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Appendix 5- Extract from WHPC representations 2013
Guildford Borough Council – Local Plan Strategy and Sites Issues and Options October 2013
Extracts from GBC Summary and Responses document to West Horsley Parish Council Representations
Questions 1, 2 and 4
Respondent
Name
Q1
p289/300
West
Horsley
Parish
Council
(Sam
Pinder)

Q2 p
551>559

Comment

GBC Comment Response

GBC ACTIONS No. 1 - WHPC asks Guildford
Borough to
1) disregard the scoring against four criteria as
the basis for identifying Potential Development
Areas and delete all Potential Development Areas
in West Horsley
2) disregard the misnamed sustainability
assessment as it is really no more than a measure
of “proximity to facilities”
3) correct errors and inconsistencies in land
parcel assessments
4) correct errors in Settlement Profiles for West
and East Horsley
5) demonstrate with Draft Policies how Guildford
as Planning Authority would protect Green Belt
land, if released, from inappropriate
development
GBC ACTIONS No. 2 - WHPC asks Guildford
Borough to

This response has been referred to
Question 2 relating to reseach and
evidence.
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This response has been referred to be
addressed under Question 4, relating

West
Horsley
Parish
Council
(Sam
Pinder)

1) Draft a village (Identified Settlements) housing
density policy that requires any new
developments located on either brownfield land
or
released Green Belt land to match the character
and average density of the Settlement Area.
2) Update and make full use of the Residential
Design Guide which emphasises the need to
respect the character of the rural settlements
3) Apply the Landscape Character Assessment
within the new Draft Local Plan
GBC ACTIONS No. 1 - WHPC asks Guildford
Borough to
1) disregard the scoring against four criteria as
the basis for identifying Potential Development
Areas and delete all Potential Development Areas
in West Horsley
2) disregard the misnamed sustainability
assessment as it is really no more than a measure
of “proximity to facilities”
3) correct errors and inconsistencies in land
parcel assessments
4) correct errors in Settlement Profiles for West
and East Horsley
5) demonstrate with Draft Policies how Guildford
as Planning Authority would protect Green Belt
land, if released, from inappropriate
9

to mix and density of housing
developments.

We also note that they consider the
methodology not to be robust. We
will take this into consideration.
It should be noted that the
methodology for the study was based
on a review of other similar studies
and best practice, and is consistent
with the requirements of national
policy.
We note that the respondent considers
that there are inaccuracies in the
Settlements Profiles work. We will take
this into consideration

B) Evidence Base documents
The objectives ‘agenda’ having been reviewed,
WHPC then considered the Consultation
proposals and the methodology and strength of
supporting Evidence Base documents put
forward by Guildford Borough to justify its Issues
and Options proposals. Some immediate
conclusions were reached on the acceptability of
a number of the Evidence Base documents:
a) Guildford Borough Settlement hierarchy (July
2013) – this document does not provide a basis
for determining the housing needs of
each settlement and its capacity to accommodate
development in a sustainable way. Some of the
selected sustainability indicators (para 3.2),
e.g, places of worship, restaurants/cafes &
takeaways, are wholly inappropriate for
determining sustainability of a settlement. It is
noted in 3.2.1 that, “We have used number of
economic and social indicators to assess the
sustainability of each settlement. Please note
these are different to the sustainability indicators
used in our Sustainability Appraisal
Scoping Report”
WHPC queries whether any inspection of the
villages or infrastructure on the ground was ever
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We note that the respondent does not
regard the methodology of the
Settlements Hierarchy and Profiles
work to be suitable in terms of the
Horsleys, questioning the methodology
used. e will consider the comments
made.
We note that the respondent does not
have confidence in the Green Belt
and Countryside Study, in particular
with regard to the scorings system,
and that they consider the
methodology to lack robustness in
general.
We note that a detailed critique of the
study has been included in the
representation, and we will take this
into consideration.

carried out, albeit the “research” is applied to
support the many development areas proposed.
There is a significant difference in the scoring
between the Guildford Borough Green Belt &
Countryside Study Volume III (February 2013)
which records all the Guildford Settlements in a
“Hierarchy Assessment” table on page 166 and
the July 2013 version of the same assessment
published in Appendix C to the Guildford
Borough Settlement Hierarchy dated July 2013. In
February 2013 West Horsley North scored 17 and
West Horsley South 12. In July 2013 the two
Settlement Areas have been brought together as
West Horsley North and South and scoring has
risen to 23. The conclusion to be drawn from this
is that the figures have been altered to justify a
pre-conceived agenda to enable Potential
Development
Areas to be identified in West Horsley.
East Horsley also displays a scoring uplift from 28
in the February 2013
GBCS Volume III table to 40 in Appendix C of the
July 2013 Settlement Hierarchy.
The scoring system adopted to try and rank
settlements villages is bizarre and lacks any
credibility whatsoever. Why should different
sustainability indicators be selected for each
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assessment? WHPC strongly suspects the
indicators have been selected and later
manipulated to support targeted objectives.
The Appendix B Questionnaire when sent out did
not indicate that the information provided by
each village would form part of the Evidence
Base for a new Local Plan, with the results being
scored, weighted and ranked.
Notwithstanding the observations above, the
Parish Council was pleased to note in para 1.1.4
that, ”Planning for development enables us to
create
sustainable communities, as we can provide the
supporting infrastructure as part of it”
Guildford Borough Settlement Profiles (July 2013)
– the Parish Council notes from comparing the
profiles of West Horsley (section 31) with East
Horsley (section 9) that distances and compass
direction from Guildford are incorrect. West
Horsley is stated as being 11km north-east
of Guildford and East Horsley only 8km east of
Guildford. The compass direction for both
villages relative to Guildford, we believe is
approximately east north-east. West Horsley
Parish Council does not accept that ranking
villages using a misnamed “sustainability
indicators” and “functional scoring” approach
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with weightings, is a sound basis for directing
growth. Future capacity for sustainable growth
must be the key determinant. In West Horsley’s
case the limits to growth are a lack of facilities
and infrastructure (see Sections 6 and 9) which
must be respected.
The Conclusion statement in sections 31 and 9
stating, “In view of the proximity of the northern
part of West Horsley and the close relationship
between the two built up areas including the
sharing of facilities, East Horsley and West
Horsley North could be considered as one
continuous settlement”, whilst correct in fact is
(a) not how West Horsley residents feel about it
and (b) the statement totally overlooks that this
simply occurs because the two Parishes adjoin
each other on a common boundary along the
centre of Ockham Road North for approx 100
metres. THIS MUST NOT be taken as justification
for considering the two parts together to create a
small town. The same overlooking of facts error
is
compounded by Pegasus Planning in Volume IV
of the Greenbelt and Countryside Study within
the East Horsley section, particularly on the Stage
1, 2 & 3 Assessment maps where the quoted
areas in the key to these maps include land in
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both Parishes. The areas for East Horsley and
West Horsley MUST BE SEPARATED and
attributed to each
Parish for complete accuracy. The Parish Council
sent a letter dated 13th September 2013 to
Guildford Borough enclosing a Schedule of
Corrections / comments. This document is
repeated in Appendix I.
Two additional comments must be added to the
Form and Character paragraphs of section 31
West Horsley. These are:
Form – the northern Settlement Area of West
Horsley does adjoin East Horsley but this is
simply due to the Parish boundary running from
The
Drift /East Lane roads junction down the middle
ofOckham Road North until it turns westward
along the southern boundary of Glenesk
Preparatory School.
Character – to the west of the northern
Settlement Area and the houses in Northcote
Road and Northcote Crescent, the parish is
characterised by
open green belt countryside. Outside the
Settlement Area, a number of dwellings are laid
out linearly with one small cul-de-sac on the
north side of East Lane. The southern end of Long
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Reach comprises Victorian semi-detached
cottages on the eastern side with two 1960’s
rural district council
cul-de-sacs, Woodside and Farleys Close after
about quarter of a mile.
c) How Many New Homes? – no firm figure for
the number of new homes required per annum in
the Borough up to 2030 is identified in this
Background paper. Eleven different options are
cited. It is fundamental that a total number of
homes per annum figure is identified with
supporting up to date Market Assessment
evidence.
d) Green Belt & Countryside Study Volumes I to
IV– “The purpose
of the Study is to identify the most suitable and
sustainable areas for the Borough’s future
housing and economic growth, if sufficient land
cannot be identified within the existing urban
areas or villages.” ( Vol I - 2.1 Introduction)
WHPC takes the view that the criteria,
methodology and results are seriously flawed
and that Volumes 1, 2 and 3 contain highly
questionable and challengeable findings which
cannot be taken forward as meaningful well
researched evidence to support Plan proposals
and later decision making, e.g. a methodology
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which applies a scoring system that is at odds
with the overall purpose of Green Belt
or the value of specific sites. This scoring system
tries to score each individual land parcel using a
tick box approach that uses very narrow criteria
and misses the point of designation in many
instances. For instance a land parcel (s) that is
crucial to preventing settlements from merging,
plus restricting sprawl, may score 2 and be
treated as a candidate for development. The
basis for suggesting the more criteria a land
parcel
meets, the greater its contribution to the
Metropolitan Green Belt, is highly questionable.
Amazingly the study scores undeveloped Green
Belt land as less important to preventing
“encroachment”, and thus less valuable and
potentially more suitable for development.
From research reading of the Coventry Green Belt
study, it is noteworthy that areas free from
development play a significant part in preventing
encroachment of countryside.
e) Sustainability - The study advocates that Green
Belt land close to settlements is at risk by
misrepresenting sustainability as “distance from
facilities”. The brief clearly states that the agreed
criteria for assessing sustainability of areas
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should include “opportunities for integration and
securing infrastructure”, and also a “location’s
contribution to the quality and value of
landscape character in the borough”. The
identification of
potential development areas and rankings, it is
submitted, would have been very different if the
contribution from the quality and value of
landscape character had been one of the
sustainability criteria. This is a significant
oversight on the part of the appointed
consultants.
f) Land Parcels / Evidence of Land Availability the Parish Council has received many questions
from residents asking how land was deemed to
be available and how this had been researched.
Much greater transparency is required on this
aspect. There also appears to be an inconsistent
approach in the Study for assessment of land
parcels. Some
parcels are ruled out due to environmental or
access constraints but not others.
g) Green Belt - the National Planning Policy
Framework (9/79 to 92) requires decisions to be
taken as to which villages should be included
within the Green Belt due to the contribution
their “open character” makes to the openness of
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the countryside and those which should be
excluded
from the Green Belt or given a Green Belt
Boundary and protected using other measures
such as conservation area or appropriate
development
control policies.
The flawed methodology for identifying
“Potential Development Areas” in the Green Belt
and Countryside Study has removed what little
faith, if
any, WHPC had in the methods applied to
determine which villages should be given Green
Belt boundaries.
WHPC seeks a clear explanation of how any
village land proposed for
removal from the Green Belt will be protected
from inappropriate development, especially now
and for at least the next two years when
Guildford has to rely on the ‘Saved 2003 Local
Plan’ to defend the identified settlements. A
similar view applies to dealing with out of
character development in the countryside and
protecting the Green Belt and countryside edge.
The Surrey Hills Area of Outstanding Natural
Beauty (AONB) has key attributes which will
enable its defence against
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out of character proposals to build there.
Additionally, WHPC is aware that the Area of
Great Landscape Value on the south side of the
A246 and open Green Belt land taking in
Hatchlands and theWest Horsley Place estate is
currently under consideration by Natural England
for upgrading to AONB status.
WHPC does not support the split proposed in the
Consultation between conforming to distinctive
character or being innovative. Be it traditional or
modern, a building should be appropriate for its
setting and enhance the character of the area.
Q3 p354
>357
West
Horsley
Parish
Council
(Sam
Pinder)

1) Draft a village (Identified Settlements) housing
density policy that requires any new
developments located on either brownfield land
or released Green Belt land to match the
character and average density of the Settlement
Area.
2) Update and make full use of the Residential
Design Guide which emphasises the need to
respect the character of the rural settlements
3) Apply the Landscape Character Assessment
within the new Draft Local Plan.

19

We note your support for a housing
density policy for the villages
(Identified Settlements) that requires
"any new developments located on
either brownfield land or released
Green Belt land to match the character
and average density of the Settlement
Area". This best matches option four
• We could take a more flexible
approach and assess each site on a
case by case basis having regard to the
character of the surrounding area and
the sustainability of the location.

West Horsley Parish Council has strived for many
years to retain its stock of small dwellings by use
of the current 2003 Local Plan policies.
Regrettably changes to Permitted Development
rules by the previous Government have only
helped owners / developers to get around Small
Dwellings retention policies.
The Parish requires a mix of home sizes to meet
the community’s needs.
In particular there is a proven demand for a
limited amount of affordable housing (Parish
Plan 2007/08) and the success of the Weston Lea
small
homes development in the 1980’s leads the
Parish Council to think this might be replicated at
a suitable location within the Parish. People who
have brought up their families in the Horsleys
20

We will consider a specific policy for
the identified settlements as we
produce the draft local plan.
The Landscape Character Assessment
will be used alongside other evidence
base documents and documents such
as the Residential Design Guide to help
inform the sites in the emerging Local
Plan as well as any planning
applications that are submitted.
Your support for neighbourhood plans
is also noted. The Council is
supportive of neighbourhood plans
and two are already being brought
forward in Burpham and Effingham.
Using brownfield sites first is our
priority however our research shows it
is
unlikely that there will be enough
capacity on brownfield sites to
accommodate all of the homes we are
likely to need in the plan period.
Therefore we believe we will need to
review the green belt boundaries.

and are now nearing retirement or are retired, do
not necessarily want to move away from the
area. However, there is a shortage of smaller
homes for them to downsize into, thus releasing
the larger family homes for young families to
move
into from, say, the London suburbs. WHPC is
planning to undertake a housing needs survey
early in 2014 which may well form the basis of a
Neighbourhood Plan for West Horsley.
West Horsley Parish needs a balanced mix of
homes to continue to meet local needs.
Encroachment into the Green Belt must be
avoided except in very special circumstances
(NPPF Protecting Green Belt Land 9 / 79 to 92)
but only after ALL possible alternatives have
been thoroughly and publicly investigated .
Any development, wherever it is located in the
Borough, must enhance the historic and green
character of Guildford and create distinctive
communities that not only bring people together
but produce a balanced community suitable for
all ages.
The Parish Council surveyed both Settlement
Areas in October 2013 and found that the current
density is just fewer than 10 dwellings per
21

Your support for option 4 "we could
take a more flexible approach and
assess each site on a case by case basis
having regard to the character of the
surrounding area and the sustainability
of the location" is noted.

Your concerns that the proposed
density of 30 dph for extensions to
villages and that this would be “totally
out of character with the low
density open character of both north
and south Settlement Areas of
West Horsley Parish” is noted.

hectare. Of the 1111 dwellings in the Parish, 388
are actually located outside the two Settlement
Areas.
Density of new development should be decided
on a case by case basis according to the character
of each village and the surrounding area. The
high density figure of 30 dwellings per hectare
selected by Pegasus Planning in the Greenbelt
and Countryside Study to calculate a capacity for
all seven of the identified Potential Development
Areas in West Horsley is an urban estate density
that would be totally out of character with the
low density open character of both north and
south Settlement Areas of West Horsley Parish.
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Appendix 6- Summary of proposed Green Belt boundaries considered to be non defensible

23

24

25

Appendix 7- Appendix 6 of the Proof of Evidence submitted to the Public Inquiry for Wisley Airfield
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