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1) The site lies within the both the 0-400m buffer and the 400m to 5km zone of the Thames Basin Heaths 
Special Protection Area (TBHSPA). Policy A35 of the Local Plan Strategy and Sites requires Bespoke 
SANG to avoid adverse effects on the integrity of the SPA. The applicant has failed to provide sufficient 
information to demonstrate that appropriate mitigation of the air quality and recreational impact of the 
application proposal on the ecology of the Thames Basin Heaths Special Protection Area and other 
important habitats and species  is achievable, contrary to LPSS Policy P5 and DMP Policy P6.

The proposed development fails to comply with Policy in that:

•Insufficient information has been provided on the full capital costings required to establish the SANG 
and details for its management in perpetuity to demonstrate that the mitigation is appropriately secured as 
required and as advised by Natural England
•Insufficient information has been provided to demonstrate that a sufficient quantum of bespoke SANG 
would be available for residents of the development, taking into account the extent of the minimum 28 
protected skylark plots that should be provided outside the usable SANG area.

Accordingly, the Local Planning Authority would not have been satisfied, had it remained the Competent 
Authority that there will be no likely significant effect on the Special Protection Area and is unable to 
satisfy itself that this proposal, either alone or in combination with other development, would not have an 
adverse effect on the integrity of the Special Protection Area and the relevant Site of Special Scientific 
Interest (SSSI). As such, the development would be contrary to Policies P5, ID4 and A35 of the Guildford 
Borough Local Plan: Strategy and Sites, 2019, LNPEN2 of the Lovelace Neighbourhood Plan and with 
saved Policy NRM6 of the South-East Plan 2009. For the same reasons, the development would fail to 
meet the requirements of Regulation 63 and 70 of The Conservation of Habitats and Species Regulations 
2017 as amended.
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2) Insufficient information on maintenance/capital costs and the endowment has been provided to enable 
assessment to ensure management of the BNG for 30 years can be achieved in a form to be approved by the 
Council, in accordance with DMP P7. 

3) From the information submitted with the application, the Local Planning Authority is not satisfied that 
there will not be a significant adverse effect on protected species from the proposed development. 
Specifically, without appropriate Bat and Invertebrate surveys, the Local Planning Authority does not 
currently have adequate information in order to determine that the favourable condition status of the local 
Bat and Invertebrate population will be maintained following the proposed development. The application is 
therefore contrary to Regulation 53 of The Conservation of Habitats and Species Regulations 2010 (as 
amended), policy P6 of the Local Plan: Development Management Policies and LNPEN2 of the Lovelace 
Neighbourhood Plan.

5) It has not yet been demonstrated to the satisfaction of the Local Planning Authority that development to 
facilitate publicly accessible open space to be used as a SANG to the southwestern part of the site, would 
not increase flood risk elsewhere. In the absence of a robust Flood Risk Assessment, it is not known if there 
would be any potential loss of floodplain storage or impedance of flood flow, which would have to be 
mitigated against. This would be contrary to Policy P4 and A35 (23) of the Guildford Borough Local Plan: 
Strategy and Sites (2019), Policy P10 of the Guildford Borough Local Plan: Development Management 
Policies (2023), the NPPF (2021) and Planning Policy Guidance.

6) It has not yet been demonstrated to the satisfaction of the Local Planning Authority that the significant 
traffic impacts from the development on the local transport network, in terms of highway safety, can be 
effectively mitigated. The proposed development is therefore contrary to LPSS Policies ID3 and A35, 
Section 8 of GBC’s Strategic Development Framework (2020) and Section 9 of the NPPF (2021). 
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7) In the absence of a completed planning obligation the development fails to mitigate its impact on infrastructure provision. This includes, but is not 
limited to the following:
• Transport mitigation, including but not necessarily limited to:

• contribution towards the Burnt Common Slips or suitable alternatives
• Old Lane Traffic Management Scheme
• Traffic calming to reduce vehicle speeds on Ockham Lane and other local roads
• a scheme for the monitoring of parking demand

• Transport sustainability measures, including but not necessarily limited to:
• Provision of a high frequency EV bus service
• “Access for All” improvements at both Horsley and Effingham Junction Railway Stations
• package of cycle route improvements inclusive of:
• improvements to Bridleway No. 98 and Footpath No. 99
• improvements to Bridleway No. 566
• improvements to Footpath No. 67
• Contributions towards off-site pedestrian and cycle enhancements
• Provision of a Travel Plan
• Provision of a Car Club
• Provision of a Mobility Hub 

• An obligation not to construct the consented In-Vessel Composing Facility
• Provision of SANG and its management and maintenance in perpetuity
• Contributions towards SAMM and the SAMM+ package
• The provision of 40% affordable housing
• The provision of self build units
• The provision of first homes as 25% of all affordable homes for Phase 1, with a review of take up prior to setting percentage for each further phase
• The provision of accommodation for older people
• The provision of 8 Gypsy and Traveller pitches
• Provision of early years and primary education facilities, on a site sufficient to accommodate a 3 form entry primary school
• Provision of a contribution for additional early years facilities if not on site, and secondary education facilities
• Provision of a health facility and/or equivalent contribution
• Provision of community buildings / spaces and provisions for ongoing management
• Provision of a space for a pop-up library or equivalent contribution
• A contribution towards the cost of police infrastructure and touch- down space within the development
• Provision and maintenance of playing fields, children’s play space and amenity space
• Delivery of a local centre, retail and employment uses and ongoing management
• Delivery of Energy Centre for FWA
• Preservation and management of skylark habitat with Skylark Strategy
• Provision of Community Trust
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