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17 June 2019 
 
 
 
Parish Clerk  
Witley Parish Council  
Council Office 
Milford Village Hall 
Milford 
Surrey 
GU8 5DS 
 
 
 
 
 
VIA EMAIL 
 
 
 
Dear Sirs,  
 
Representation to the Witley Neighbourhood Plan – Regulation 14 Consultation  
 
On behalf of Reside Developments Ltd (‘Reside’) we submit this representation to the Regulation 14 
consultation of the Witley Neighbourhood Plan (WNP). As the Parish Council and Neighbourhood Plan Steering 
Group are aware, Reside are promoting Land at Old Elstead Road, Milford for a residential development of 
approximately 45-48 new homes and support the preparation of a Neighbourhood Plan for the area.  
 
I append the following documents with this submission: 
 

 Appendix 1: Green Belt Assessment extract in relation to Land at Secretts Garden Centre (2014 
version);  

 Appendix 2: Landscape Visual Impact Assessment (LVIA), prepared by Barton Willmore (December 
2018 – to follow owing to file size); 

 Appendix 3: Natural England written response from Discretionary Advice Service (DAS) (April 2019);  

 Appendix 4: Letter to Waverley Borough Council (19th December 2018);  
 
Examination of Neighbourhood Plans  
 
The National Planning Policy Framework (2019) (NPPF) outlines at Paragraph 37 that: “Neighbourhood plans 
must meet certain ‘basic conditions’ and other legal requirements before they can come into force. These are 
tested through an independent examination before the neighbourhood plan may proceed to referendum”.  
 
The basic conditions relevant to neighbourhood plans are:  

a) having regard to national policies and advice contained in guidance issued by the Secretary of State, it 
is appropriate to make the order or neighbourhood plan; 

b) the making of the order or neighbourhood plan contributes to the achievement of sustainable 
development; 

c) the making of the order or neighbourhood plan is in general conformity with the strategic policies 
contained in the development plan for the area of the authority (or any part of that area); 

d) the making of the order or neighbourhood plan does not breach, and is otherwise compatible with, EU 
obligations; 

e) prescribed conditions are met in relation to the order or plan and prescribed matters have been complied 
with in connection with the proposal for the order or neighbourhood plan; 
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The NPPF also makes clear the importance of the hierarchy of plans.  For Waverley, the Neighbourhood Plan 
must be in conformity with Local Plan Part 1 (LPP1), and respect the strategic choices made at that time. 
Paragraph 13 of the NPPF outlines:  
 
“The application of the presumption has implications for the way communities engage in neighbourhood 
planning. Neighbourhood plans should support the delivery of strategic policies contained in local plans or 
spatial development strategies; and should shape and direct development that is outside of these strategic 
policies”. 
 
NPPF Paragraph 29 makes clear that Neighbourhood Plans must not undermine the strategic policies. Indeed, 
to reflect the appropriate scale and nature of Neighbourhood Plans, those which make allocations should 
consider opportunities for small and medium sized sites (Paragraph 69). There is no expectation for any 
strategic decisions to be made by Neighbourhood Plans.  Whilst the WNP does not make allocations, that was 
a choice made via LPP1; owing to the decisions made in LPP1 to make the appropriate small and medium 
allocations in the WNP area via Local Plan Part 2 (LPP2).  
 
Proposed Policies in the WNP  
 
As outlined above Reside support the emerging Neighbourhood Plan, including the overall Vision and 
Objectives for the Parish over the life of the plan. We outline below concerns in respect of the area of land and 
sites included in Policy ND1.  
 
Objection - Policy ND1 – Broad Areas of Search Housing Allocations – Land at Secretts  
 
As outlined, the WNP is not proposing to allocate sites for residential development, which will instead be 
undertaken by Waverley Borough Council (WBC) as part of Local Plan Part 2 (LPP2) (currently being prepared). 
WNP Policy ND1 – Broad Areas of Search outlines that an additional site should be considered by WBC as 
part of the Local Plan Part 2. This additional blue asterisk is located at Land at Secretts Garden Centre which 
was considered as a strategic site in Local Plan Part 1, but was not selected for allocation by WBC.  
 
Reside are concerned that the inclusion of this additional site, as a potential location for release from the Green 
Belt and allocation, in the WNP is not in compliance with Local Plan Part 1 (LPP1) and the corresponding 
evidence base. The NPPF states at Paragraph 29 that:  
 
“Neighbourhood planning gives communities the power to develop a shared vision for their area. 
Neighbourhood plans can shape, direct and help to deliver sustainable development, by influencing local 
planning decisions as part of the statutory development plan. Neighbourhood plans should not promote less 
development than set out in the strategic policies for the area, or undermine those strategic policies16.” 
 
Footnote 16 goes on to state: “Neighbourhood plans must be in general conformity with the strategic policies 
contained in any development plan that covers their area”.  
 
The inclusion of the additional site for consideration in the LPP2 is not considered to be in conformity with LPP1 
and therefore does not meet this policy of the NPPF. The continued inclusion of this site in the WNP may result 
in the plan not meeting the Basic Conditions Test and not being found sound by an Inspector.  
 
The evidence from LPP1 does not support the release of the Land at Secretts Garden Centre from the Green 
Belt (see Green Belt Assessment extract in Appendix 1) or for allocation in LPP1. The WNP does not appear 
to include any additional evidence supporting the potential release of the site from the Green Belt and allocation 
for residential development. The inclusion of the site as a potential location for further investigation is not 
considered to be supported by evidence. This could also result in the WNP not meeting the Basic Condition 
requiring plans to be in general conformity with the strategic policies contained in the development plan for the 
area.  
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The Inspector’s Report for LPP1 made clear the spatial strategy is sound, based on Milford being a large village 
near Godalming, and in respect of the strategic site release of Milford Golf Course (Policy SS6). This was not 
on the basis of any other strategic or major site. The Inspector endorsed ‘moderate levels of development’ 
(paragraph 64). The Inspector endorsed an approach which released the Golf Course as a strategic site, and 
consistent with the Green Belt Review evidence base, left smaller site releases to LPP2.  This entire approach, 
was based on a strategy of a single strategic site, and not two (indeed it was clear that the Golf Course was 
preferred).  Secretts Garden Centre was dismissed, owing to the evidence base and clear Green Belt sensitivity 
in this location (see Appendix 1, which concluded a ‘significant contribution’ to the Green Belt in this location). 
Paragraph 124 of the Inspector’s Report outlined: 
 
“Secretts Garden Centre has been suggested as an alternative to site SS6. However, it is also within the Green 
Belt, and is not a location that was specifically identified for release from the Green Belt in the Green Belt 
Review, so it is not a non-Green Belt alternative to allocation SS6. It is also less well related to the station. 
Whether it amounts to previously developed land, whether it is suitable for development, and what its capacity 
might be, are matters for separate consideration and are not for this report, but the allocation of site SS6 would 
not prevent previously developed Green Belt sites from being considered for redevelopment provided they were 
in accordance with the NPPF and the Local Plan”. 
 
We would strongly suggest that the Parish Council consider whether the inclusion of an additional asterisk over 
Land at Secretts Garden Centre results in an achievable potential allocation by WBC and the risk this could 
pose to the WNP being found sound by an Inspector. The only time Secretts Garden Centre should be 
reconsidered for development is via a complete Local Plan Review (conducted by WBC), although it is difficult 
to foresee how the evidence base on Green Belt Review would have altered substantially to justify its allocation.  
 
Support - Policy ND1 – Broad Areas of Search Housing Allocations - Land at Old Elstead Road  
 
In line with LPP1, Policy ND1 includes an asterisk over the Land at Old Elstead Road which is strongly 
supported by Reside. Reside made representations to the LPP2 consultations in Summer 2018. Concern was 
raised following this consultation on the location of a number of sites located in the Area of Outstanding Natural 
Beauty (AONB). Following this, Reside commissioned a Landscape and Visual Impact Assessment (LVIA) for 
Land at Old Elstead Road and other potential site allocations and have engaged with Natural England through 
their Discretionary Advice Service (DAS).  
 
The LVIA prepared by Barton Willmore (see Appendix 2) found that Land at Old Elstead Lane:  
 

 Has a limited visual envelope provided by a strong degree of physical and visual containment;  

 Medium landscape and visual capacity to accommodate residential development;  
 
This LVIA was shared with WBC in December 2018, the covering letter which summarises the findings is 
enclosed (Appendix 4).  
 
Following a submission to DAS and a site visit with Officers from Natural England, a formal written response 
was issued to Reside in April 2019 (see Appendix 3). In respect of Land at Old Elstead Road, Natural England 
made some key comments including: 
 

 “In terms of landscape mitigation for the proposed site we welcome the landscape led approach which 
should help identify a sympathetic scheme”; 

 
In respect of competing sites in Milford, Natural England commented that: 
 

 “there is concern that overall development within these sites will erode the intrinsic landscape qualities 
of the AONB. DS30 provides a rural separation from the A3 and provides a setting for Milford. DS27 is 
quite tranquil and currently provides an ‘edge’ to the residential development on the west side of 
Portsmouth Road. DS29 is heavily wooded and development here would result in a considerable loss 
of trees and character” 
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Based on the response from Natural England and the LVIA, Reside are preparing an updated masterplan for 
the Site including circa 48 residential dwellings. Once this has been finalised Reside will seek input from the 
Parish Council and WBC. 
 
Consultation Responses  
 
Through the process of preparing the WNP, a number of public consultations have been undertaken, including 
a survey on potential locations for housing development. We understand that this process has been an 
important influence in the decisions made by the Parish Council in respect of preferred housing sites.  
 
The results of the survey do however need to be considered in context and should take account of the 
responses both negative and positive. For example, Land at Secretts Garden Centre scored well in responses 
as a “good choice” for development (40%) but also received one of the highest scores as a “bad choice” at 
27%. Conversely, Land at Old Elstead Lane scored in the top 4 as a “good choice” for development (35%) and 
scored low as a “bad choice” at only 11%. Land at Old Elstead Lane therefore outperformed Land at Secretts 
Garden Centre and Highcroft, Petworth Road in this respect.  
 
Whilst the WNP is no longer allocating residential development sites, it is important that the resulting allocation 
chosen by WBC for the LPP2 reflect the local communities view of housing allocation sites and the Parish 
Council have a key role in achieving this for Milford and Witley.  
 
Conclusion  
 
Reside strongly support the emerging WNP and the inclusion under ND1 of the asterisk over the Land at Old 
Elstead Road, Milford. Reside have provided additional evidence (attached to this representation) including an 
LVIA prepared by Barton Willmore and advice from Natural England on this and competing sites (appended). 
This evidence, alongside previous representations made, further demonstrates the suitability of the Site for 
residential development and how the development of the site can minimise the impact on the AONB.  
 
We do however raise concern on the addition of a new asterisk under Policy ND1 at Land at Secretts Garden 
Centre. This addition is not considered to be supported by evidence and is not in conformity with LPP1. This 
could well result in an Inspector concluding that the Basic Conditions have not been met and therefore the 
WNP not being found sound. This would be a disappointing outcome and would not reflect the effort and time 
given to the WNP by the Parish Council and local community. We would suggest that this element of Policy 
ND1 is removed from the WNP prior to submission for examination.  
 
Yours sincerely, 

 

Enclosures:  
Appendices: 
 

 Appendix 1: Green Belt Assessment extract in relation to Land at Secretts Garden Centre (2014 
version);  

 Appendix 2: Landscape Visual Impact Assessment (LVIA), prepared by Barton Willmore (December 
2018 – to follow owing to file size); 

 Appendix 3: Natural England written response from Discretionary Advice Service (DAS) (April 2019);  

 Appendix 4: Letter to Waverley Borough Council (19th December 2018);  
*This will follow separately owing to the file size.  




