
Friday 14th June 2019 
645/A3/JJA 

Sarah Nash 
Clerk to Witley Parish Council 
Witley Parish Council 
Council Office 
Milford Village Hall 
Milford 
Surrey 
GU8 5DS 

By email only 

Dear Sirs 

Re: Witley Neighbourhood Plan  
Regulation 14 Consultation May/ June 2019 

I write with reference to the above. I act for Wates Developments Limited who, as you are aware, 
have an interest in the land at Coneycroft, Milford (site WNP12 in the Parish Councils site survey).  

As you will be aware para 13 of the NPPF (Feb 2019) is clear in that: 
‘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.’ My emphasis  

Para 29 of the NPPF continues:  
‘Neighbourhood plans should not promote less development than set out in the strategic policies for 
the area, or undermine those strategic policies.’ My emphasis 

Footnote 16 is explicit:  
‘Neighbourhood plans must be in general conformity with the strategic policies contained in any 
development plan that covers their area.’ My emphasis 

In the context of the above we note that Policy ALH1 of the Waverley Borough Local Plan (WBLP) 
Part 1 indicates that Witley (including Milford) should accommodate 480 dwellings over the plan 
period, which includes 180 on Land opposite Milford Golf Course (policy SS6 of the WBLP part 1 
refers).  

Whilst chapter 13 of the WBLP part 1 supports changes to the settlement boundaries and the 
removal of some land from the Green Belt within Milford, it also acknowledges that the precise 
boundaries for change to the Green Belt, along with any other minor adjustments to the settlement 
boundary, be undertaken in Local Plan Part 2. In doing so Plan 5 of the WBLP part 1 ‘Removal of 
land within Milford and Witley from Green Belt’ identifies the land at Coneycroft Milford as a ‘broad 
area of potential adjustment to the Green Belt boundary’. Policy RE2 of the WBLP part 1 reiterates 
this position.   
This strategic approach to development has been carried forward into the WBLP part 2. Map 4 of 
the WBLP Part 2 – Site Allocations and Development Management Policies Preferred Options 
Consultation – April 2018 shows both the existing and proposed Green Belt boundary for Milford. 

Paragraph 4.28 of the WBLP Part 2 Preferred Options Consultation – April 2018 suggests that there 
are 6 sites which are ‘suitable in principle’ for development in Witley (including Milford), which are 
expected to be able to deliver at least 247 dwellings over the Plan Period. This list as set out in Table 
7 includes the land at Coneycroft Milford which is said to be capable of developing up to 100 
dwellings pursuant to policy DS30. 
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Table 4 of the Green Belt Settlement Boundary Review Topic Paper (May 2018) which accompanied 
the WLLP2 Preferred Options Consultation – April 2018 was more detailed in its rational for removing 
the land at Coneycroft Milford from the Green Belt. It states:  
‘This site is promoted for development, and is in an area identified for potential release in the Green 
Belt Review. The site is an undeveloped field, which is relatively level and screened by a tree belt 
around much of its boundary, and is not prominent in long distance views. The A3 and A283 provide 
clear and defensible boundaries to prevent further encroachment into the countryside.’ 
 
Whilst we acknowledge that the WBLP part 2 is still in its infancy, it is clear from the WBLP part 1 
that the land at Coneycroft is an area where a potential adjustment to the Green Belt boundary is 
anticipated to accommodate further housing growth. The Witley Neighbourhood Plan (WNP) must 
therefore reflect this approach if it is to be ‘in general conformity with the strategic policies contained 
in any development plan that covers their area’ 
 
Policy ND1 of the Reg 14 WNP - ‘Broad Areas of Search’ indicates that  
‘As part of the preparation of the Waverley Local Plan Part 2, the broad area of potential adjustment 
to the Green Belt boundary identified by the blue asterisk on Figure 4.1 of this Plan must be 
considered by Waverley Borough Council, as an alternative option to those identified on Plan 5 of 
the Waverley Local Plan Part 1.’ 
 
This seeks to promote the development of the land associated with Secretts Farm. Para 4.4 of the 
Reg 14 WNP indicates that this site is ‘the community’s preferred location for residential-led 
development’ and that: 
‘Residential-led development in this location would have the benefit of delivering in full the remaining 
LPP1 housing requirement for the Parish on a single site, whilst also potentially providing, but not 
limited to, a new village park which would act as a 
SANG, space for new shops (including a new Secretts Farm Shop and café), space for other 
community facilities such as new sports facilities, and a rural business centre.’ 
 
In order to proceed to referendum a draft neighbourhood plan must meet the basic conditions set 
out in paragraph 8(2) of Schedule 4B to the Town and Country Planning Act 1990 as applied to 
neighbourhood plans by section 38A of the Planning and Compulsory Purchase Act 2004. The basic 
conditions include: 
a. have regard to national policies and advice contained in guidance issued by the Secretary of 
State; and 
e. be in general conformity with the strategic policies contained in the development plan for the area 
of the authority (or any part of that area). 
 
Paragraph: 070 Reference ID: 41-070-20190509 of National Planning Practice Guidance refers the 
reader to paras 13 and 29 of the NPPF as quoted above.  
 
Paragraph 074 Reference ID: 41-074-20140306 of National Planning Practice Guidance indicates 
that:  
‘When considering whether a policy is in general conformity a qualifying body, independent 
examiner, or local planning authority, should consider the following: 
•whether the neighbourhood plan policy or development proposal supports and upholds the 
general principle that the strategic policy is concerned with 
•the degree, if any, of conflict between the draft neighbourhood plan policy or development 
proposal and the strategic policy 
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•whether the draft neighbourhood plan policy or development proposal provides an additional level 
of detail and/or a distinct local approach to that set out in the strategic policy without undermining 
that policy 
•the rationale for the approach taken in the draft neighbourhood plan or Order and the evidence 
to justify that approach’ My emphasis 
 
Having regard to the above we would submit that the approach promoted by policy ND1 of the Reg 
14 WNP is contrary to the strategic policies contained in the WBLP Part 1 that covers the area, and 
to which the NP must confirm if it is to reflect the aims and objectives of the NPPF and meet the 
basic conditions, especially  conditions ‘a’ and ‘e’, as set out in paragraph 8(2) of Schedule 4B to the 
Town and Country Planning Act 1990 as applied to neighbourhood plans by section 38A of the 
Planning and Compulsory Purchase Act 2004. 
 
We would also question the extent to which the land at Secretts Farm is the community’s preferred 
location for residential-led development. To this end we note that figure 3 of the Neighbourhood Plan 
teams ‘Findings from the Exhibition of Sites Survey’ (30th September 2017), indicates that 46% of 
respondents placed the land at Coneycroft as their preferred choice when commenting on sites of 
30 – 99 dwellings, and that figure 1 shows it to have been the most popular of all the site, scoring 
considerably better than the land at Secretts Farm. 
 
In addition to the above we note that the Green Belt Assessment of August 2014 undertaken by 
AMEC on behalf of WBC as part of the evidence base supporting the WBLP part 1 is clear in part 2 
section 3 that whilst the area within which the land at Coneycroft sits (area C1) makes a contribution 
to the purposes for which the Green Belt is designated, area C17, within which the Secretts site is 
located makes ‘a significant contribution’, especially to the historic setting of Godalming, and the 
spatial separation of Godalming and Milford. To this end it concludes at para 3.1.6 that:  
‘Various parcels offer potential for development without significant harm to the Green Belt. Possible 
examples include land within segments C1, C3 and C15 which in all cases are characterised by 

local enclosure by well‐managed hedgerows and strong woodland edges associated with blocks of 
woodland and means that development could be accommodated with limited visual impact, although 
on plan this would contribute to the overall urbanisation of area in the vicinity of Milford. However, 
given the relationship with the existing developed areas that constitute Milford, and the significant 
degree of visual enclosure, taken together these parcels could be released without significant 
damage to the Green Belt, consequently justifying exclusion of the villages from the Green Belt 
and redefinition of the existing village boundary. Development on the southern and south western 
edges of Witley would constitute intrusion into open countryside.’ My emphasis 
 
It was as a result of the findings of the AMEC Green Belt Assessment that the areas chosen for 
removal from the Green Belt were identified and set out in Plan 5 of the WBLP part 1. 
 
We also note that the Local Plan Inspector at para 124 of his Report of February 2018 advised:  
‘Secretts Garden Centre has been suggested as an alternative to site SS6. [Milford Golf Course] 
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’ 
 
Furthermore WBC in their report to the Councils Environment Overview & Scrutiny Committee met 
on 22 October 2018 and to the Executive on the 31st October 2018 when commenting upon the 
intended publication of the draft Pre-Submission WBLP Part 2 state at para 2.10 that:  
‘As a result of the updated housing requirement, and further details of an alternative site coming 
forward, two proposed allocations within the AONB have been removed from the proposed 



4 

 

allocations. These are Land at Old Elstead Road and Land at Mousehill Mead. The two remaining 
AONB sites at Coneycroft and Land at Manor Lodge are deemed by Officers, supported by an 
independent Landscape Report, to be the least harmful in terms of AONB and Green Belt.’ 
 
Para 2.11 the report continues:  
‘There remains a body of support for allocating the land at Secretts as an alternative to sites within 
the AONB. However, the position in relation to this site remains as it was in the Local Plan Part 1 
Examination, namely that it is not in an area where the Green Belt Review specifically suggested 
that there is scope to take land out of the Green Belt.’ 
 
The Borough Councils support for the release and development of the land at Coneycroft, and their 
associated opposition to the development of the land at Secretts Farm is clear and the proposition 
set out within policy ND1 of the Reg 14 WNP is clearly at odds with this and cannot be said to be in 
general conformity with the strategic policies contained in the development plan for the area, or with 
the aims and objectives of national planning policy as set out in the NPPF. It thus fails the basic 
conditions set out in paragraph 8(2) of Schedule 4B to the Town and Country Planning Act 1990 as 
applied to neighbourhood plans by section 38A of the Planning and Compulsory Purchase Act 2004. 
 
As para 4.3 of the WNP suggests that part of NPG’s concern with the areas identified for removal 
from the Green Belt in the WBLP part 1 is in fact their location within the AONB and the associated 
impact development could have on the AONB, we would like to confirm that we have been in 
discussion with the Surrey Hills AONB Board about the development of the land at Coneycroft and 
have incorporated their comment into the overall design of the proposals.   
 
Wates also commissioned a Preliminary Landscape and Visual Assessment of the land at 
Coneycroft to identify any potentially significant effects residential development within the site would 
have on the site and surrounding landscape. This included an assessment of potential effects on the 
Surrey Hills AONB and on the London Area Green Belt. The enclosed Preliminary Landscape and 
Visual Assessment demonstrates that: 
‘Having reviewed existing landscape character assessments prepared by Natural England, Waverley 
Borough Council and the Surrey Hills AONB it has been noted that the site is nationally classified as 
part of NCA 120: Wealden Greensand (2013). More locally the site is classified as part of GP1: 
Frensham to Witley Common Wooded Greensand Plateau described in the SLCA and within 
“Greensand Plateau: Witley and Churt” as defined by the AONB. Importantly, the key characteristics 
of the site and its landscape context have been compared to the key characteristics of these LCA 
and to the features considered in the Surrey Hills AONB Management Plan to define the Special 
Qualities of the AONB and it has been assessed that the site is not particularly representative of 
these. It is also noted that part of the settlement of Milford, comprising relatively modern, generic 
and non-vernacular housing, is also within the designation, and has very few representative 
characteristics. 
The landscape assessment has concluded that there would be localised significant effects. All other 
effects would be less than significant. In the assessment of potential effects on the landscape 
character of the AONB it has been assessed that, whilst there would be a direct effect on the area 
of the site itself, the perception of landscape change on the wider AONB would be very limited due 
to the high degree of visual enclosure provided by retained, well-established shrubs and trees to all 
boundaries as indicated by the ZTV. The landscape assessment has determined that landscape 
effects on the wider AONB would not be significant and would be neutral and as such the Special 
Qualities of the AONB would be conserved.  
An assessment of potential effects on the designations of the Surrey Hills AONB has been 
undertaken utilising the policies and aims described in the Surrey Hills AONB Management Plan. 
The assessment concludes that the proposed development has been designed in accordance with 
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the strategies and guidance provided in the Surrey Hills AONB Management Plan. The proposed 
development would allow for enhancement of the landscape by appropriate management of both 
habitats and species within the site and by the addition of new tree and shrub planting along the 
boundaries of the site and within areas of open space and verges which would diversify the species 
and age range of existing trees. 
An assessment of potential effects on the Green Belt has been undertaken. The assessment 
indicates that the proposed development would have no effect on two of the four Green Belt 
functions, a relatively weak effect on the purpose of protection against encroachment and only a 
weak effect on the purpose of protection against sprawl.’ 
 
Wates has also been engaging extensively with Natural England through its Discretionary Advice 
Service.  As part of its SANG proposals, Wates propose providing a crossing point between the 
PRoW to the south of Coneycroft and the public footpaths east of A238 providing access to the 
village centre and the newly consented Eashing Lane SANG (GBC ref 18/P/01958 ) thereby 
facilitating improved use of this new facility for the local community1.  This will also include 
improvement to the local footpath network in conjunction with the Surrey Hills AONB ‘Surrey Cycle 
Hills’ initiative, as a result of the site lying adjacent to the south eastern boundary of the Elstead Loop 
as can be seen on the below plan 
 

 

                                        
1 Please see p15 of attached Site Promotion Document  
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Wates have also produced the enclosed promotional document to accompany their reps on the WBL 
Part 2, to demonstrate that: 

 The land at Coneycroft is well located to existing services and facilities in Milford;  

 The land at Coneycroft is a contained site, the development of which would have a minimal 
impact on the landscape character of the area; 

 A suitable and safe access, with a dedicated right turn lane can be achieved from the 
Guildford and Godalming bypass and enhanced pedestrian and cycle links to the village 
centre;  

 That the site is capable of delivering 100 dwellings with associated landscape buffers, SuDs 
features, noise mitigation measures, and ecological mitigation works.  
 

It is implicit within the attached promotional document that the development of this site will provide 
for the retention and enhancement of the existing tree belts and other landscape features that exist 
on the site wherever possible; provide for improvements to the existing cycle and pedestrian links 
between the site and Milford; and will be designed and landscaped to ensure no significant harm to 
the natural beauty of the AONB. 
 
In addition to the above we can confirm that:  

 A Preliminary Ecological Appraisal has been completed and confirms that the treeline, 
hedges, grassland and soil mounds provide good shelter and foraging opportunities for bats, 
birds, reptiles and insects. The species present will be confirmed by further survey work; 
however, given the habitats present it is unlike to support ecological features of any 
considerable importance. Mitigation for the effects of the proposals on any species present 
on site will be integrated into the proposals 
 

 Any proposed residential development within the site would incorporate detailed landscape 
proposals which would have regard to local character and protect the visual amenity of the 
site and surrounding countryside. Landscape proposals would include the following: 
• New mixed, native, tree and shrub planting along the boundaries of the site to reinforce 
existing, well-established trees and shrubs and to increase the effectiveness of these as a 
visual screen; 
• Provision of on-site play spaces; and 
• Provision of areas of open space suitable for recreational use. 
 

 The site is located within Flood Zone 1 and therefore has a less than 1 in 1,000 annual 
probability of river or sea flooding and is also at low risk of flooding from surface water. With 
this in mind the site is considered to be at low risk of flooding.  
 

 The site provides an opportunity to deliver a varied housing mix including detached, semi-
detached and terraced houses together with apartments, helping to create a vibrant 
community. 

 
 The development of the site will provide opportunities for improvements to local public 

transport infrastructure. Furthermore, the proposed site access arrangements include the 
provision of a pedestrian crossing facility that will link the site to the existing footway on the 
east side of the road that leads into the centre of Milford. The footway is currently overgrown 
and this will be addressed in connection with the development proposals. Potential also 
exists for the existing footway to be widened in order to provide a shared footway/cycleway. 
Access to the site by sustainable travel modes will form an important part of the Transport 
Assessment that will support the planning application. 
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We would be happy to meet with the Parish Council/ Neighbourhood Plan Group to discuss any of 
the above further if this would be of assistance. 
 
Yours sincerely 

Encl   
Promotional Document 
Preliminary Landscape and Visual Assessment 
 

  - Wates Developments Limited 




