊ tƭŀƴƴƛƴƎ .ŀƭŀƴŎŜ όtŀƎŜ ммнύ ŀƭǎƻ ǊŜŦŜǊ ǘƻ ǘƘŜ ōŜƴŜŦƛǘǎ ƻŦ ΨǎǳǇǇƻǊǘƛƴƎ ƻǾŜǊ олл 

ƴŜǿ Ƨƻōǎ ƛƴ ŀ ǊŀƴƎŜ ƻŦ ƻŎŎǳǇŀǘƛƻƴǎΦΩ  However, no details are provided as to how this might 

break down. Apart from the limited numbers to be employed in the new distribution centre 

near the site entrance, if indeed that is what transpires, it is also clear that WACT will need to 

employ a manager and a small number of support staff, including SANG wardens and the 

people operating the new community centre. Retail and service units operating in the village 

centre will also presumably make up the balance, although the figure of 300 still seems 

implausibly high. 

Nevertheless, there will undoubtably be some employment creation which can be associated 

with the new settlement and as such that represents an element of planning gain. The Appeal 

Inspector commented that. 

¢ƘŜǊŜ ǿƻǳƭŘ ōŜ ŜŎƻƴƻƳƛŎ ōŜƴŜŦƛǘǎ ŀǊƛǎƛƴƎ ŦǊƻƳ ǘƘŜ ǎŎƘŜƳŜΧΦΦǘƘŜ ǊŜǎƛŘǳŀƭ ŜŦŦŜŎǘ ƻƴ ŜƳǇƭƻȅƳŜƴǘ ŘǳǊƛƴƎ 

cƻƴǎǘǊǳŎǘƛƻƴ ƛǎ άƳƻŘŜǊŀǘŜ ōŜƴŜŦƛŎƛŀƭέ ŀƴŘ ǘƘŀǘ ǘƘŜ ǇǊƻǾƛǎƛƻƴ ƻŦ ŜƳǇƭƻȅƳŜƴǘ ǎǇŀŎŜ ƛǎ ƭƛƪŜƭȅ ǘƻ ƘŀǾŜ ŀ 

άƳƛƴƻǊ ōŜƴŜŦƛŎƛŀƭέ ƛƳǇŀŎǘ ƻƴ ǘƘŜ ǿƛŘŜǊ ŀǊŜŀΦ  (Para 22.14)   
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We agree that these benefits will arise but believe they are relatively minor in the context of 

this large site. We therefore attribute only a LIMITED weight to such economic benefits in our 

planning balance assessment.  

  

 

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. 

The Planning Statement cites a variety of other benefits arising from the new development 

including the provision of new SANG areas, ecological improvements from 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 projects, flooding 

improvements, etc. 

The Appeal Inspector was quite dismissive of such claims in his refusal of the WPIL Appeal, 

arguing that these benefits represented either double counting, mitigation for the 

development or were there primarily for the benefit of new site residents. In 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 careful consideration 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. The 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 this benefit 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 mitigation or primarily intended for the 

benefit of new site residents, we agree with the Appeal Inspector and attribute only LIMITED 

weight to such aspects of planning gain. 
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22. CONCLUSION: The Planning Balance 

As set out in previous sections of our submission, the weight attributed in a planning balance 

to the different aspects of planning harm and planning gain arising from the proposed FWA 

development is summarised as follows: 

 

Weight attributed to identified 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 Thames Basin Heath SPA    SUBSTANTIAL 

Harm to Biodiversity      SIGNIFICANT   

Harm to the local road network     SIGNIFICANT   

Harm to the strategic road network                 SIGNIFICANT/SUBSTANTIAL 

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 residential amenity                 SUBSTANTIAL 

Failure to comply with the Development Plan   SUBSTANTIAL 

 

Weight attributed to identified planning gain: 

 New market & affordable housing                        SIGNIFICANT/SUBSTANTIAL 

 Economic benefits      LIMITED 

 Other benefits       LIMITED 

 

There are 15 areas of planning harm that we have identified in connection with the proposed 

FWA development. Most represent either substantial or significant harm. By comparison the 

only real benefit arising from this development is the delivery of new urban housing in a rural 

part of Surrey, housing which is not needed to meet an out-of-date Local Plan.  

 

Based upon such a clear preponderance of harm over gain in the planning balance, East 

Horsley and West Horsley Parish Councils believe that GBC must REFUSE this application.   
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For the avoidance of doubt, East Horsley and West Horsley Parish Councils reserve the right 

to submit further comments or representations in respect of application 22/P/01175 in the 

light of new evidence or documents becoming available, whether submitted 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 showing views 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 through Dawes Dene Farm. 

 

PHOTO2 This is taken from a well-used permissive footpath that runs along the contour 
of the hillside linking BW540 with FP88. It is around 100 metres east of Photo1. 

 

PHOTO3 This is taken at a well-known viewpoint on the same permissive footpath as 
Photo2, approximately 750 metres east of Photo1.  

 

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

 

The long-distance photographs were all taken by East Horsley resident, Mr Rex Butcher, on 
24th August 2022 in mid-morning. 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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PHOTO2    Taken from permissive footpath 100 metres east of Photo1 
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PHOTO3        Taken from viewpoint 750 metres east of Photo1 

 

                     


